2017/18

12 April 2018

DEVELOPMENT CONTROL COMMITTEE
A meeting of the Development Control Committee will be held on TUESDAY
24 APRIL 2018 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 6.00 pm.

David Hagg
Chief Executive
Please Note:
i. This meeting will be filmed for live or subsequent broadcast via the Council’s
internet site (www.stroud.gov.uk). By entering the Council Chamber you are
consenting to being filmed. The whole of the meeting will be filmed except
where there are confidential or exempt items, which may need to be considered
in the absence of the press and public.
ii. The procedure for public speaking which applies to Development Control
Committee is set out on the page immediately preceding the Planning Schedule.

AGENDA
1

APOLOGIES
To receive apologies for absence.

2

DECLARATIONS OF INTEREST
To receive Declarations of Interest in relation to planning matters.

3

MINUTES – 20 MARCH 2018
To approve and sign as a correct record the minutes of the Development
Control Committee meeting held on 20 March 2018.

4

DEVELOPMENT CONTROL – PLANNING SCHEDULE
(Note: For access to information purposes, the background papers for the
applications listed in the above schedule are the application itself and
subsequent papers as listed in the relevant file.)
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24 April 2018
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4.1

LAND NORTH WEST OF BOX ROAD, CAM, GLOS (S.17/1366/OUT)
Outline permission for up to 90 residential dwellings with public open space,
landscaping, sustainable drainage system (SuDs), additional parking facilities
for Cam and Dursley Railway Station and vehicular access point from Box
Road. All matters to be reserved with the exception of the main site access.

4.2

LAND ADJACENT TO BOX ROAD AVENUE, CAM, GLOS (S.17/0964/OUT)
Outline planning application for up to 36 dwellings and associated access, all
other matters reserved.

4.3

LAND ADJACENT TO SOUTHWOLD, BOURNSTREAM, WOTTON-UNDEREDGE, GLOS (S.17/2688/FUL)
Change of use of agricultural land to residential use and the erection of a
temporary dwelling (C3) subject to an agricultural occupancy condition.

4.4

4 COURT ORCHARD, PAINSWICK, STROUD, GLOS (S.18/0217/FUL)
Demolition of existing dwelling, and the erection of three bungalows
(retirement housing for over 55s) (386630 - 209516).

4.5

THE
BUNGALOW,
WALLOW
GREEN,
HORSLEY,
GLOS
(S.18.0322/HHOLD)
Extension and renovation of existing bungalow, part 2 storey extension, part
first floor and ground floor extension. Demolition of the existing garage and
lean to extension. Removal of the existing roof and some external walls
(383816 - 198871).

Members of Development Control Committee 2017/18

Councillor Tom Williams (Chair)
Councillor John Marjoram (Vice-Chair)
Councillor Dorcas Binns
Councillor Chris Brine
Councillor Miranda Clifton
Councillor Nigel Cooper
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Councillor Jim Dewey
Councillor Haydn Jones
Councillor Jenny Miles
Councillor Dave Mossman
Councillor Gary Powell
Councillor Mark Reeves
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DEVELOPMENT CONTROL COMMITTEE
20 MARCH 2018
6.00 pm – 8.35 pm
Council Chamber, Ebley Mill, Stroud

3

Minutes
Membership
Councillor Tom Williams (Chair)
Councillor John Marjoram (Vice-Chair)
Councillor Dorcas Binns
Councillor Chris Brine
Councillor Miranda Clifton
Councillor Nigel Cooper
P = Present
A = Absent

Councillor Jim Dewey
Councillor Haydn Jones
Councillor Jenny Miles
Councillor David Mossman
Councillor Gary Powell
Councillor Mark Reeves

P
P
P
P
P
P

Officers in Attendance
Planning Manager
Team Manager (Development Management)
Senior Planning Officer

P
A
A
A
P
P

Solicitor and Deputy Monitoring Officer
Democratic Services Officer

Other Members in Attendance
Councillor Braun
DC.035
APOLOGIES
Apologies were received from Councillors H Jones, Miles and Mossman.
DC.036
DECLARATIONS OF INTEREST
There were none.
DC.037

MINUTES – 13 FEBRUARY 2018

RESOLVED That the Minutes of the meeting held on 13 February 2018 are
accepted as a correct record.
DEVELOPMENT CONTROL PLANNING SCHEDULE
Representations were received and taken into account by the Committee in respect of
applications:
1

S.17/1231/FUL

2

S.17/2843/REM

3

S.17/1987/OUT

Late pages on all applications had been circulated to committee prior to the meeting and
were also available at the meeting.
Development Control Committee
20 March 2018
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DC.038

PENN WOOD LODGE, WOTTON ROAD, KINGSWOOD. S.17/1231/FUL

The Senior Planning Officer presented this item. The proposal is for a new build 80 bed,
two storey care home with a basement for the kitchen and laundry. It is outside the
settlement boundary and would have an urbanising effect contrary to the Stroud District
Local Plan and the Kingswood Neighbourhood Development Plan. Connection to the
village is not satisfactory which demonstrates the countryside location. Gloucestershire
Highways are satisfied that additional movements of vehicles would not have a severe
impact on the local network. Committee were also updated on late pages and the
number of bed spaces allocated within the Local Plan.
Councillor Williams, Chair, explained that as the site was situated within one ward and a
different parish, he was allowing ward members from both Wotton-under-Edge and
Kingswood wards and Kingswood Parish and Wotton Town Council to speak.
Councillor Braun, ward member for Wotton-under-Edge spoke in support of the
application. She explained that there was a commitment to meet a need of 950 care
beds within the district, this facility would provide new updated facilities for dementia
suffers, it would be more homely and less like an institution. Highway issues had been
resolved and Wotton Town Council would support the application which reflected the
views of local people.
Mr. Rockey of Kingswood Parish Council spoke and explained that there had been two
consultation events and parishioners were divided. Road safety was an issue, although a
contribution towards number plate recognition cameras (ANPR cameras), would help
with highway safety.
Mr Gordon Asher (applicant) and a local resident Prof Gordon Wilcock spoke in support
of the application, this would improve the quality of life for people in the home, the old
building would be renovated into 32 apartments and would be an important contribution
to the need for people in the community, these facilities would bring health and social
benefits to the community.
Officers answered Members’ questions.
Councillor Reeves proposed a motion to support the officer recommendation for refusal
of the application, this was seconded by Councillor Cooper.
Members debated the application.
On being put to the vote there were 4 votes in favour of refusal and 5 votes against.
Councillor Brine proposed a motion to approve the application, which was seconded by
Councillor Powell.
The Planning Manager asked Members for specific planning reasons for approval of the
application as not quoting specific reasons could leave the Council open to legal
challenge. She explained that it was an acceptable scheme from a highways point of
view and had followed the call in procedure correctly.
Members were not clear on the reasons and the Chair asked Councillor Brine to withdraw
his proposal to give an opportunity to defer and bring the application back to a future
meeting. This was not accepted by Councillor Brine and Members discussed the
reasons.
Development Control Committee
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Councillor Dewey then highlighted core policy CP2, paragraph 2.72 of the Stroud District
Local Plan and the unmet need. The site was also adjacent to the settlement and not
isolated. Councillor Brine agreed and outlined that he considered there was an unmet
district wide need for care beds which outweighed the harm.

There was concern that approving the application was against the District Council’s Local
Plan and Kingswood Development Plan.
The Planning Manager explained that if Members wished to approve the application,
delegated authority to give the permission appropriate conditions could be given to
officers in consultation with the Chair and Vice Chair of Committee.
On being put to the vote, there were 5 votes in favour and 4 votes against the motion as
proposed by Councillor Brine and seconded by Councillor Powell, with reasons
highlighted by Councillor Dewey. Delegated authority would be given to officers to
approve with appropriate conditions in consultation with the Chair and Vice Chair of
Committee.
RESOLVED To delegate authority to officers to GRANT PERMISSION for the
application (S.17/1231/FUL) as outlined by Members, in consultation
with the Chair and Vice Chair.
The Chair adjourned the meeting at 7.00 pm resuming at 7.15 pm
DC.039

LAND WEST
S.17/2843/REM

OF

STONEHOUSE,

GROVE

LANE,

WESTEND.

The Senior Planning Officer presented this application and apologised that the Principal
Planning Officer was unable to attend. He updated Members on the description of the
development which was primary infrastructure, part of the spine road, drainage and
green infrastructure adjacent to H21 at the Oldends Lane end of the land West of
Stonehouse allocation. Highways were satisfied with the technical details and the
biodiversity and ecology officer is satisfied with the landscaping.
The Officer’s recommendation was updated to approve subject to a further consultation
period to cover an updated press advertisement.
There were no public speakers.
Members asked questions on the footpaths and grass verges around the site and if there
would be the facility for the use of pushchairs, wheelchairs and pedestrians.
Councillor Brine proposed a motion to accept the officer’s recommendation which was
seconded by Councillor Cooper.
On being put to the vote there were 8 votes in favour of approval and 1 abstention.
RESOLVED To APPROVE, subject to further consultation period, the primary
infrastructure, reserved matters of this part of the site, from the
outline permission S.14/0810/OUT.
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DC.040

DUDBRIDGE INDUSTRIAL ESTATE, DUDBRIDGE ROAD, STROUD.
S.17/1987/OUT

The Planning Manager introduced this application, updating Members on the late pages
received. The Chair adjourned the meeting for Members to familiarise themselves with
the late pages.
Members asked the question of having a deadline date/time for late pages. The Solicitor
explained that this would not be possible as all material considerations relating to
applications had to be taken into account; any late representations could contain material
considerations, which if not taken into account would leave the decision open to legal
challenge.
Following a 15 minute adjournment at 7.25 pm the meeting resumed at 7.40 pm.
The Planning Manager explained the site and buildings; this was a hybrid application with
full planning permission for a discount supermarket and outline permission for 130
residential units. Clarification had been received that there were no objections from the
Environment Agency, the Canal Team, the flood authority and the Water Services
Engineer. Historic England were concerned about the impact on the conservation area.
This application was exempt from the Community Infrastructure Levy (CIL), a contribution
towards community projects would not pass the legal tests.
Public speaking took place, and the Agent spoke in support of the application, explaining
that this was a constrained site which was contaminated by past use. The Local Plan
focuses development on brownfield land. They would retain the important historic
buildings and this would be a high quality bespoke scheme which would alleviate the
flood risk, bring new jobs and provide 130 houses to the local area. He urged Committee
to grant permission.
Members asked questions relating to traffic and the pressure on Sainsbury’s roundabout,
the industrial buildings being converted to residential, flooding issues, light pollution,
reuse of bricks from the site, electric charging points in the car park of the supermarket
and the retention of the historic facia of the building facing the bypass. They were
disappointed that there was no affordable housing provision on the site. Officers
explained that government policy in relation to vacant buildings credit meant that it was
not possible to ask for this.
Councillor Powell proposed a motion to accept the officer’s advice to Grant Permission.
This was seconded by Councillor Brine.
On being put to the vote there were 8 votes in favour the grant permission and 1 against.
RESOLVED To GRANT PERMISSION for the hybrid application for a retail
foodstore submitted in Full and residential development submitted in
Outline.
The meeting closed at 8.35 pm.

Chair
Development Control Committee
20 March 2018
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Stroud District Council
Planning Schedule

24th April 2018

In cases where a Site Inspection has taken place, this is because Members felt they would be
better informed to make a decision on the application at the next Committee. Accordingly the
view expressed by the Site Panel is a factor to be taken into consideration on the application
and a final decision is only made after Members have fully debated the issues arising.
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Procedure for Public Speaking
The Council have agreed to introduce public speaking at meetings of the Development Control
Committee.
Public speaking is only permitted on those items contained within the schedule of applications. It is not
permitted on any other items on the Agenda. The purpose of public speaking is to emphasise comments
and evidence already submitted through the planning system. Speakers should refrain from bringing
photographs or other documents as it is not an opportunity to introduce new evidence.
The Chair will ask for those wishing to speak to identify themselves by name at the beginning of
proceedings. There are four available slots for each schedule item:Ward Councillor(s)
Town or Parish representative
Spokesperson against the scheme and
Spokesperson for the scheme.
Each slot (with the exception of Ward Councillors who are covered by the Council’s Constitution) will not
exceed 3 minutes in duration. If there is more than one person who wishes to speak in the same slot, they
will need either to appoint a spokesperson to speak for all, or share the slot equally. Speakers should
restrict their statement to issues already in the public arena. Please note that statements will be recorded
and broadcast over the internet as part of the Councils webcasting of its meetings; they may also be used
for subsequent proceedings such as an appeal. Names may be recorded in the Committee Minutes.
The order for each item on the schedule is
1. Introduction of item by the Chair
2. Brief update by the planning officer.
3. Public Speaking
a. Ward Member(s)
b. Parish Council
c. Those who oppose
d. Those who support
4. Member questions of officers
5. Motion
6. Debate
7. Vote
A copy of the Scheme for Public Speaking at Development Control Committee meetings is available at
the meeting.
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Parish

Application

Item

Cam Parish Council

Land North West Of, Box Road, Cam.
01
S.17/1366/OUT - Outline permission for up to 90 residential dwellings with public
open space, landscaping, Sustainable drainage system (SuDs), additional parking
facilities for Cam and Dursley Railway Station and vehicular access point from Box
Road. All matters to be reserved with the exception of the main site access.

Cam Parish Council

Land Adjacent To, Box Road Avenue, Cam.
02
S.17/0964/OUT - Outline Planning Application for up to 36 dwellings and associated
access, all other matters reserved.

North Nibley Parish
Council

Land Adjacent To Southwold, Bournstream, Wotton-Under-Edge.
03
S.17/2688/FUL - Change of use of agricultural land to residential use and the
erection of a temporary dwelling (C3) subject to an agricultural occupancy condition.

Painswick Parish Council

4 Court Orchard, Painswick, Stroud.
04
S.18/0217/FUL - Demolition of existing dwelling, and the erection of three bungalows
(retirement housing for over 55s) (386630 - 209516)

Horsley Parish Council

The Bungalow, Wallow Green, Horsley.
05
S.18/0322/HHOLD - Extension and renovation of existing bungalow, part 2 storey
extension, part first floor and ground floor extension. Demolition of the existing
garage and lean to extension. Removal of the existing roof and some external walls
(383816 - 198871)
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Item No:

01

Application No.
Site No.
Site Address

S.17/1366/OUT
PP-06028999
Land North West Of, Box Road, Cam, Gloucestershire

Town/Parish

Cam Parish Council

Grid Reference

375076,202009

Application
Type
Proposal

Outline Planning Application

Outline permission for up to 90 residential dwellings with public open
space, landscaping, Sustainable drainage system (SuDs), additional
parking facilities for Cam and Dursley Railway Station and vehicular
access point from Box Road. All matters to be reserved with the
exception of the main site access.
Recommendation Resolve to permit
Call in Request
Planning Manager
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Applicant’s
Details
Agent’s Details
Case Officer
Application
Validated

Gladman Developments
Gladman House, Alexandria Way, Congleton Business Park, Congleton,
CW12 1LB
None
Ceri Porter
23.06.2017

CONSULTEES
Comments
Received

Planning Strategy Manager (E)
Conservation South Team
Contaminated Land Officer (E)
Biodiversity Officer
Archaeology Dept (E)
Severn Trent Water Ltd (E)
Natural England (E)
Parish / Town

Constraints

Landfill Protection Zone
Within 50m of Listed Building
Neighbourhood Plan
Cam Parish Council
SAC SPA 7700m buffer

OFFICER’S REPORT
MAIN ISSUES
* Principle of development
* Design and appearance
* Residential Amenity
* Highways
* Landscape impact
* Contaminated land
* Public open space
* Affordable Housing
* Ecology
* Flood risk
* Archaeology and Heritage Assets
* Noise
* Obligations
DESCRIPTION OF SITE
The application site is approximately 3,6ha and located to the north west of Box Road and
comprises of a single agricultural field. The site is enclosed by mature hedgerows.
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To the north west of the site is the Coaley Junction site, to the north east is the agricultural
field with Cam & Dursley Railway Station beyond. To the south west are the residential
properties of Box Road Avenue and Box Road itself forms the south east boundary,
PROPOSAL
Outline planning permission is sought for up to 90 dwellings (including 30% affordable
housing), 0.9 ha of open space, a new car parking area to provide additional spaces for users
of Cam & Dursley Railway Station (approximately 40 spaces) and a new access onto Box
Road.
All other matters other than access are reserved for future consideration.
REVISED DETAILS
None
MATERIALS
Roof: For future consideration
Walls: For future consideration
REPRESENTATIONS
Statutory Consultees:
Severn Trent Water – No objection subject to conditions
Senior Contaminated Land Officer – Recommends full contaminated land condition
Senior Conservation Officer – Subject to detailed design the proposal could be acceptable
and result in no harm to heritage assets.
Senior Biodiversity Officer – No objection subject to conditions and Legal Agreement.
Cam Parish Council – Object. Application should be refused. The site is outside defined
settlement limits. There are concerns regarding flooding and drainage, environmental issues
and access. This, in addition with the 450 dwellings proposed opposite would have a
detrimental impact on the roundabout.
EHO – Recommend conditions re hours of operation and Construction Management Plan
Natural England – No objection subject to appropriate mitigation and contribution to the
Severn Estuary mitigation strategy once adopted.
County Archaeologist – No further archaeological investigation or recording should be
undertaken in connection.
LLFA – no objection subject to conditions.
Network Rail – No objection subject to informatives.
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Highways England – No objection.
Public: 56 letters of objection and comments are summarised as follows:
* The site is outside the settlement boundary;
* The area will become saturated – already had fair share of new housing;
* The road is struggling already;
* Greenfield site should not be built on;
* Huge traffic issues – more congestion will result;
* Lack of infrastructure – schools etc;
* Wildlife will be lost;
* The site floods;
* Loss of prime agricultural land;
* This is a green belt area;
* Box Road junction should have roundabout or lights.
NATIONAL AND LOCAL PLANNING POLICIES
National Planning Policy Framework.
Available to view
at:http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
Planning (Listed Buildings and Conservation Areas) Act 1990 Section 66(1).
Stroud District Local Plan.
Policies together with the preamble text and associated supplementary planning documents
are available to view on the Councils website:
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_forweb.pdf
Local Plan policies considered for this application include:
CP1 – Presumption in favour of sustainable development.
CP2 – Strategic growth and development locations.
CP3 – Settlement Hierarchy.
CP4 – Place Making.
CP5 – Environmental development principles for strategic growth.
CP6 – Infrastructure and developer contributions.
CP7 – Lifetime communities.
CP8 – New housing development.
CP9 – Affordable housing.
CP13 – Demand management and sustainable travel measures.
CP14 – High quality sustainable development.
EI12 – Promoting transport choice and accessibility.
ES1 – Sustainable construction and design.
ES2 – Renewable or low carbon energy generation.
ES3 – Maintaining quality of life within our environmental limits.
ES4 – Water resources, quality and flood risk.
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ES6 – Providing for biodiversity and geodiversity.
ES7 – Landscape character.
ES8 – Trees, hedgerows and woodlands.
ES10 – Valuing our historic environment and assets.
ES14 – Provision of semi-natural and natural green space with new residential development.
ES15 – Provision of outdoor play space.
The proposal should also be considered against the guidance laid out in:
Residential Design Guide SPG (2000)
Stroud District Landscape Assessment SPG (2000)
Planning Obligations SPD (2017)
Cam has been designated as a Neighbourhood Area however has not as yet submitted a
Neighbourhood Development Plan to the Council.
The application has a number of considerations which cover the principle of development and
the details of the proposed scheme which will be considered in turn below:
PRINCIPLE OF DEVELOPMENT
The Local Plan has been adopted and full weight should be given to its contents, in
accordance with paragraphs 12 and 15 of the NPPF. There is a presumption in favour of
sustainable development as applied locally through the policies contained within the Local
Plan. Consequently, decision makers should approve proposals that accord with the Local
Plan without delay, but should refuse proposed development that conflicts with the Local
Plan, unless material considerations indicate otherwise.
The housing requirement set out in the Local Plan is for the delivery of at least 11,400 new
homes during the Plan period (2006-2031). Current monitoring data demonstrates that the
minimum requirement will be exceeded, with a mix of greenfield and brownfield land
allocations, commitments and windfalls delivering this requirement, including headroom to
provide flexibility. The Council can also demonstrate more than a 5 years supply of housing.
In terms of affordable housing, the District Council has an agreed housing strategy and
house building programme to deliver a significant number of affordable homes, in excess of
the numbers that could be achieved simply through policy compliant market housing sites.
The Council can therefore demonstrate that the Local Plan will meet all housing supply
requirements and therefore that policies in the Local Plan are up-to-date.
The site is located at Cam a first tier settlement where housing and employment should be
concentrated in accordance with the Local Plan development strategy as set out in policy
CP3. However, the site is located adjacent to but outside settlement limits and therefore
development of this land is contrary to policy CP2 of the Local Plan.
Proposed development beyond adopted settlement development limits is subject to Core
Policy CP15. The development proposed does not satisfy any of the principles or criteria of
this policy and is therefore contrary to Core Policy CP15.
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It is acknowledged that the nearby Halt development on Box Road, recently completed, was
granted permission on appeal before the Local Plan was adopted and at a time when the
Council could not demonstrate a 5 year supply of land for residential development. Both
these circumstances have now materially changed. On the face of it, the proposed
development would involve the further unplanned extension of Cam into adjoining greenfield
land.
It should however be noted that at the appeal for the nearby site (The Halt) the Planning
Inspector concluded that the appeal site was in a sustainable location for development. It
must also be accepted that the application site, located close to the housing development at
The Halt, and opposite a major housing allocation, may not materially impact upon the
countryside or have a material impact on the landscape setting of Cam.
Given this, the location of the site outside settlement development limits needs to be
considered against the established sustainability credentials of the location and any benefits
associated with the proposal and the planning balance weighed accordingly.
DESIGN AND APPEARANCE
With the exception of the site access all other details of appearance, landscaping, layout and
scale are reserved for future consideration. Notwithstanding this the submitted Design &
Access Statement and illustrative master plan demonstrates that up to 90 dwellings could be
accommodated on the site comfortably, of a design and size to reflect the local vernacular.
RESIDENTIAL AMENITY
The proposed illustrative master plan indicates that there would be sufficient room to allow
minimum distances between existing and proposed dwellings to ensure privacy and amenity
are respected.
HIGHWAYS
The site access is the only matter considered as part of this application and the principle of
the development. The application also includes outline provision for additional train station
parking within the site boundary to alleviate existing parking demand generated by the
station.
It is noted there have been a number of objections regarding traffic generation and impact on
the local highway network and junctions related to highway safety impact, the site, scale and
parking. The traffic impact of the proposed dwellings has been extensively considered and
accepted following revised assessments of the combined future years junction impact of the
site including surrounding committed developments.
The site is within 250m walking distance of Cam and Dursley railway station providing regular
connections to Bristol and Gloucester with regular bus services from the station into Cam and
Dursley and surrounding settlements.
The site is also noted to be within reasonable cycle distance to the local shops and amenities
in Cam and Dursley.
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Box Road is a class 3 highway subject to a 30mph speed limit with street lighting and a
varying width footway along the site frontage side of the road to the railway station and on the
opposite side of the road to the southwest towards Cam. The use of sustainable travel
options by foot, cycle and public transport will be sought to be promoted with a conditioned
travel plan to include achievable but stretching targets to reduce estimated single occupancy
vehicle trips and increase sustainable mode share via different measures and local
improvements.
The submitted transport statement records that there have been no collisions directly around
the proposed site access in the past 5 years and this has been confirmed with a further
collision records check. There have been two collisions as reported in the transport statement
occurring at the Box Road/A4135 junction both generally being attributed to driver error and
the slight collision, causation unclear, involving two oncoming vehicles travelling north and
south on the A4315, rather than turning into or out of the Box Road junction does not
illustrate a highway safety issue on Box Road or the junction onto the A4315 for site traffic.
Following extensive consultation between the applicant's agent and the Local Highway
Authority suitable capacity modelling was provided from the site access onto the following
points surrounding the site to assess the highway impact:
* Box Road;
* Box Road/A4135 (Draycott Road) junction;
* A4135/Cam Pitch/Chapel Street/Noel Lee Way;
* Woodfield Road/Tilsdown/Cam Pitch; and,
* A38/A4135/St Johns Road junction.
The transport assessment of these surrounding highway junctions was made based on a
future years 2022 base traffic growth estimate, including committed developments such as
the 450 dwelling Millfields mixed use development traffic on the opposite side of Box Road
and the currently proposed 38 dwelling development site south of Box Road Avenue. The
junction capacity assessments were revised following Highway Authority checks.
The junction modelling of the proposed priority junction onto Box Road illustrated that the
impact would be minimal in the AM and PM peak hours and no queue length in 2022
accounting for committed developments and the proposed 38 dwelling development slightly
to the south.
The junction modelling for the priority Box Road/A4135 junction demonstrated that using
2022 as the base year with the surrounding developments and the application site traffic
using the upgraded junction resulting from committed development highway works would
remain within theoretical capacity with increasing queue lengths of between 1-2 vehicles. It
was noted that the junction capacity is restricted for right turn and north bound movements
with some northbound junction blocking observed, however further evidence of junction
operation by the agent did illustrate northbound vehicles could pass waiting right turning
vehicles into Box Road, with additional highway space to be provided by the committed
junction improvement works associated with the committed S.15/2804/OUT Millfields site.
However, as part of robust assessment further junction modelling was provided with blocking
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of northbound A4135 movements by northbound right turning Box Road movements. This
modelling demonstrated no impact on practical Ratio of Flow to Capacity (RFC) in the PM
period. The AM peak period experienced a more significant increase in RFC reducing
capacity from Box Road south resulting in a queue length increase of 6 vehicles and increase
in RFC north from Box Road or 3 vehicles queuing, and a 6 additional vehicles queuing
northbound from the A4135 through the junction and onto Box Road. This increase would not
be significantly detrimental to warrant refusal.
The A4135/Cam Pitch/Chapel Street/Noel Lee Way junction was found to have RFC's above
theoretical capacity in 2022 without the application site development traffic and nearby 38
dwelling site traffic, however including this traffic resulted in a limited maximum increase on
the Noel Lee Way arm and a maximum queue length increase of 7 vehicles on the A4135
High Street arm which again is not significantly detrimental to warrant refusal.
The transport assessment through trip distribution of the estimated site traffic based on
journey to work data illustrates that there would only be an expected 0.4% increase in traffic
on the Woodfield Road/Tilsdown/Cam Pitch resulting in an increase in 6 vehicles at this
junction during both the AM and PM peak hours with a negligible impact. This assessment
has been accepted and no further modelling was sought combined with the previous junction
impact, which would be further dissipated at this junction.
Finally the additional traffic impact on the A38/A4135/St John's Lane roundabout junction has
been assessed following revised modelling with the results showing that in the 2022 base
year development traffic with proposed mitigation works to the approach arms will improve
RFC capacity and queues of 44 to 40 vehicles in the AM and PM peaks respectively down
and queues of 1 vehicles on the A38 south arm. The mitigation works increasing capacity on
the St Johns Lane approach arm will reduce RFC and increase capacity from 5 queuing
vehicles in the AM and PM peaks to queues to 3 vehicles. No mitigation works are proposed
to the A4135 arm which only increases slightly in the PM peak, queues increase in the AM
peak by 10 vehicles and only 4 vehicles in the PM peak. Whilst the AM increase in queues is
noted it is accepted that proposed mitigation to the other junction arms significantly reduces
overall junction delay by approximately 58 seconds and therefore on balance with the
mitigation the highway impact of the development is not significant and generally improves
junction operation, including development and Cam traffic inbound on theA4135 especially in
the PM peak period. Given this, GCC Highways consider that the combined developments
would not result in a detrimental impact on the improved junction capacity to warrant refusal.
There is a potential issue with a widened carriageway on the northbound A38 arm for
pedestrians to cross however this would be reviewed at detailed design stage and would
demonstrate any necessary upgrading of the crossing.
The site access provides suitable visibility for the 30mph speed limit highway for emerging
site, however as shown by adjacent speed surveys a 56m visibility splay would be required.
In addition, suitable swept path plans illustrating two-way passing of the area refuse vehicle
and a box van have been provided on drawing 13.1 dated 01/12/17 and 13 Rev A.
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The proposed site access plans illustrate proposed improved footway along the site frontage
beside Box Road either side of the access meeting guidance 2m width. It will be sought by
condition that a continuous footway will be provided between the site frontage and Cam and
Dursley station entrance to the north and the existing footway south of the Box Road/A4135
junction with tactile drop kerb crossings up to 2m in width where possible within highway
extent.
The internal site layout including parking and site estate roads are reserved matters and not
for consideration as part of the is application, however will be required to be justified to
provide safe and suitable access, swept path tracking and parking provision based on
estimated demand.
The provisional travel plan is accepted to promote sustainable transport use and reduce
single occupancy vehicle traffic generated by the site based on the proposed measures
subject to monitoring and contingency measures.
The proposal includes additional parking facilities (circa 40 spaces) for Cam and Dursley
Railway Station. It is acknowledged that the current station car park, already extended, is
often full and this leads to overspill parking on Box Road. GCC Highways has confirmed that
the proposed car park would be welcomed and would represent an important benefit to the
railway station facility, encouraging more sustainable patterns of movement from Cam and
the surrounding area, and would provide a useful provision to address parking issues
generated by the station based on growing parking demand and alleviate potential parking
problems along Box Road.
Given the above, GCC Highways raise no objection subject to conditions as the proposal
would not result in a significant detrimental impact to warrant a refusal of planning
permission.
LANDSCAPE IMPACT
The application site is not the subject of any landscape designations and is located outside
the Cotswolds AONB. The site and its immediate surroundings contain no interesting or
unusual features.
The SALA Landscape Sensitivity Assessment 2016 identified the landscape sensitivity of the
site for a housing use as Medium and states that ‘housing development could be
accommodated on the west of Box Road preferably retaining and enhancing the adjoining
hedgerows and trees.
The proposal will result in a permanent change to the character of the application site
however it is located alongside Box Road Avenue, close to the new housing development at
The Halt, and adjacent to a major housing allocation. It is proposed to retain and enhance the
boundary hedgerows and trees. Consequently, and as identified within the submitted
Landscape and Visual Impact Assessment, the proposal would moderately affect the
countryside and would not have a material impact on the landscape setting to Cam.
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PUBLIC OPEN SPACE
The proposal includes 0.9ha of open space that equates to 25% of the overall site area. This
includes informal open space and an equipped children’s play area. The phasing
requirements for these elements and a long term maintenance and management plan for
these areas would be secured within any Section 106 legal agreement.
AFFORDABLE HOUSING
Policy CP9 of the SDLP requires 30% affordable housing with the units at a tenure mix basis
of 50% rented and 50% intermediate affordable housing. The proposal makes provision for
30% on-site affordable housing in accordance with this policy. Tenure mix would be secured
via a Section 106 legal agreement.
ECOLOGY
An Ecological Appraisal (Aspect Ecology, May 2017) and Farmland Bird Note, (Ecology
Solutions, September 2017) has been submitted in support of the application. The
Biodiversity Officer has reviewed the documents and is satisfied with the mitigation and
enhancement recommended. Conditions are recommended to secure such works and their
maintenance.
The site is within 7.7km zone where development has potential to result in increased
recreational impacts to the Severn Estuary SPA, SAC & Ramsar site. In such locations the
Stroud District Council Interim Mitigation Strategy for the Severn Estuary requires all new
housing developments to contribute £385 per dwelling towards mitigation projects or provide
a bespoke mitigation strategy. In this instance, the applicant has agreed to pay the relevant
contributions. This would be secured via a Section 106 Agreement.
FLOOD RISK
Representations have commented that there are flooding issues on the site however the site
is located within Environment Agency Flood Zone 1 (i.e. land being assessed as having a
less than 1 in 1000 annual probability or <0.1% chance of flooding) and the Lead Local Flood
Authority, concerned with localised flood risk, has raised no objection to the proposal in light
of the submitted information.
FOUL DRAINAGE
A Foul Drainage Analysis document has been submitted that clearly demonstrates how the
proposed development can be drained by discharging foul water flows to the public sewerage
network. The assessment carried out by Severn Trent Water confirms that this development
will not cause any detriment to existing levels of performance in the receiving sewerage and
sewage treatment systems. Matters relating to foul drainage have been properly assessed
and are comprehensively addressed in other primary legislation, meaning there is no impact
which would make the development unacceptable in planning terms in the absence of a
condition.
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ARCHAEOLOGY & HERITAGE ASSETS
The application site is adjacent to the site of the former Coaley Junction railway station and
its associated railway line. The station closed in 1968 and the branch line became a private
siding. The station buildings have since been demolished but the former goods shed
survives and this is grade II listed. This goods shed is an important survivor relating to the
historic social and industrial history of the locality. Furthermore, it is a local landmark building
and can been seen in its isolation from viewpoints along Box Road.
As an important historic building, and an important building within the landscape, it is
essential that the historic setting of the good shed is preserved. Whilst this does not preclude
any development in the adjacent field, any new development needs to be carefully
considered in order to have a minimal impact on the setting of the listed building. New
development should allow for the open setting of the goods shed to be maintained and
preferably enable long range views and an appreciation of the inherent character and
appearance of the historic asset.
Whilst the goods shed originally had development in its proximity, this was in the form of
other railway paraphernalia including the station and track. Residential development would
be at odds with this and therefore new development here needs to respect the context of the
goods shed and its historic environment.
It is considered that this proposal, with attention to detail, could be in accordance with
Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act that requires the
decision-maker to have special regard to desirability of preserving the building or its setting or
any features of special architectural or historic interest it possesses.
With regard to archaeology, an archaeological evaluation was undertaken by Cotswold
Archaeology that resulted in a negative evaluation with no significant archaeological remains
observed during the investigation. On this basis the County Archaeologist concludes that the
application site is unlikely to contain any significant archaeological remains and that no
further archaeological investigation or recording is required.
NOISE
A noise assessment for the proposed residential development with dominant noise sources
affecting the development site identified as the railway line, the M5 and Box Road. There is
also the potential for noise from the business element proposed as part of the North East
Cam approved allocation site on the opposite side of Box Road.
In policy terms, there is no presumption against development in places with high noise levels,
provided that the noise can be adequately mitigated taking into account the economic and
social benefits of the proposed scheme.
To ensure there will be no adverse impact upon residents, the Environmental Protection
Manager recommends that a noise mitigation scheme is submitted prior to commencement.
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PLANNING BALANCE & CONCLUSION
In terms of identified harm, the submitted application material, assessments and reports, find
no technical or environmental issues that would preclude development subject to planning
conditions and obligations.
The main issue is the conflict with the adopted SDLP. Whilst policy CP3 identifies Cam as a
Tier 1 settlement and a primary focus for growth and development to safeguard its strategic
role as an employment centre, the site is located outside settlement limits and as such
development of this land is contrary to policy CP2 of the Local Plan. In addition, the
development proposed does not satisfy any of the principles or criteria and is therefore
contrary to Core Policy CP15.
In terms of benefits, it must be acknowledged that the site would deliver new market housing
and provide a policy compliant level of affordable housing at 30% (up to 27 units). In addition,
the proposal offers the rare opportunity to deliver additional parking provision for users of
Cam & Dursley Railway Station to support growing parking demand and to alleviate existing
and potential future parking problems along Box Road.
The site is located outside the defined settlement boundary for Cam where the proposed
development is contrary to the SDLP, however, there are site specific circumstances and
material considerations in this case that are considered to outweigh the conflict with the
SDLP.
The application site is near The Halt development concluded to be a sustainable location by
the Planning Inspector at appeal. The site is located alongside an existing residential
development and directly opposite the North East Cam allocated site. Here the proposed
development would neither materially impact the countryside nor have a material impact on
the setting of Cam. Due to these exceptional circumstances it is difficult to identify what harm
development of this site would deliver to the strategic objectives and policies of the Local
Plan.
Whilst lack of harm is a neutral matter in considering the planning balance, this, in
combination with the established sustainability credentials for the location and the benefits of
the provision of affordable housing at policy compliant levels plus railway station parking to
relieve pressure on the existing parking facilities are afforded substantial weight that justifies
a departure from the SDLP in this instance.
OBLIGATIONS
Community Infrastructure Levy payment.
Affordable Housing – 30% (tenure: 50% rented/50% intermediate).
Provision of the surfaced and fenced car park.
Provision of onsite informal open space and an equipped children’s play area (including
phasing and maintenance).
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£385 per dwelling contribution to River Severn Estuary SAC/SP/Ramsar avoidance and
mitigation strategy.
REVIEW OF CONSULTATION RESPONSES
With regard to infrastructure, the CIL tariff money contributes to. It is considered that the
consultation responses have been addressed within the body of the report.
RECOMMENDATION
Permit subject to conditions and the signing of a S106 Agreement.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
Subject to the
following
conditions:

1.

Application for approval of the reserved matters shall be made to
the Local Planning Authority before the expiration of three years
from the date of this permission.
Reason:
To comply with the requirements of Section 92 of the Town and
Country Planning Act 1990.

2.

The development hereby permitted shall be begun either before
the expiration of three years from the date of this permission, or
before the expiration of two years from the date of approval of the
last of the reserved matters to be approved, whichever is the later.
Reason:
To comply with the requirements of Section 92 of the Town and
Country Planning Act 1990.

3.

Before any development is commenced, approval shall be
obtained from the Local Planning Authority in writing of the details
of the Appearance, Landscaping, Layout and Scale (hereinafter
called "the reserved matters").
Reason:
To comply with the requirements of Section 92 of the Town and
Country Planning Act 1990.
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4.

The development hereby permitted shall be carried out in all
respects in strict accordance with the approved plans listed below:
Drawing No. 61060/SLP – Location Plan– Received 15.06.2017
Drawing No 16-T142_13.1 – Swept Path Analysis – Site Access –
Received 04.12.2017
Drawing No.16-T142_13.2 - Swept Path Analysis – Site Access –
Refuse– Received 04.12.2017
Drawing No.16-T142_13.A - Swept Path Analysis – Site Access –
Refuse– Received 04.12.2017
Drawing No 16/T142 08 Rev C - Proposed Mitigation at A38 Bristol
Road Roundabout – Received 04.12.2017
Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.

5.

The junction improvement works to the A38/A4135/St Johns Lane
junction A38 south and St Johns Lane arms should be carried out
in general accordance with drawing 16/T142 08 Rev C prior to
occupation of the proposed dwellings.
Reason:
To minimise hazards and inconvenience for users of the
development by ensuring that there is a safe, suitable and secure
means of access for all people that minimises the conflict between
traffic and cyclists and pedestrians in accordance with the National
Planning Policy Framework paragraph 32 and policy CP13 of the
Local Plan.

6.

No works shall commence on the development hereby permitted
until a Travel Plan has been submitted to and agreed in writing by
the Local Planning Authority, setting out:
i. objectives and targets for promoting sustainable travel,
ii. appointment and funding of a travel plan coordinator,
iii. details of an annual monitoring and review process,
iv. means of funding of the travel plan, and;
v. an implementation timetable including the responsible body for
each action.
The approved Travel Plan shall be implemented in accordance
with the details and timetable therein, and shall be continued
thereafter, unless otherwise agreed in writing by the Local
Planning Authority.
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Reason:
To ensure that the opportunities for sustainable transport modes
are taken up in accordance with paragraphs 32 and 36 of the
National Planning Policy Framework.
7.

The vehicular access hereby permitted shall not be brought into
use until the existing roadside frontage boundaries have been set
back to provide visibility splays extending from a point 2.4m back
along the centre of the access measured from the public road
carriageway edge (the X point) to a point on the nearer
carriageway edge of the public road 56m distant in both directions
(the Y points). The area between those splays and the
carriageway shall be reduced in level and thereafter maintained so
as to provide clear visibility between 1.05m and 2.0m at the X point
and between 0.6m and2.0m at the Y point above the adjacent
carriageway level.
Reason:
To reduce potential highway impact by ensuring that adequate
visibility is provided and maintained and to ensure that a safe,
suitable and secure means of access for all people that minimises
the conflict between traffic and cyclists and pedestrians is provided
in accordance with the National Planning Policy Framework
paragraph 35 and policyCP13 of the Local Plan.

8.

No works shall commence on site (other than those required by
this condition) on the development hereby permitted until the first
15m of the proposed access road, including the junction with the
existing public road and associated visibility splays, has been
completed to at least binder course level.
Reason:
To minimise hazards and inconvenience for users of the
development by ensuring that there is a safe, suitable and secure
means of access for all people that minimises the conflict between
traffic and cyclists and pedestrians in accordance with the National
Planning Policy Framework paragraph 35 and policy CP13 of the
Local Plan.

9.

No development shall be commenced until details of the proposed
arrangements for future management and maintenance of the
proposed streets within the development have been submitted to
and approved in writing by the local planning authority. The streets
shall thereafter be maintained in accordance with the approved
management and maintenance details until such time as either a
dedication agreement has been entered into or a private
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management and maintenance company has been established.
Reason:
To ensure that safe, suitable and secure access is achieved and
maintained for all people that minimises the conflict between traffic
and cyclists and pedestrians in accordance with the National
Planning Policy Framework Framework and to establish and
maintain a strong sense of place to create attractive and
comfortable places to live, work and visit as required by paragraph
58 of the Framework.
10.

Prior to commencement of the development, a noise mitigation
scheme shall be submitted in writing to, and approved by, the
Local Planning Authority. The scheme shall detail measures to
ensure that the residential properties meet the following
standards:a) sound levels within habitable rooms during the hours of 07:00 –
23:00 shall not exceed 35 dB LAeq,16hour, with windows closed
but alternative means of ventilation provided;
b) sound levels within bedrooms during the hours of 23:00 – 07:00
shall not exceed 30 dB LAeq,8hour and 45 dB LAmax with
windows closed but alternative means of ventilation provided; and
c) sound levels within garden areas during the hours of 07:00 –
23:00 shall not exceed 55 dB LAeq,1hour.
Reason:
In the interests of the amenities of the occupiers of nearby
residential properties in accordance with Policies ES3 and CP14 of
the adopted Stroud District Local Plan, November 2015.

11.

No development shall take place within each phase of
development, including any works of demolition, until a
Construction Method Statement has been submitted to, and
approved in writing by, the local planning authority. The approved
Statement shall be adhered to throughout the construction period.
The Statement shall:
i. The parking of vehicles of site operatives and visitors;
ii. The unloading and loading of materials;
iii. The storage of plant and materials used in constructing the
development;
iv. Wheel washing facilities;
v. Measures to control the emission of dust and fine particulates
during construction;
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vi. A scheme for recycling/disposing of waste resulting from
demolition and construction works;
vii. Details of the site access/routeing strategy/signage during the
construction period
viii. Details of how it is intended to utilise 'best practicable means'
to minimise noise and vibration levels;
ix. A commitment to prohibit bonfires on the site during the
development
x. A scheme to demonstrate how it is intended to liaise with local
residents during the construction process, including how
complaints will be handled.
Reason:
To reduce the potential impact on the public highway and
accommodate the efficient delivery of goods and supplies in
accordance paragraph 35 of the National Planning Policy
Framework and Policies CP14 (7) and ES3 (3) of the adopted
Stroud District Local Plan (November 2015).
12.

No development shall commence on site until a scheme has been
submitted to, and agreed in writing by the Council, for the provision
of fire hydrants (served by mains water supply) and no dwelling
shall be occupied until the hydrant serving that property has been
provided to the satisfaction of the Council.
Reason:
To ensure adequate water infrastructure provision is made on site
for the local fire service to tackle any property fire.

13.

Details of the layout, (hereinafter called "the reserved matters")
shall be submitted to and approved in writing by the local planning
authority before any development begins and the development
shall be carried out in accordance with the approved plans. No
dwelling on the development shall be occupied until the
carriageway(s) (including surface water drainage/disposal,
vehicular turning head(s) and street lighting) providing access
from the nearest public Highway to that dwelling have been
completed to at least binder course level and the footway(s) to
surface course level.
Reason:
To minimise hazards and inconvenience for users of the
development by ensuring that there is a safe, suitable and secure
means of access for all people that minimises the conflict between
traffic and cyclists and pedestrians in accordance with the
paragraph 35 of National Planning Policy Framework.
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14.

The details to be submitted for the approval of reserved matters
shall include vehicular parking and turning facilities within the site,
and the buildings hereby permitted shall not be occupied until
those facilities have been provided in accordance with the
approved plans and shall be maintained available for those
purposes for the duration of the development.
Reason:
To ensure that a safe, suitable and secure means of access for all
people that minimises the conflict between traffic and cyclists and
pedestrians is provided in accordance with the National Planning
Policy Framework.

15.

At the reserved matters stage a lighting design strategy for
biodiversity shall be submitted to and approved in writing by the
Local Planning Authority:
a) the strategy will identify the areas/features on site that are
particularly sensitive for foraging bats;
b) show how and where external lighting will be installed (through
the provision of appropriate lighting contour plans and technical
specifications) so that it can be clearly demonstrated that areas to
be lit will not disturb or prevent the above species using their
commuter route.
c) All external lighting shall be installed in accordance with the
specifications and locations set out in the strategy. Under no
circumstances should any other external lighting be installed
without prior consent from the local planning authority.
Reason:
To maintain dark corridors for nocturnal wildlife and in accordance
with Local Plan Policy ES6.

16.

No development including site clearance or soil stripping shall
commence until an ecological design strategy (EDS) addressing
mitigation and enhancement as recommended within the
submitted Ecological Appraisal, by Aspect Ecology, dated May
2017 and Farmland Bird Note, by Ecology Solutions, dated
September 2017 is to be submitted to and approved in writing by
the local planning authority.
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The EDS shall include the following:
a) Full details of hedgerows to be retained and protected during
construction.
b) A reptile protection and mitigation scheme.
c) Badger sett protection details.
d)
Details of planting, such as hedgerows, wildflower planting
and establishment.
e) Type and source of materials to be used where appropriate,
e.g. native species of local provenance.
f)
Time table for implementation demonstrating that works are
aligned with the proposed phasing of development.
g) Details for bat roosting provisions and bird nesting provisions
h) Details of initial aftercare and long-term maintenance.
Reason:
To protect and enhance the site for biodiversity in accordance with
paragraph 118 of the National Planning Policy Framework, Policy
ES6 of the Stroud District Local Plan 2015 and in order for the
Council to comply with Section 40 of the Natural Environment and
Rural Communities Act 2006.
17.

No development shall commence on site until a detailed design
and timetable of implementation for the surface water drainage
strategy (e.g. Sustainable Drainage System – SuDS) presented in
the Flood Risk Assessment (SHF.1132.090.HY.R.001.A) and
subsequent correspondence (RE: Response to Gloucestershire
County Council comments) has been submitted to and approved in
writing by the Local Planning Authority. The detail must
demonstrate the technical feasibility/viability of the drainage
system through the use of SuDS to manage the flood risk to the
site and elsewhere and the measures taken to manage the water
quality for the life time of the development. The scheme for the
surface water drainage shall be carried out in accordance with the
approved details before the development is first put in to
use/occupied.
Reason:
To ensure the development is provided with a satisfactory means
of drainage and thereby preventing the risk of flooding. It is
important that these details are agreed prior to the commencement
of development as any works on site could have implications for
drainage, flood risk and water quality in the locality.
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18.

No development shall be brought in to use/occupied until a SuDS
management and maintenance plan for the lifetime of the
development which shall include the arrangements for adoption by
any public authority or statutory undertaker and any other
arrangements to secure the operation of the scheme throughout its
lifetime, has been submitted to and approved in writing by the
Local Planning Authority. The approved SUDS maintenance plan
shall be implemented in full in accordance with the agreed terms
and conditions.
Reason:
To ensure the continued operation and maintenance of drainage
features serving the site and avoid flooding.

19.

The development hereby permitted shall not begin until a scheme
to deal with ground contamination, controlled waters and/or ground
gas has been submitted to and approved by the Local Planning
Authority. The scheme shall include all of the following measures,
unless the Local Planning Authority dispenses with any such
requirement specifically in writing:
1. A Phase I site investigation carried out by a competent person
to include a desk study, site walkover, the production of a site
conceptual model and a human health and environmental risk
assessment, undertaken in accordance with BS 10175:2011
Investigation of Potentially Contaminated Sites – Code of Practice.
2. If identified as required by the above approved Phase 1 site
investigation report, a Phase II intrusive investigation report
detailing all investigative works and sampling on site, together with
the results of the analysis, undertaken in accordance with BS
10175:2011 Investigation of Potentially Contaminated Sites –
Code of Practice. Where required, the report shall include a
detailed quantitative human health and environmental risk
assessment.
3. If identified as required by the above approved Phase II intrusive
investigation report, a remediation scheme detailing how the
remediation will be undertaken, what methods will be used and
what is to be achieved. A clear end-point of the remediation should
be stated, such as site contaminant levels or a risk management
action, as well as how this will be validated. Any ongoing
monitoring should also be outlined. No deviation shall be made
from this scheme without prior written approval from the Local
Planning Authority.
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No part of the development hereby permitted shall be occupied
until:
4. Any previously unidentified contamination encountered during
the works has been fully assessed and an appropriate remediation
scheme submitted to and approved the Local Planning Authority.
5. A verification report detailing the remediation works undertaken
and quality assurance certificates to show that the works have
been carried out in full accordance with the approved methodology
has been submitted to, and approved by, the Local Planning
Authority. Details of any post-remedial sampling and analysis to
show that the site has reached the required clean-up criteria shall
be included, together with the necessary documentation detailing
what waste materials have been removed from the site.
For further details as to how to comply with this condition, please
contact Katie Larner, Senior Contaminated Land Officer – Tel:
(01453) 754469.
Reason:
To protect the health of future users of the site from any possible
effects of contaminated land in accordance with the guidance
within the NPPF, in particular, paragraph 120.
20.

No construction site machinery or plant shall be operated, no
process shall be carried out and no construction related deliveries
taken except between the hours of 08:00hrs and 18:00hrs on
Monday to Fridays, between 08:00hrs and 13:00hrs on Saturdays
and not at any time on Sundays, Bank or Public Holidays.
Reason:
To protect the amenity of the locality, especially for the people
living/ or working nearby, in accordance with Stroud District Local
Plan Policy ES3.

21.

The development shall be undertaken in accordance with the
arboriculture method statement and tree protection plan in the
report Aspect Arboriculture dated May 2017. All of the provisions
shall be implemented in full according to any timescales laid out in
the method statement unless otherwise agreed in writing by the
Local Planning Authority.
Reason:
To safeguard the retained/ protected tree/s in accordance with
Stroud District Local Plan Policies.
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22.

The proposed car park to serve the railway station will provide a
minimum of 40 car parking spaces and shall be laid out in
accordance with the guidance set out in Manual for Streets (2007).
Reason:
To ensure a satisfactory form of development in accordance with
Policy ES12 of the adopted Local Plan Stroud District.

Informatives:
1.

In accordance with Article 35 (2) the Local Planning Authority have
worked with the Applicant. Whilst there was little if any preapplication discussion on this project, it was found to be self
contained and required no further dialogue with the applicant.

2.

Highways
The applicant is advised that to discharge street management and
maintenance condition. that the local planning authority requires a
copy of a completed dedication agreement between the applicant
and the local highway authority or the constitution and details of a
Private Management and Maintenance Company confirming
funding, management and maintenance regimes.
The developer will be expected to meet the full costs of supplying
and installing the fire hydrants and associated infrastructure.
The proposed development will involve works to be carried out on
the public highway and the Applicant/Developer is required to
enter into a legally binding Highway Works Agreement (including
an appropriate bond) with the County Council before commencing
those works.
A pedestrian crossing assessment using current assessment
guidance including LTN 1/95, 2/95 and the Design Manual for
Roads and Bridges will be required to ensure the pedestrian
crossing facilities following the roundabout highway works are
suitable and upgraded where necessary.

3.

Your attention is drawn to the Notes provided in Network rail
response dated 20.07.2017.
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Item No:

02

Application No.
Site No.
Site Address

S.17/0964/OUT
PP-06030844
Land Adjacent To, Box Road Avenue, Cam, Gloucestershire

Town/Parish

Cam Parish Council

Grid Reference

374930,201953

Application
Type
Proposal

Outline Planning Application

Recommendation
Call in Request

Resolve to Permit
Planning Manager

Applicant’s

Mrs J Cooke Mr G Tocknell

Outline Planning Application for up to 36 dwellings and associated
access, all other matters reserved.
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Details

Agent’s Details
Case Officer
Application
Validated

In C/o Agent, McLoughlin Planning, North Warehouse, Gloucester Docks,
Gloucester
GL1 2FB
McLoughlin Planning
North Warehouse, Gloucester Docks, Gloucester, GL1 2FB,
Ceri Porter
04.05.2017

CONSULTEES
Comments
Received

Biodiversity Officer
Environmental Health (E)
Contaminated Land Officer (E)
Archaeology Dept (E)
Parish / Town

Constraints

Neighbourhood Plan
SAC SPA 7700m buffer

OFFICER’S REPORT
MAIN ISSUES
* Principle of development
* Design and appearance
* Residential Amenity
* Highways
* Landscape impact
* Public open space
* Affordable Housing
* Ecology
* Flood risk
* Archaeology and Heritage Assets
* Obligations
DESCRIPTION OF SITE
The application site is an approximately 1.2ha L-shaped area of land that is located between
two housing developments (The Halt, newly constructed, and Box Road Avenue).
The site consists of paddocks plus a bungalow with associated outbuildings and is enclosed
by a mix of hedgerow, trees and timber fencing.
The site is located outside the defined settlement limits for Cam.
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PROPOSAL
Outline planning permission is sought for the demolition of the existing buildings on site and
the erection of up to 36 dwellings. The housing mix is varied with 12 no. 2 bedroom, 17 no. 3
bedroom and 7 no. 4 bedroom units.
Means of access is required to be determined as part of this application whilst all others
matters (details of appearance, landscaping, layout and scale) are reserved for future
consideration.
Access is proposed at a single point off Box Road.
REVISED DETAILS
Revised Proposed Site Plan – received 3rd January 2018
Revised Transport Statement – received 10th August 2017
Costwold Transport Planning Additional Highway Report – received 12th October 2017
MATERIALS
Roof: For future consideration
Walls: For future consideration
REPRESENTATIONS
Statutory Consultees:
Cam Parish Council – Object. Overdevelopment of the site. Creation of another access onto
Box Road unacceptable. Inadequate parking shown. Insufficient amenity space allocated.
The developers did not contact the Parish Council.
Severn Trent Water – Recommend condition re foul drainage
Lead Local Flood Authority – No objection subject to conditions
Senior Contaminated Land Officer – Recommends full contaminated land condition
Senior Biodiversity Officer – No objection subject to conditions and contributions to the
Severn Estuary mitigation strategy
Natural England – Require additional information on impact upon the Severn Estuary
SAC/SPA/Ramsar Site/SSI. LPA need to be satisfied that the application contains sufficient
information in relation to bats foraging and commuting.
EHO – Recommend conditions re hours of operation and Construction Management Plan
GCC Highways – Recommend conditions
County Archaeologist – No objection
Policy Implementation Officer – Welcome provision of 30% affordable housing. The
affordable units will need to be secured via a s.106 agreement and should be provided on a
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tenure mix basis of 50% rented and 50% intermediate affordable housing, in accordance with
policy CP9 and the Council’s adopted planning obligations SPD.
Planning Strategy – Contrary to policy however there are unique site specific circumstances
which could provide a justification for a departure from the Local Plan in this instance
Public:
32 Objections have been received and 1 general comment. The comments are summarised
below (full copies are available on the website):
* Access from Box Road onto the A4133 is narrow & cannot cope
* Increase of traffic along Box Road which is already congested
* Creation of another access onto Box Road
* Sewerage is already a problem in the area
* Strip of land outside the site not included
* The site is located outside the settlement boundary
* Loss of agricultural land that the public have free access to
* Area is prone to flooding
* Parking in Cam and Dursley is already a problem
* Slow broadband
* Loss of privacy
* Negative impact on future development of property due to easement
* Removal of trees and hedgerows will increase noise
* Pollution and dust during construction
* Loss of wildlife
* No play area on site
* No improvements to infrastructure
* Ni information on landscaping provided
* The houses will be too close to boundary with houses on The Halt – overbearing
* Not enough infrastructure
NATIONAL AND LOCAL PLANNING POLICIES
National Planning Policy Framework.
Available to view
at:http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
Planning (Listed Buildings and Conservation Areas) Act 1990
Section 66(1).
Stroud District Local Plan.
Policies together with the preamble text and associated supplementary planning documents
are available to view on the Councils website:
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_forweb.pdf
Local Plan policies considered for this application include:
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CP1 – Presumption in favour of sustainable development.
CP2 – Strategic growth and development locations.
CP3 – Settlement Hierarchy.
CP4 – Place Making.
CP6 – Infrastructure and developer contributions.
CP8 – New housing development.
CP9 – Affordable housing.
CP13 – Demand management and sustainable travel measures.
CP14 – High quality sustainable development.
CP15 – A quality living and working countryside.
EI12 – Promoting transport choice and accessibility.
EI13 – Protecting and extending our cycle routes.
ES1 – Sustainable construction and design.
ES2 – Renewable or low carbon energy generation.
ES3 – Maintaining quality of life within our environmental limits.
ES4 – Water resources, quality and flood risk.
ES6 – Providing for biodiversity and geodiversity.
ES7 – Landscape character.
ES8 – Trees, hedgerows and woodlands.
ES10 – Valuing our historic environment and assets.
ES12 – Better design of places.
ES14 – Provision of semi-natural and natural green space with new residential development.
ES15 – Provision of outdoor play space.
The proposal should also be considered against the guidance laid out in:
Residential Design Guide SPG (2000)
Planning Obligations SPD (2017)
The application has a number of considerations which cover the principle of development and
the details of the proposed scheme which will be considered in turn below:
Cam has been designated as a Neighbourhood Area however have not as yet submitted a
Neighbourhood Development Plan to the Council.
PRINCIPLE OF DEVELOPMENT
The housing requirement set out in the Local Plan is for the delivery of at least 11,400 new
homes during the Plan period (2006-2031). Current monitoring data demonstrates that the
minimum requirement will be exceeded, with a mix of greenfield and brownfield land
allocations, commitments and windfalls delivering this requirement, including headroom to
provide flexibility. The Council can also demonstrate more than a 5 years supply of housing.
The site is located at Cam a first tier settlement where housing and employment should be
concentrated in accordance with the Local Plan development strategy. However, the site is
located adjacent to but outside settlement limits and therefore development of this land is
contrary to policy CP2 of the Local Plan.
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Development beyond settlement development limits is subject to Core Policy CP15. The
development proposed does not satisfy any of the principles or criteria set out in Core Policy
CP15 and is therefore contrary to this policy.
It is acknowledged that the adjacent Box Road development (The Halt), now completed was
granted permission on appeal before the Local Plan was adopted and when the Council
could not demonstrate a 5 year supply of land for residential development. Both of these
circumstances have now materially changed and the proposal would clearly involve the
further unplanned extension of Cam into adjoining greenfield land.
It must however be noted that the appeal inspector concluded that The Halt site immediately
adjacent to this site was in a sustainable location for development.
It must also be accepted that the proposed development, located between Box Road Avenue
and the housing development at The Halt; and directly opposite a major housing allocation,
would neither materially impact upon the countryside nor would it have a material impact on
the landscape setting to Cam. Although a ‘lack of harm’ is a neutral matter in the planning
balance, given the established sustainability credentials of the location and taken alongside
the housing benefits associated with the proposal, this is an important point to consider.
DESIGN AND APPEARANCE
Except for the access, all other details of appearance, landscaping, layout and scale are
reserved for future consideration although the illustrative layout demonstrates that up to 36
dwellings could be accommodated on the site relatively comfortably.
RESIDENTIAL AMENITY
The indicative layout demonstrates that the distances from existing properties to those
proposed meet the minimum requirements of the adopted guidance in the Residential Design
Guide. The proposed dwellings by virtue of the illustrated layout would not have any impact
on the amenity of the other proposed dwellings. Overall, the scheme would not give rise to
any significant loss of privacy, overbearing effect or loss of light.
The construction period could give rise to concerns in respect of residential amenity (e.g.
dust and noise) however these could be satisfactorily addressed via conditions regarding
both construction and delivery times and the provision of a Construction Management Plan.
HIGHWAYS
Site access is proposed with all other matters including internal layout reserved for future
consideration. The site is within near walking distance of Cam and Dursley railway station
providing regular connections to Bristol and Gloucester with regular bus services from the
station and south from the A4135 into Cam and Dursley and surrounding settlements. The
site is also noted to be within reasonable cycle distance to the local shops and amenities in
Cam and Dursley.
It is noted there have been a number of highway objections including traffic impact and
parking provision. Regarding parking provision, as internal site layout is a reserved matter,
the submitted master plan drawings are only indicative and the layout including parking
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provision would be agreed at reserved matters stage. Highways traffic impact has been
extensively considered and accepted following revised assessments of the combined future
years junction impact of the site including surrounding committed developments.
The submitted transport statement records that there have been no collisions directly around
the proposed site access in the past 5 years and this has been confirmed with a further
collision records check. There have been two collisions as reported in the transport statement
occurring at the Box Road/A4135 junction with a serious collision on the 27th March 2015
which was attributed to driver error whereby a driver failed to stop before colliding with a
cyclist. Additionally, there was a slight injury in November 2013 whereby a northbound driver
on the A4135 drifted into the path of an oncoming vehicle attributed potentially to road
conditions including dazzling headlights, inadequate or masked signs or road markings and
road layout such as a bending, winding road or hill crest. As such, based on the small
number of collisions and causes being generally attributed to driver error and the slight
collision causation unclear and involving two oncoming vehicles travelling north and south on
the A4315, rather than turning into or out of the Box Road junction does not illustrate a
highway safety issue on Box Road or the junction onto the A4315 for site traffic.
The transport statement includes a TRICS analysis estimated an AM (8am - 9am) peak hour
two-way vehicle trip generation of 19 and PM (5pm - 6pm) peak trip generation of 22 trips.
However the site selection may not be directly comparable given the site location which is
free standing away from the Cam settlement boundary, but within walking distance to a
regular service train station and bus stops into Cam and within cycling distance of Cam being
approximately 1.5km from Cam centre. The transport statement then includes a trip
generation based on a traffic survey of the adjacent Box Road Avenue site which is
considered a generally comparable site. This illustrates an estimated development trip
generation similar to what would be expected from the proposed site when adjusted for the
number of dwellings on the application site. The junction capacity survey of the site is then
based on the highest survey trip generation to provide a more robust assessment.
Following initial highways responses of the junction capacity assessments of the site access
and Box Road/Draycott, these were remodelled including the full estimated traffic generation
of the Millfields site without a reduction based on the travel plan target for vehicle trips in
order to suitably assess the worst case scenario future years traffic impact. The modelling
illustrated that the application site would result in an estimated increase in PM peak for left
turns south from Box Road at the junction which is within practical capacity with vehicle
queue length amounting to 2.6 vehicle queue length increase, queue length by just 0.8
vehicles north, and finally from Draycott Road (A4315) north and into Box Road queue length
increased by just 0.1 vehicles (1.1 vehicles). The AM peak increase in traffic is observed to
be lower and overall traffic below theoretical capacity on the future year baseline of 2025 with
the committed development including Millfields opposite and the site traffic. GCC Highways
therefore conclude that the development traffic impact on the nearest main road junction
does not result in a detrimental increase in traffic to warrant refusal increasing two-way
vehicle trips by 18 during the busier PM peak hour.
The proposed current 90 dwelling application (S.17/1366/OUT) site to the north of Box Road
Avenue on the west side of Box Road and adjacent to the northern boundary of the site has
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modelled the combined impact on the capacity of the Box Road/Draycott Road (A4135)
junction. The modelling of this larger site has been carried out based on site surveys of the
Box Road/A4135 junction and taking into account the committed junction improvement works
to increase the junction space for Box Road turning movements accounting for the Millfields
site employment traffic and pedestrian improvements, which has demonstrated that queues
would only increase by one vehicle during the PM peak and between 1-2 vehicles in the AM
peak. GCC Highways therefore considers the combined developments would not result in a
detrimental impact on the improved junction capacity to warrant refusal.
The site access provides suitable visibility splays based on recorded speeds and for a 30mph
speed limit highway.
The proposed site access plans illustrate proposed improved footway along the site frontage
beside Box Road either side of the access meeting guidance 2m width. It will be sought by
condition that a continuous footway will be provided between the site frontage and Cam and
Dursley station entrance to the north and the existing footway south of the Box Road/A4135
junction with tactile drop kerb crossings up to 2m in width where possible within highway
extent.
A travel plan would be sought to minimise the additional vehicle trips generated by the site on
the local highway network and junctions and promote sustainable travel using upgraded
pedestrian links, maximise cycle trips for short to medium distance journeys to the
surrounding areas amenities in Cam and Dursley and use of public transport bus and rail
connections.
The internal site layout including parking and site estate roads are reserved matters and not
for consideration as part of this application, however they will be required to be justified to
provide safe and suitable access, swept path tracking and parking provision based on
estimated demand.
LANDSCAPE IMPACT
The application site is not the subject of any landscape designations and is located outside
the Cotswolds AONB. The site and its immediate surroundings contain no interesting or
unusual features.
The site is enclosed on four sides by existing development and consequently would have
limited visual harm.
PUBLIC OPEN SPACE
The shape of the site limits the provision of meaningful open and play space however there is
the potential to provide a pedestrian link to the adjacent Halt site and a link to the site
boundary could be secured via a planning condition.
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AFFORDABLE HOUSING
Policy CP9 of the SDLP requires 30% affordable housing with the units at a tenure mix basis
of 50% rented and 50% intermediate affordable housing. The proposal makes provision for
30% on-site affordable housing in accordance with this policy. Tenure mix would be secured
via a Section 106 legal agreement.
ECOLOGY & TREES
The Biodiversity Officer has reviewed the scheme and raises no objection subject to
conditions. In order to maintain good bat commuter routes along the boundary hedgerows of
the site a sensitive lighting scheme and enhancement of the hedgerows should be
implemented at the Reserved Matters stage.
Further farmland bird surveys have also been submitted and have concluded that species
found to be using the site for foraging purposes were that of House Sparrow, Dunnock, Song
Thrush and Bullfinch. Although these species are often found to utilise farmland landscapes
they are also found to utilise parks and gardens and therefore are not considered ‘specialist’
farmland species. It is therefore considered that providing that boundary native hedgerows
are retained and enhanced the proposed development is considered to likely have a
negligible impact on farmland bird species. The site should be further enhanced by the
erection of nest boxes suitable for the species found to be using the site and a landscape and
planting scheme that will offer year round resources for wild bird species. This can be
achieved by condition.
The site is within 7.7km zone where development has potential to result in increased
recreational impacts to the Severn Estuary SPA, SAC & Ramsar site. In such locations the
Stroud District Council Interim Mitigation Strategy for the Severn Estuary requires all new
housing developments to contribute £385 per dwelling towards mitigation projects or provide
a bespoke mitigation strategy. In this instance, the applicant has agreed to pay the relevant
contributions. This can be secured via Section 106 agreement.
The proposal involves the loss of fruit trees that are located within the existing curtilage of the
bungalow. These trees are not subject to any protection and could be removed at anytime.
Whilst this would be regrettable, the fruit trees are not well maintained. The large boundary
trees to the north west and east boundaries and hedgerows are to be retained and a tree
protection plan has been submitted.
FLOOD RISK
Initially concern was raised by the Lead Local Flood Authority (LLFA) that the use of a
pumping station would be inadequate.
The proposal has since revised its drainage strategy and proposes to utilise an existing
pumping station at the boundary of the site for discharging to an existing combined sewer
rather than discharging surface water runoff to a new pumping station and surface water
sewer.
The applicants’ drainage consultant has also provided the LLFA with confirmation from
Severn Trent Water (STW) of a suggested Scheme of Emergency Growth, which will involve
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STW modelling the existing pumping station and local improvements it requires, in order that
STW can promote a scheme to provide additional capacity to serve the site. STW has
indicated that once the scheme has been developed, they will agree a discharge rate for the
site, which will ultimately inform the detailed drainage strategy for this site.
Representations have commented that there are flooding issues on the site. The site is not
however in a floodplain and the Lead Local Flood Authority has raised no objection to the
proposal in light of the submitted information.
ARCHAEOLOGY & HERITAGE ASSETS
Whilst the wider locality is known to contain extensive archaeological remains dating to the
prehistoric and Roman periods, the County Archaeologist notes the relatively small size of
the site and that an evaluation of land to the south west found no significant archaeological
remains. As such it is concluded that there is a low risk of significant remains and no
archaeological investigation or recording should be required in connection with this
development proposal.
PLANNING BALANCE & CONCLUSION
In considering the social dimension of sustainable development, the development strategy of
the Local Plan as set out in policy CP3 identifies Cam as a Tier 1 settlement and a primary
focus for growth and development to safeguard and enhance its strategic role as an
employment and service centre. Whilst the site is adjacent to but outside settlement
development limits, and therefore contrary to policies CP2 and CP15 of the Local Plan, the
adjacent development The Halt was previously determined by an appeal Inspector to be in a
sustainable location in terms of access to local services and facilities. In addition, the
development of The Halt and the permitted North East Cam strategic allocation opposite this
site means that the site will be surrounded by residential development in the near future. Due
to these exceptional circumstances it is difficult to identify what harm development of this site
would deliver to the strategic objectives and policies of the Local Plan. In terms of benefits,
development of this site would help meet housing needs in a sustainable location at one of
the principal settlements of the District and will provide much needed affordable housing. It
will also contribute to the government’s stated aim of significantly boosting the supply of
housing.
In considering the economic dimension of sustainable development, Cam is listed as one of
the District’s largest employment hubs alongside Dursley. A large proportion of the job
sectors in Cam are forecast to grow over the plan period, which means that Cam is likely to
benefit from increasing job opportunities for new residents resulting from any future
development. Future residents will bring additional local consumer expenditure, which will
benefit the local economy and add to the pool of labour to support the strategic employment
growth planned for the area and Cam’s status as an accessible local service centre.
Turning to the environmental dimension, insofar as the impact on the landscape is
concerned, the site is sandwiched between The Halt housing development and the housing
of Box Road Avenue. To the south east of the site, on the opposite site of Box Road is the
approved North East Cam mixed use strategic allocation and to the north west is an existing
employment site. Together these present a unique set of circumstances applicable to the site
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where development would not run contrary to the purposes of settlement development limits:
to direct development to sustainable locations; to protect the countryside from isolated
development; to ensure development reflects the form and character of settlements and to
prevent uncontrolled expansion and coalescence with other settlements.
The purpose of Core Policy 15 is to prevent the proliferation of development in areas away
from existing settlement development limits, as they are not generally well located for
facilities and services their users may need. In addition, the countryside in some locations
may be important to avoid the coalescence of towns and villages and to retain their individual
physical separation. Given the unique circumstances applicable to this site, the proposal will
not result in the proliferation of development in areas away from existing development, will
not result in coalescence and will have an acceptable impact on the character and
appearance of the surrounding landscape. In this context, the proposed development
technically conflicts with Core Policy 15 but does not offend the purpose of the policy.
Also in respect of the environmental dimension, the site is not at an unacceptable risk of
flooding and appropriate drainage can be provided. The development will not harm any
designated heritage assets and there are no archaeological constraints on the site. In
addition, there will be an acceptable impact in terms of ecology including payment towards
the Stroud District Council Interim Mitigation Strategy for the Severn Estuary.
In respect to transport matters, the site is located in a highly accessible location with good
access to public transport networks. A safe and suitable access can be provided for the site
and the residual cumulative impact on the highway network has been assessed and would
not be severe.
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate otherwise.
The NPPF is a material consideration in planning decisions.
The proposal would deliver significant economic and social benefits; and the pattern of
growth would be in an identified sustainable location. There would be limited on or off-site
environmental harm. The proposal would bring market and affordable housing forward, and
the environmental benefits of a well-designed scheme bringing ecological enhancement as
well as providing for wider environmental benefits in locating development in a sustainable
location. The proposal therefore constitutes sustainable development when assessed against
the NPPF taken as a whole.
In terms of the development plan the proposal would help to deliver Policy CP3 by providing
an appropriate level of growth for Cam. Whilst the site is located outside the defined
settlement boundary for Cam contrary to Policies CP2 and CP15, there are site specific
circumstances and material considerations in this case that are considered to outweigh the
conflict with the SDLP.
The application site is directly located between The Halt development (concluded to be a
sustainable location by the Planning Inspector for that site at appeal).and the residential
development of Box Road Avenue. The site is also directly opposite the North East Cam
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allocated site. Here the proposed development would neither materially impact the
countryside nor have a material impact on the setting of Cam.
Whilst lack of harm is a neutral matter in considering the planning balance, this, in
combination with the established sustainability credentials for the location and the social,
economic and environmental benefits of the provision of affordable housing at policy
compliant levels are afforded substantial weight that justifies a departure from the SDLP in
this instance.
OBLIGATIONS
* Community Infrastructure Levy payments
* Affordable Housing – 30% (tenure: 50% rented/50% intermediate)
* £385 per dwelling contribution to River Severn Estuary SAC/SP/Ramsar avoidance and
mitigation strategy.
REVIEW OF CONSULTATION RESPONSES
It is considered that most concerns have been covered within the body of the report however
the following points address those not already include.
The strip of land alongside Box Road is identified as highways land and would be used as
part of the access.
The fields are privately owned and the fact that the public have been able to access the field
is not a material consideration.
CIL contributions will go towards school and library provision
The lack of landscaping detail is because this is a reserved matter.
RECOMMENDATION
Permit subject to conditions and completion of relevant legal agreement
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
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Subject to the
following
conditions:

1.

Application for approval of the reserved matters shall be made to
the Local Planning Authority before the expiration of three years
from the date of this permission.
Reason:
To comply with the requirements of Section 92 of the Town and
Country Planning Act 1990.

2.

The development hereby permitted shall be begun either before
the expiration of three years from the date of this permission, or
before the expiration of two years from the date of approval of the
last of the reserved matters to be approved, whichever is the later.
Reason:
To comply with the requirements of Section 92 of the Town and
Country Planning Act 1990.

3.

Before any development is commenced, approval shall be
obtained from the Local Planning Authority in writing of the details
of the Appearance, Landscaping, Layout and Scale (hereinafter
called "the reserved matters").
Reason:
To comply with the requirements of Section 92 of the Town and
Country Planning Act 1990.

4.

The development hereby permitted shall be carried out in all
respects in strict accordance with the approved plans listed below:
Drawing No. 5445/P/01 - Site Location Plan – Received
02.05.2017
Drawing No. BHA_069_02 – Tree Removal & Retention Plan –
Received 18.12.2017
Drawing 16-T142-08D – Roundabout Mitigation Drawing
Drawing 5445/P/05 – Existing Site Plan - Received 02.05.2017
Drawing SK03 Rev B – Site Access Junction Visibility – dated
04.10.17
Drawing SP01 Rev B – Site Road Swept Path Analysis – dated
04.10.17
Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.
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5.

No construction site machinery or plant shall be operated, no
process shall be carried out and no construction related deliveries
taken except between the hours of 08:00hrs and 18:00hrs on
Monday to Fridays, between 08:00hrs and 13:00hrs on Saturdays
and not at any time on Sundays, Bank or Public Holidays.
Reason:
To protect the amenity of the locality, especially for the people
living/ or working nearby, in accordance with Stroud District Local
Plan Policy ES3.

6.

No development shall take place within each phase of
development, including any works of demolition, until a
Construction Method Statement has been submitted to, and
approved in writing by, the local planning authority. The approved
Statement shall be adhered to throughout the construction period.
The Statement shall:
i. The parking of vehicles of site operatives and visitors;
ii. The unloading and loading of materials;
iii. The storage of plant and materials used in constructing the
development;
iv. Wheel washing facilities;
v. Measures to control the emission of dust and fine particulates
during construction;
vi. A scheme for recycling/disposing of waste resulting from
demolition and construction works;
vii. Details of the site access/routeing strategy/signage during the
construction period
viii. Details of how it is intended to utilise 'best practicable means'
to minimise noise and vibration levels;
ix. A commitment to prohibit bonfires on the site during the
development
x. A scheme to demonstrate how it is intended to liaise with local
residents during the construction process, including how
complaints will be handled.
Reason:
To reduce the potential impact on the public highway and
accommodate the efficient delivery of goods and supplies in
accordance paragraph 35 of the National Planning Policy
Framework and Policies CP14 (7) and ES3 (3) of the adopted
Stroud District Local Plan (November 2015).
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7.

The development hereby permitted shall not begin until a scheme
to deal with ground contamination, controlled waters and/or ground
gas has been submitted to and approved by the Local Planning
Authority. The scheme shall include all of the following measures,
unless the Local Planning Authority dispenses with any such
requirement specifically in writing:1. A Phase 1 site investigation carried out by a competent person
to include a desk study, site walkover, the production of a site
conceptual model and a human health and environment risk
assessment, undertaken in accordance with BS 10175:2011
Investigation of Potentially Contaminated sites - Code of Practice.
2. If identified as required by the above approved Phase 1 site
investigation report, a Phase 2 intrusive investigation report
detailing all investigation works and sampling on site, together with
the results of the analysis, undertaken in accordance with BS
10175:2011 investigation of potentially contaminated sites- codes
of practice. Where required, the report shall include a detailed
quantitative human health and environmental risk assessment.
3. If identities as required by the above approved Phase 2 intrusive
investigation report detailing how the remediation will be
undertaken, what methods will be used and what is to be
achieved. A clear end-point of the remediation should be stated,
such as site contaminant levels or a risk management action, as
well as how this will be validated. Any ongoing monitoring should
also be outlined. No deviation shall be made from the scheme
without prior written approval from the Local Planning Authority.
No part of the development hereby permitted shall be occupied
until:4. Any previously unidentified contamination encountered during
the works as been fully assed and an appropriate remediation
scheme submitted to and approved the Local Planning Authority.
5. A verification report detailing the remediation works undertaken
and quality assurance with the approved methodology that has
been submitted to, and approved by the Local Planning Authority.
Details of any post- remedial criteria shall be included, together
with the necessary documentation detailing what waste materials
have been removed from the site.
For further details as to how to comply with this condition, please
contact Katie Larner, Senior Contaminated Land Officer- Tel:
(01453) 754469.
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Reason:
To protect the health of future users of the site from any possible
effects of contaminated land in accordance with the guidance
within the NPPF, in particular, paragraph 120.
8.

The reserved matters application shall include details of the
existing ground levels, proposed finished floor levels of the
dwelling, and the proposed finished ground levels of the site,
relative to a datum point which is to remain undisturbed during the
development have been submitted to and approved by the Local
Planning Authority. Such details shall also provide comparative
levels of eaves and ridge heights of adjacent properties and details
of the levels of any existing or proposed boundary treatments. The
development shall be carried out in accordance with the details as
approved.
Reason:
In the interests of the amenities of local residents and to ensure
the satisfactory appearance of the development, in accordance
with Policies HC1 and ES7 of the adopted Stroud District Local
Plan, November 2015 and the provisions of the National Planning
Policy Framework.

9.

No works shall commence on the development hereby permitted
until a Travel Plan has been submitted to and agreed in writing by
the Local Planning Authority, setting out:
i. objectives and targets for promoting sustainable travel,
ii. appointment and funding of a travel plan coordinator,
iii. details of an annual monitoring and review process,
iv. means of funding of the travel plan, and;
v. an implementation timetable including the responsible body for
each action.
The approved Travel Plan shall be implemented in accordance
with the details and timetable therein, and shall be continued
thereafter, unless otherwise agreed in writing by the Local
Planning Authority.
Reason:
To ensure that the opportunities for sustainable transport modes
are taken up in accordance with paragraphs 32 and 36 of the
National Planning Policy Framework.
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10.

The vehicular access hereby permitted shall not be brought into
use until the existing roadside frontage boundaries have been set
back to provide visibility splays extending from a point 2.4m back
along the centre of the access measured from the public road
carriageway edge (the X point) to a point on the nearer
carriageway edge of the public road 56m distant in both directions
(the Y points). The area between those splays and the
carriageway shall be reduced in level and thereafter maintained so
as to provide clear visibility between 1.05m and 2.0m at the X point
and between 0.6m and 2.0m at the Y point above the adjacent
carriageway level.
Reason:
To reduce potential highway impact by ensuring that adequate
visibility is provided and maintained and to ensure that a safe,
suitable and secure means of access for all people that minimises
the conflict between traffic and cyclists and pedestrians is provided
in accordance with the National Planning Policy Framework
paragraph 35 and policy CP13 of the Local Plan.

11.

No works shall commence on site (other than those required by
this condition) on the development hereby permitted until the first
15m of the proposed access road, including the junction with the
existing public road and associated visibility splays, has been
completed to at least binder course level.
Reason:
To minimise hazards and inconvenience for users of the
development by ensuring that there is a safe, suitable and secure
means of access for all people that minimises the conflict between
traffic and cyclists and pedestrians in accordance with the National
Planning Policy Framework paragraph 35 and policy CP13 of the
Local Plan.

12.

No dwelling shall be occupied until a 2m footway is provided along
the site frontage with Box Road and the existing footway upgraded
where necessary to provide a continuous connection between the
site access and Cam & Dursley railway station and the footway
south of the Box Road/A4135 junction including tactile drop kerb
crossings and up to 2m in width where possible within highway
extent unless already provided.
Reason:
To ensure that the opportunities for sustainable transport modes
have been taken up in accordance with paragraph 32 of the
National Planning Policy Framework and the development is
designed to give priority to pedestrian movements and provide
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access to high quality public transport facilities in accordance with
paragraph 35 of the National Planning Policy Framework and
policy CP13 of the Local Plan.
13.

No development shall be commenced until details of the proposed
arrangements for future management and maintenance of the
proposed streets within the development have been submitted to
and approved in writing by the Local Planning Authority. The
streets shall thereafter be maintained in accordance with the
approved management and maintenance details until such time as
either a dedication agreement has been entered into or a private
management and maintenance company has been established.
Reason:
To ensure that safe, suitable and secure access is achieved and
maintained for all people that minimises the conflict between traffic
and cyclists and pedestrians in accordance with the National
Planning Policy Framework and to establish and maintain a strong
sense of place to create attractive and comfortable places to live,
work and visit as required by paragraph 58 of the Framework.

14.

No development shall commence on site until a scheme has been
submitted to, and agreed in writing by the Council, for the provision
of fire hydrants (served by mains water supply) and no dwelling
shall be occupied until the hydrant serving that property has been
provided to the satisfaction of the Council.
Reason:
To ensure adequate water infrastructure provision is made on site
for the local fire service to tackle any property fire.

15.

Details of the layout, (hereinafter called "the reserved matters")
shall be submitted to and approved in writing by the local planning
authority before any development begins and the development
shall be carried out in accordance with the approved plans. No
dwelling on the development shall be occupied until the
carriageway(s) (including surface water drainage/disposal,
vehicular turning head(s) and street lighting) providing access from
the nearest public Highway to that dwelling have been completed
to at least binder course level and the footway(s) to surface course
level.
Reason:
To minimise hazards and inconvenience for users of the
development by ensuring that there is a safe, suitable and secure
means of access for all people that minimises the conflict between
traffic and cyclists and pedestrians in accordance with the
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paragraph 35 of National Planning Policy Framework.
16.

The details to be submitted for the approval of reserved matters
shall include vehicular parking and turning facilities within the site,
and the buildings hereby permitted shall not be occupied until
those facilities have been provided in accordance with the
approved plans and shall be maintained available for those
purposes for the duration of the development.
Reason:
To ensure that a safe, suitable and secure means of access for all
people that minimises the conflict between traffic and cyclists and
pedestrians is provided in accordance with the National Planning
Policy Framework.

17.

No development approved by the permission shall commence until
a detailed drainage strategy has been submitted to and approved
in writing by the Local Planning Authority (LPA). The detailed
drainage strategy must consider/ include, but not be limited to 1. compliance with National and Local Standards/ Guidance
including NPPF, non statutory technical standards for sustainable
drainage and Building Regulation H;
2. results of infiltration tests carried out in accordance with BRE
Digest 365, or other such evidence to demonstrate the viability of
infiltration for this site;
3. sufficient evidence to demonstrate the drainage system is
technically feasible (e.g. sufficient runoff rate and volume
management, appropriate use of climate change factors, system
simulations and construction drawings);
4. a scheme of surface water treatment;
5. management of exceedance flows for the 1 in 100 year event
plus climate change; and
6. a construction method statement taking into account but not
limited to surface water management (quantity and quality) during
the construction phase.
The drainage scheme shall be carried out in accordance with the
approved details.
Reason:
To ensure the development is provided with a satisfactory means
of drainage and thereby preventing risk of flooding. It is important
these details are agreed prior to commencement of the
development as any works on site could have implications for
drainage and water quality in the locality.
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18.

No development shall be put in to use/occupied until a SuDS
management and maintenance plan for the lifetime of the
development which shall include the arrangements for adoption by
any public authority or statutory undertaker and any other
arrangements to secure the operation of the scheme throughout its
lifetime, has been submitted to and approved in writing by the
Local Planning Authority. The approved SUDS maintenance plan
shall be implemented in full in accordance with the agreed terms
and conditions.
Reason:
To ensure the continued operation and maintenance of drainage
features serving the site and avoid flooding.

19.

The Reserved Matters application shall provide for a surfaced
pedestrian/cycle link up to the site boundary with the adjacent
development, The Halt.
Reason:
To minimise hazards and inconvenience for users of the
development providing a safe, suitable and secure means of link
for all people that minimises the conflict between traffic and
cyclists and pedestrians in accordance with the National Planning
Policy Framework paragraph 35 and policy CP13 of the Stroud
District Local Plan.

20.

At the reserved matters stage a lighting design strategy for
biodiversity shall be submitted to and approved in writing by the
local planning authority
a) the strategy will identify the areas/features on site that are
particularly sensitive for foraging bats;
b) show how and where external lighting will be installed (through
the provision of appropriate lighting contour plans and technical
specifications) so that it can be clearly demonstrated that areas to
be lit will not disturb or prevent the above species using their
commuter route.
All external lighting shall be installed in accordance with the
specifications and locations set out in the strategy. Under no
circumstances should any other external lighting be installed
without prior consent from the local planning authority.
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Reason:
To maintain dark corridors for nocturnal wildlife and in accordance
with Local Plan Policy ES6.
21.

At the Reserved Matters stage an ecological design strategy
(EDS) addressing mitigation and enhancement has been
submitted to and approved in writing by the Local Planning
Authority.
The EDS shall include the following:
a) Full details of hedgerows to be retained and protected during
construction.
b) Details of planting, such as hedgerows, wildflower planting and
establishment.
c) Type and source of materials to be used where appropriate, e.g.
native species of local provenance.
d) Time table for implementation demonstrating that works are
aligned with the proposed phasing of development.
e) Details for the erection of bird boxes suitable for the species of
birds identified during the surveys by EAD ecology, dated 5th
September 2017.
f) Details of initial aftercare and long-term maintenance.
Reason:
To protect and enhance the site for biodiversity in accordance with
paragraph 118 of the National Planning Policy Framework, Policy
ES6 of the Stroud District Local Plan 2015 and in order for the
Council to comply with Section 40 of the Natural Environment and
Rural Communities Act 2006.

22.

No retained tree shall be cut down, uprooted or destroyed, nor
shall any retained tree be topped or lopped, other than in
accordance with the prior written approval of the Local Planning
Authority. If any retained tree is removed, uprooted, destroyed or
dies, a replacement tree shall be planted and that tree shall be of
such size and species and shall be planted at such a time and in a
position to be agreed with the Local Planning Authority.
Reason:
To preserve trees and hedges on the site in the interests of visual
amenity and the character of the area, having regard to Policy ES8
of the adopted Stroud District Local Plan 2015, coupled with
paragraphs 17, 117 and 118 of the National Planning Policy
Framework 2012.
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23.

The development shall be undertaken in accordance with the
arboriculture method statement and tree protection plan in the
report dated May 2017. All of the provisions shall be implemented
in full according to any timescales laid out in the method statement
unless otherwise agreed in writing by the Local Planning Authority.
Reason:
To safeguard the retained/ protected tree/s in accordance with
Stroud District Local Plan Policies.

24.

The development hereby permitted shall not be brought into use
until works for the disposal of sewage have been provided on site
to serve the development, in accordance with details to be
submitted to and agreed in writing by the Local Planning Authority
prior to the commencement of development. Development shall
then be carried out in strict accordance with the details approved
and maintained as such thereafter.
Reason:
To ensure adequate provision is made for the disposal of sewage.

Informatives:
1.

In accordance with Article 35 (2) the Local Planning Authority have
worked with the Applicant. The case officer contacted the
applicant/agent and negotiated changes to the design which has
enhanced the overall scheme; these have been detailed in the
Officer Report.

2.

The applicant is advised that to discharge street management and
maintenance condition. that the local planning authority requires a
copy of a completed dedication agreement between the applicant
and the local highway authority or the constitution and details of a
Private Management and Maintenance Company confirming
funding, management and maintenance regimes.
The proposed development will involve works to be carried out on
the public highway and the Applicant/Developer is required to
enter into a legally binding Highway Works Agreement (including
an appropriate bond) with the County Council before commencing
those works.

3.

Anyone who kills, injures or disturbs bats, obstructs access to bat
roosts or damages or disturbs bat roosts, even when unoccupied
by bats, is guilty of an offence under the Wildlife and Countryside
Act 1981, the Countryside and Rights of Way Act 2000 and the
Conservation (Natural Habitats, & c.) Regulations. Prior to
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commencing work you should ensure that no bats or bat roosts
would be affected. If it is suspected that a bat or bat roost is likely
to be affected by the proposed works, you should consult Natural
England (0845 6003078).
4.

Anyone who takes, damages or destroys the nest of any wild bird
whilst that nest is in use or being built is guilty of an offence under
the Wildlife and Countryside Act 1981 and prior to commencing
work you should ensure that no nesting birds will be affected.
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Item No:

03

Application No.
Site No.
Site Address

S.17/2688/FUL
PP-06566191
Land Adjacent To Southwold, Bournstream, Wotton-Under-Edge,
Gloucestershire

Town/Parish

North Nibley Parish Council

Grid Reference

374628,194474

Application
Type
Proposal

Full Planning Application

Recommendation
Call in Request

Change of use of agricultural land to residential use and the erection of a
temporary dwelling (C3) subject to an agricultural occupancy condition.
Refusal
Councillor Catherine Braun
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Applicant’s
Details

P R And S J Finlay
15 Highlands Drive, North Nibley, Dursley, Gloucestershire, GL11 6DX

Agent’s Details

Leavers Rural Planning Consultants
White House Farm, Brookfield Road, Churchdown, GL3 2PE,
Rachel Brown

Case Officer
Application
Validated

28.11.2017

CONSULTEES
Comments
Received
Not Yet
Received

Constraints

North Nibley Parish Council
Development Coordination (E)
Cotswolds Conservation Board
Area of Outstanding Natural Beauty
North Nibley Parish Council

OFFICER’S REPORT
MAIN ISSUES
o
Principle of development
o
Design and appearance
o
Residential Amenity
o
Highways
o
Landscape
o
Ecology
DESCRIPTION OF SITE
The site is located in a rural setting outside of any identified settlement development limits;
being approximately 790 metres from the edge of the main settlement of Wotton under Edge,
and approximately 1.34KM from the settlement of North Nibley. Bournstream comprises a
small group of houses and farm buildings forming a linear pattern of development along the
B4060.
The site is surrounded by agricultural land and lies within the Cotswold Area of Outstanding
Natural Beauty (AONB).
PROPOSAL
Change of use of agricultural land to residential use and the erection of a temporary park
home dwelling (C3) subject to an agricultural occupancy condition.
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MATERIALS
Walls:
Larch Wood
Doors/windows:
UPVC
REPRESENTATIONS
Statutory Consultees:
Local Highway Authority - no highway objection is raised
Public:
To date 9 letters of support, including from North Nibley Parish Council, have been received.
NATIONAL AND LOCAL PLANNING POLICIES
National Planning Policy Framework.
Available to view
at:http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
Stroud District Local Plan.
Policies together with the preamble text and associated supplementary planning documents
are available to view on the Councils website:
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_forweb.pdf
Local Plan policies considered for this application include:
CP1 - Presumption in favour of sustainable development.
CP2 - Strategic growth and development locations
CP3 - Settlement Hierarchy.
CP14 - High quality sustainable development.
CP15 - A quality living and working countryside
ES3 - Maintaining quality of life within our environmental limits.
ES4 - Water resources, quality and flood risk.
ES6 - Providing for biodiversity and geodiversity.
ES7 - Landscape character.
ES8 - Trees, hedgerows and woodlands.
ES12 - Better design of places.
The proposal should also be considered against the guidance laid out in:
Stroud District Landscape Assessment SPG (2000)
Planning Obligations SPD (2017)
The application has a number of considerations which cover the principle of development and
the details of the proposed scheme which will be considered in turn below:
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PRINCIPLE OF DEVELOPMENT
The proposal applied for here is for a temporary agricultural worker's dwelling. The applicant,
Mr P Finlay, who lives in nearby North Nibley is looking to retire and pass on more
responsibility to his son Scott Finlay. Scott Finlay currently lives in Gloucester; approximately
22 miles away.
An application was submitted for a permanent dwelling on site in October 2016 for Scott
Finlay and his wife (S.16/2188/FUL). That application was refused on 01/12/2016 on the
grounds that the application had failed to demonstrate that there was an essential need for
an agricultural worker to be permanently based at the site.
This latest application is based on there being an essential need for a worker to live on site to
develop the enterprise into a viable business over the next three years and making a case for
a permanent dwelling.
The applicant owns 30 acres (12.14 HA) of grassland. There is a block of 120 acres (48.56
HA) of land nearby occupied on farm business tenancy which expires this year but with a
letter of intention from the owner to grant a 10-year farm business tenancy; and a further 80
acres (32.37) of grazing is occupied by annual arrangement; in addition arrangements are
entered into locally over c300 acres (121.41 HA) acres for winter sheep grazing.
The applicant runs a mixed flock of c500 ewes. They are lambed during the April period.
The proposal is to expand and develop the livestock enterprise by increasing the sheep flock
to 600 (split the lambing with 200 lambing in January and the remaining 400 in April), and to
outdoor rear a pig fattening enterprise with 3 sows on site.
The application site is located outside of any settlement being approximately 1km to the
North-west of the settlement limits of Wotton under Edge and approximately 1km to the
South of the settlement of North Nibley. The site is therefore considered to be in the open
countryside for development plan purposes. The proposed residential development would
therefore conflict with the development strategy for the District as set out in Policies CP1 and
CP2 of the Local Plan. The Council is able to demonstrate a five year supply of deliverable
housing sites. For this reason the site is considered to be in an un-sustainable location
remote from services and facilities.
Local Plan Policy CP15 is relevant when assessing proposals for new development in rural
locations. The site is located in the countryside, outside identified settlement limits. In order
to protect the separate identity of settlements and the quality of the countryside, Policy CP15
places restrictions on new development outside identified settlement limits. In terms of new
housing in the countryside, the policy only allows for dwellings essential to an existing
farming or forestry enterprise, for rural exception sites, for replacement dwellings, and for
enabling development to maintain a heritage asset of acknowledged importance. This
reflects the advice contained within Paragraph 55 of the NPPF. Publication of the NPPF
replaced PPS7 ‘Sustainable Development in Rural Areas’ and its Annex A, which provided
clear criteria to assess the ‘essential need’ of a dwelling, including temporary dwellings.
Although Annex A no longer constitutes planning policy, in the absence of any other
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guidance, it is still used as a benchmark by both Local Planning Authorities and agricultural
consultants for assessing this type of development.
INTENTION AND ABILITY
The intention is to expand the farming business with Scott Finlay taking on the business.
There is no doubt that Scott Finlay has the skill set to manage a mixed livestock enterprise of
the site proposed.
The proposed stock numbers are naturally reliant on the future availability of land and the
business is clearly heavily reliant on rented land, with little or no security. There is the
possibility that the 120 acres, presently on a Farm Business Tenancy and expiring this year,
will be let to the applicant for a further longer term; however until the agreement is completed
and terms clarified, this cannot be given any weight. Presently the only acreage that can be
relied on is the owned 30 acres which would barely support 100 sheep, which is not viable.
This concern was raised during the last application, but does not appear to have been
addressed/clarified.
It should be noted that the application does not deal with the availability of suitable land for
outdoor pigs, including the ability to rotate and rest land, and the issues of waste
management. Pigs kept on outdoor systems require very permeable soils which are well
drained. There is also a requirement for sufficient acreage in order to be able to rotate the
pigs and allow the land to recover and be reseeded. The application site comprises
Curtisden Series soil that is slowly permeable and poorly draining causing seasonal water
logging and prone to poaching. The consequences of poor ground conditions and pigs can
mean welfare issues, and in addition affect the applicant's ability to qualify for crosscompliance, which includes good soil management, and thereby potentially affect the
applicant's claim for support payments.
The applicant's agent has made reference to a new variety of grass call Rhizomatous Tall
Fescue which has been trialled by a 5500-outdoor Norfolk sow unit for its hardy qualities in
maintaining a green cover and drought resistance. However, no detail was been provided as
to the Norfolk farm's stocking rate, ability to rotate, the soil type/quality of the farm and indeed
whether it could be grown successfully on the field at Bournstream.
No assessment/case has been made as to how pigs can be kept on this land and it is
considered that there is no proven case that there is the practical ability to build up and
maintain the proposed stocking for the foreseeable future.
FUNCTIONAL NEED
The majority of the husbandry duties involving housed livestock would be routine such as
handling, sorting feeding, checking, and treating, which in any case would be carried out
during the working day, with a check first and last thing. This would include both the pigs and
sheep.
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In the case of sheep, for the majority of the year they will be out to grass. During the core
lambing season, which in this case is during January and April, there will be a requirement for
someone to be on duty during the night. Whether there is a dwelling on site or not, it does
not affect the welfare of the ewes and lambs during lambing, since lambing is something that
is planned for, and the duties in and around the lambing ewes can be likened to shift work. If
it was found that there was a functional need for there to be somebody based on site for the
periods of lambing, it would only be at best a seasonal need. It is commonplace for sheep
farms to bring a touring caravan on site during this period. This is not because there is a
functional need, but to provide "off-shift" accommodation for that person.
In the case of the sows, then around farrowing time there would be need for extra vigilance
and frequent observation, some of which might be required out of normal working hours
before and after the farrowing, especially to maximise piglet survival. There would be little
more than 6 farrowings in a year, and on that scale, it would fall a long way short of there
being a requirement for a permanent on-site presence. The assessment of the functional
need naturally relates to stock numbers and the lack of secure availability of land.
It is considered that there is no proven case that there is a functional need for a worker to be
based on site even for a temporary period.
FINANCIAL CONSIDERATIONS
While financial considerations are no longer a test within the NPPF, the Council’s Agricultural
consultant has drawn attention to the applicant’s heavy reliance on rented land which gives
less of a foundation on which to rely on when considering financial viability.
Based on the information submitted, it is considered that the proposed business cannot be
said to be planned on a sound financial basis.
OTHER DWELLINGS
The applicant Mr P Finlay lives in North Nibley and has managed the livestock from here for
30 years, which has included up to 600 sheep plus cattle and pigs.
Scott Finlay lives in Gloucester from where it would be difficult to manage a livestock
enterprise from. However, the site is within an easy commute of the nearby settlements of
North Nibley and Wotton under Edge, the locations of which would suffice in meeting any
functional need requirement based on the proposed scale of enterprise.
In summary, advice has been sought from an independent agricultural advisor who has
undertaken an appraisal of the application. Their report highlights a number of issues with
regards to the functional need for a worker to be permanently based on site, and the financial
viability of the business. In addition it is highlighted that there are plenty of properties
available within an easy commute of the site. The report concludes that there is no essential
need for a temporary dwelling.
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DESIGN AND LAYOUT
The site is within a designated AONB, where priority will be given to the protection and
enhancement of the natural and scenic beauty of the landscape.
Bournstream itself
comprises a small group of houses forming a primarily linear form of development along the
B4060. A new dwelling in this location is unlikely to be viewed as an isolated dwelling within
the countryside. Policy ES7 of the Local Plan seeks to ensure new development within the
AONB is appropriate in terms of its location, materials, scale and use. A temporary dwelling
in this location, whilst its temporary nature would not in keeping with its immediate
surroundings, any visual impact would be for a temporary period and not cause permanent
harm to the surrounding landscape character.
RESIDENTIAL AMENITY
Given the size of the plot and the degree of separation to neighbouring properties the
dwelling proposed would not cause detrimental harm to neighbouring occupier's amenities.
HIGHWAYS
Adequate visibility splays can be provided and sufficient parking and turning facilities are
shown and would ensure that vehicles and pedestrian can successfully negotiate the site. As
such, access arrangements are considered to be acceptable.
REVIEW OF CONSULTATION RESPONSES
North Nibley Parish Council Support the application.
A number of letters of support have been received in relation to this application. Copies of
these letters can be viewed on the electronic planning file.
RECOMMENDATION
The proposal is NOT considered to comply with the provisions of policies listed in the
reasons for refusal and contained in the adopted Stroud District Local Plan, November 2005
and the core planning principles set out in the NPPF.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
For the
following
reasons:

1.

The site is located outside identified settlement development limits,
being approximately 1km from the edge of the settlement limits of
Wotton under Edge and North Nibley and is considered to be in an
unsustainable rural location remote from services and facilities.
The proposal applied for here is a temporary agricultural workers
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dwelling; however the applicant has failed to demonstrate that
there is an essential need for an agricultural worker to be based at
this site. With no rural justification, community need or other
overriding justification being provided, the proposal is not
imperative or essential in this countryside location. The proposal
therefore would conflict with the development strategy for the
District as set out in policies CP1 and CP2 of the adopted Stroud
District Local Plan and would not comply with the principles as set
out in Policy CP15 of the Local Plan.
Informatives:
1.

For the reasons given above the application is recommended for
refusal. The applicant/agent has been contacted and the issues
explained. Furthermore, the case officer has suggested that the
application be withdrawn so that the project can be fully discussed.
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Item No:

04

Application No.
Site No.
Site Address

S.18/0217/FUL
PP-06689592
4 Court Orchard, Painswick, Stroud, Gloucestershire

Town/Parish

Painswick Parish Council

Grid Reference

386630,209516

Application
Type
Proposal

Full Planning Application

Applicant’s
Details

Mr & Mrs D. Harley
C/O AC Planning Solutions Ltd, 12 Marling Crescent, Stroud, GL5 4LB

Demolition of existing dwelling, and the erection of three bungalows.
(retirement housing for over 55s)
Recommendation Refusal
Call in Request
Painswick Parish Council
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Agent’s Details
Case Officer
Application
Validated

AC Planning Solutions Ltd
12 Marling Crescent, Stroud, GL5 4LB,
Gemma Davis
30.01.2018

CONSULTEES
Comments
Received

Archaeology Dept (E)
Contaminated Land Officer (E)
Painswick Parish Council

Constraints

Affecting the Setting of a Cons Area
Area of Outstanding Natural Beauty
Consult area
Conservation Area
Within 50m of Listed Building
Painswick Parish Council
Settlement Boundaries (LP)
Single Tree Preservation Order Points

OFFICER’S REPORT
MAIN ISSUES
o
o
o
o
o
o
o
o
o
o

Background
Principle of development
Design and layout
Residential Amenity
Highways
Landscape and trees
Archaeology
Heritage assets
Ecology
Obligations / affordable housing

DESCRIPTION OF SITE
The site comprises land associated with a detached dwelling occupying a large plot that is
within the settlement boundary in Painswick. The land level falls steeply to the south within
the site. Much of the boundary is defined by mature conifer hedging and there are some
protected trees around the southern boundary of the site. The property has a shared access
to the public highway that serves the public car park. The site lies within a Conservation Area
and the Cotswold Area of Outstanding Natural Beauty and the building to the immediate
north-east is a Grade I Listed Building and Castle Hale to the south-east is Grade II Listed.
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PROPOSAL
The application proposes the demolition of the existing dwelling on the site and erection of
three dwellings for over 55's with associated gardens and parking areas.
It is noted that the submitted application details the erection of three bungalows, however the
submitted plans identify 1.5 storey properties.
REVISED DETAILS
None
MATERIALS
Walls:
Roof:
Doors/windows:

Cream render
Redland Regent Heritage Brown tiles.
Unknown

REPRESENTATIONS
Statutory Consultees:
The Council’s Environmental Health Officer has recommended standard conditions and
informatives should planning permission be forthcoming.
The County Council’s Archaeologist has no objection to the proposed development.
The Council’s Contaminated Land Officer has no comments to make on the proposed
development.
GCER have identified protected species potentially within 125m of the site.
Painswick Town Council supports the proposed development and have requested that the
application is called in to DCC should the application be recommended for refusal.
The Council’s Conservation Officer objects to the proposed development.
The Council’s Tree Officer objects to the proposed development.
The Council’s Water Resources Engineer has no comments or objections to the proposal.
Public:
To date over 20 objection letters have been received raising the following concerns:
o
o
o
o
o
o
o
o

Impact on trees
Design and materials out of keeping
Density disproportionate to area
Insufficient parking
Construction disruption
Designation of properties for over 55's
Highway safety
Hydrology
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NATIONAL AND LOCAL PLANNING POLICIES
National Planning Policy Framework.
Available to view
at:http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
Planning (Listed Buildings and Conservation Areas) Act 1990
Section 66(1). - Impact on setting of listed building
Section 72(1). - Impact on Conservation Area
Stroud District Local Plan.
Policies together with the preamble text and associated supplementary planning documents
are available to view on the Councils website:
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_forweb.pdf
Local Plan policies considered for this application include:
CP1 - Presumption in favour of sustainable development.
CP2 - Strategic development locations
CP3 - Settlement Hierarchy.
CP9 - Affordable housing.
CP14 - High quality sustainable development.
HC1 - Meeting small-scale housing need within defined settlements.
ES3 - Maintaining quality of life within our environmental limits.
ES6 - Providing for biodiversity and geodiversity.
ES7 - Landscape character.
ES8 - Trees, hedgerows and woodlands.
ES10 - Valuing our historic environment and assets.
ES12 - Better design of places.
ES15 - Provision of outdoor play space.
The proposal should also be considered against the guidance laid out in:
Residential Design Guide SPG (2000)
Stroud District Landscape Assessment SPG (2000)
Planning Obligations SPD (2017)
Historic England Advice Note 3 - The setting of Heritage Assets
The application has a number of considerations which cover the principle of development and
the details of the proposed scheme which will be considered in turn below:
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BACKGROUND
Planning permission was granted in 2014 for the erection of two dwellings on the site.
Planning permission was refused in August 2017 for a nearly identical scheme (Ref:
S.17/1375/FUL). The application was refused for the following reasons:
o
The proposed development, by virtue of its layout, size and scale would result in an
overly cramped form of development which is out of scale and character with the immediate
setting and local context, contrary to the requirements of Policy HC1 (criteria 1 and 4) of the
adopted Local Plan, November 2015.
o
The proposed development, by virtue of the proximity of the proposed dwellings,
would lead to an unacceptable impact on the protected trees to the south of the site. In
addition, the large trees would provide a significant amount of shadowing of the proposed
dwellings which would lead to pressure for their reduction in height or felling. The proposal is
therefore contrary to the requirements of Policy ES8 of the adopted Local Plan, November
2015.
o
The proposed development's scale, siting and design would make it a visually strident
and overbearing intrusion into key views of and from the Grade I listed Court House and the
Grade II listed Castle Hale; therefore the proposal fails to accord with policies set out in
Paragraphs 126-141 of the NPPF and Policy ES10 of the Stroud District Local Plan 2015,
and guidance from the Historic Environment Good Practice Advice in Planning, Note 2 Managing Significance in Decision Taking in the Historic Environment, and The Historic
Environment Good Practice Advice in Planning: Note 3 .
The following amendments have been made to the submitted scheme following the previous
refusal:
o

The properties have been re-sited in a northerly direction.

o

Unit 4 has been re-orientated so that its ridgeline runs parallel to the site boundary.

o

The description of development includes 'over 55s'.

o

Dwellings dug into site to reduce height

PRINCIPLE OF DEVELOPMENT
The application site is located within the development limit of Painswick, a third tier
settlement as defined by policy CP3. Such settlements have the ability to support
development due to the level of facilities and services in the locality. The site itself is located
within relatively close proximity to several services and facilities.
The plot in this particular case already benefits from being in residential use. The plot is also
set amongst other properties, within a residential area of Painswick. In this context, the
principle of further residential development on the site can be considered.
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DESIGN AND LAYOUT
The proposal is to demolish the existing property and replace with three detached properties,
1.5 stories in height with rooms in the roof space. The street scene leading to the site
possesses no clear vernacular, other than large properties positioned within large plots.
Court Orchard itself comprises a mix of building styles ranging from two and three storey
dwellings of a variety of designs. The proposed dwellings are of a relatively modern
contemporary design and therefore would add to the variety of styles of properties that
already exist. The dwellings are large but the form and mass of them has been broken up
with the irregular shape of the buildings and the varying roof forms.
Given the size of the site, it is accepted that the dwellings could be accommodated while
providing adequate private amenity space for the occupants, in accordance with the Council's
Residential Design Guide. The plans also suggest that the site would not appear cramped or
overdeveloped, however, the introduction of three new dwellings on this plot would be at
odds and out of form and context with the existing pattern of development on Court Orchard
and not compatible with the character and amenity of this part of the settlement.
The proposed site currently affords open views through the cul-de-sac to the listed buildings
beyond and through Court Orchard itself. Furthermore, the layout of the road and the
spacing between the properties on Court Orchard contribute to the amenity of the area as a
whole, which generally remain open and spacious. These areas contribute to the character
and appearance of the road by providing relief from the built form. The development of the
proposed site would erode this spacious character and create an enclosed feeling that would
detract from the character and appearance of the area. Furthermore, permission has already
been granted to the north of the site for a large additional dwelling and this is considered to
be the absolute maximum that the whole site could accommodate without appearing
cramped or overdeveloped or at odds and out of form and context with the existing pattern of
development.
RESIDENTIAL AMENITY
The proposed plans show suitably orientated and fenestrated dwellings that would be located
a sufficient distance away from surrounding residential properties so as not to cause an
overbearing effect, loss of light or loss of privacy. Current levels of amenity would therefore
be preserved in accordance with Policy ES3.
HIGHWAYS
The addition of three dwellings onto the existing road network would not result in a significant
increase in traffic generation.
Sufficient parking and turning facilities are shown and would ensure that vehicles and
pedestrians can successfully negotiate the site. As such, access arrangements are
considered to be acceptable.
Moreover, the site is located within the defined settlement boundary and future occupiers of
the properties would have easy access to local facilities without the need to travel by car.
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LANDSCAPE AND TREES
The site is located within an area that is predominantly residential. As such it would be
difficult to demonstrate that significant landscape harm is created by the proposal.
The application has been submitted in full for the demolition of the existing dwelling, and the
erection of three bungalows. To the south of the bungalows is a row of mature trees subject
to a tree preservation order.
In spite of the amendments made to the previously refused scheme under reference
S.17/1375/FUL, the Council’s Arboriculturalist maintains his previous concerns in respect of
the impact of the proposal on the TPO’d trees.
Of the row of mature trees on the southern boundary, four are Acers protected by a Tree
Preservation Order, and the other mature trees are situated in the designated Conservation
Area.
The proposed location of the dwellings would mean that the rear gardens of the properties
would be heavily shaded by the trees at conflict with potential future occupants of proposed
properties who would want trees to be in harmony with their surroundings without casting
excessive shade, or otherwise unreasonably interfering with their prospects of reasonably
enjoying their property.
Development layouts which affect protected trees require careful adjustments to ensure that
the trees which are to remain do not cause unreasonable inconvenience to future occupiers,
if not this will inevitably lead to requests for consent for the trees to be felled. Site layouts
which merely avoid the exclusion zones may not, therefore necessarily be adequate and it
should be remembered that these trees are on the southern boundary of the site adjacent to
the proposed rear gardens. It is therefore important to ensure that the trees which are to
remain can reasonably be retained to maturity, thereby providing maximum amenity benefits
with minimum maintenance requirements. In considering the juxtaposition of trees and
buildings, site layout design should ensure that the trees are given adequate space including
sufficient allowance for future growth, without the need for excessive or unreasonable
pruning. The proposed location of the dwellings in this application fails to address these
issues.
The predicted mature height, branch spread and crown form of individual trees should be
assessed in conjunction with site factors such as aspect, topography, soil conditions and
exposure. The ultimate mature size of any individual tree will be dependant on site specifics
and in cases like this a qualified assessment should be sought.
Site layouts should ensure that garden areas are of an adequate size, are large enough to
enable normal domestic use and can reasonably accommodate the trees, including
allowance for future growth. Garden areas should normally be sufficient to allow reasonable
extensions of the main dwelling and other permitted development rights without reducing the
amount of usable garden to unacceptable levels.
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To conclude, whilst the proposed units have been sited further away from the trees that form
the southern boundary, the proximity is still considered unacceptable for the reasons outlined
above.
ARCHAEOLOGY
The application site is archaeologically sensitive as it is located within the area of Painswick
which is thought to have been occupied during the medieval period.
In connection with a previous application for development on this site the application site was
investigated by means of a programme of archaeological assessment and evaluation. The
submitted application is supported by reports on an archaeological desk-based assessment
(Foundations Archaeology, July 2014) and an archaeological evaluation (Foundations
Archaeology, October 2014) undertaken in connection with that previous scheme.
The results of the programme of assessment and evaluation were negative, in that no
significant archaeological remains were observed during the investigations.
HERITAGE ASSETS
The site lies adjacent to two listed buildings: the Grade I listed Court House and the Grade II
listed Castle Hale, and is on the border of the Painswick Conservation Area.
From the public realm, the proposed development would have very little impact on the setting
of the listed buildings; however, the significance of the setting of listed buildings does not
relate merely to public views. There would be a direct inter-visibility between the development
and the listed buildings from several private view points.
Castle Hale is a handsome house sited in generous grounds. Its principle elevations are
those dating from a large 18th century remodelling when the original building was
transformed from a good vernacular building into a gracious residence resembling a small
country house. Castle Hale's backdrop is verdant with views rising up past the Court House
to the church behind. In spite of the construction of Court Orchard and Castle Close in its
former grounds, later development has not compromised the immediate setting of the listed
building.
Notwithstanding the proposed amendments to the previously refused scheme under
reference S.17/1375/FUL, the proposed houses would still run adjacent to Castle Hale's main
entrance drive. Although there is currently some screening through mature trees on the
boundary, the development would be visible in views of the house for much of the year and at
night. Given the proximity and scale of the development, and the topography of the site, the
proposed dwellings would be a visually overbearing presence that would significantly erode
the exclusive setting of the prestigious Castle Hale, so harming the significance of the Grade
II listed building.
The Court House is a Grade I Listed building dating from the 16th /early 17th century. Its
most striking elevation is to the west. Whilst the proposed development would have less
impact on views of the Court House, there is likely to be a significant impact on views from
the house. In spite of the buildings of Court Orchard and Castle Close, the Court House has
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a reasonably clear out look to the west. The space afforded by the gardens at 4 Court
Orchard contributes to this. The proposed dwellings would be visible from the house,
including from the canted bay window of the principle room. The number of buildings would
appear as a small housing estate in these key views, so greatly suburbanising the views from
the Grade I listed building, thereby causing harm to its significance.
The proposed development would encroach on the Conservation Area, but not so
detrimentally as to be unacceptable.
To conclude, the identified harm would be less than substantial in terms of the Framework,
therefore paragraph 134 of the NPPF is triggered. Whilst it is acknowledged that there would
be some public benefit arising from the development, it is not considered that it would be so
significant as to outweigh the harm to the setting of the listed buildings.
ECOLOGY
The site consists of a detached dwelling and its associated curtilage. It was evident from the
Officers site visit that the garden area of the site is relatively maintained. A bat roost
assessment was submitted with the application and it concluded that after examination of the
property and its surroundings, it was found to have negligible potential for bats with no
potential access points or roost sites. However, the western gable provided some potential
for nesting birds.
The submitted report concluded that no further surveys are necessary and the building
should be demolished outside of the bird breeding season (March to August inclusive). If this
is not possible the base of the Virginia creeper should be cut in the autumn, after the bird
breeding season is finished, this will ensure that the Virginia creeper does not produce leaves
during the following bird breeding season and discourage birds from nesting.
OBLIGATIONS / AFFORDABLE HOUSING
The Council has implemented a Community Infrastructure Levy (CIL).
additional questions form has not been submitted with the application.

A completed CIL

Adopted Local Plan policy CP9 specifies that small scale residential schemes (1 -3 dwellings)
for should pay a contribution to affordable housing of at least 20% of the total development
value (where viable). Given that this policy has now been tested and it has been shown that
the majority of these very small sites have been unable to support a payment towards
affordable housing, the Council will only be pursuing an affordable contribution in respect of
sites less than 4 units where the combined floor area of the units exceeds 1000m².
CONCLUSION and RECOMMENDATION
As outlined above, the revised scheme is not dissimilar to that of the previously refused
scheme. The amendments do not overcome the concerns previously expressed. As such,
the proposal is NOT considered to comply with the provisions of policies listed in the reasons
for refusal and contained in the adopted Stroud District Local Plan, November 2015 and the
core planning principles set out in the NPPF.
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HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
For the
following
reasons:

1.

The introduction of three dwellings on this plot would be at odds
and out of form and context with the existing pattern of
development on Court Orchard and not compatible with the
character and amenity of this part of the settlement. The layout of
the cul-de-sac and the spacing between the dwellings on Court
Orchard contribute to the amenity of the area as a whole, which
generally remain open and spacious. These areas contribute to the
character and appearance of the cul-de-sac by providing relief
from the built form, and by their use as domestic gardens. The
development of the proposed site would erode this spacious
character and create an enclosed feeling that would detract from
the character and appearance of the surrounding estate. The
proposal is therefore contrary to Local Plan Policy HC1(1) and (4).

2.

The proposed development, by virtue of the proximity of the
proposed dwellings, would lead to an unacceptable impact on the
protected trees to the south of the site. In addition, the large trees
would provide a significant amount of shadowing of the proposed
dwellings which would lead to pressure for their reduction in height
or felling. The proposal is therefore contrary to the requirements of
Policy ES8 of the adopted Local Plan, November 2015.

3.

The proposed development's scale, siting and design would make
it a visually strident and overbearing intrusion into key views of and
from the Grade I listed Court House and the Grade II listed Castle
Hale; therefore the proposal fails to accord with policies set out in
Paragraphs 126-141 of the NPPF and Policy ES10 of the Stroud
District Local Plan 2015, and guidance from
the Historic
Environment Good Practice Advice in Planning, Note 2 - Managing
Significance in Decision Taking in the Historic Environment, and
The Historic Environment Good Practice Advice in Planning:
Note 3.

Informatives:
1.
In accordance with Article 35 (2) the Local Planning Authority have
worked with the Applicant. The case officer was in regular contact
with the agent.
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2.

Plans considered:
29.1.18 - Context Sections 044-207
29.1.18 - Unit 2-4 Plans 044-101
29.1.18 - Units 2-3 Elevations 044-103
29.1.18 - Unit 4 Elevations 044-204
29.1.18 - Unit 4 Floor Plans 044-205
29.1.18 - Units 2-4 garages
7.2.18 - Site location plan, sections and block plan 044-000
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Item No:

05

Application No.
Site No.
Site Address

S.18/0322/HHOLD
PP-06732403
The Bungalow, Wallow Green, Horsley, Stroud

Town/Parish

Horsley Parish Council

Grid Reference

383816,198871

Application
Type
Proposal

Householder Application

Recommendation
Call in Request

Permission
Councillor Stephen Robinson

Extension and renovation of existing bungalow, part 2 storey extension,
part first floor and ground floor extension. Demolition of the existing
garage and lean to extension. Removal of the existing roof and some
external walls.
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Applicant’s
Details
Agent’s Details
Case Officer
Application
Validated

Mr & Mrs Robinson
The Bungalow, Wallow Green, Horsley, GL6 0PB,
Miss Emma Taylor
The Old Warehouse , Old Market, Nailsworth, GL6 0DU,
Rachel Brown
09.02.2018

CONSULTEES
Comments
Received

Horsley Parish Council
Biodiversity Officer

Constraints

Area of Outstanding Natural Beauty
Kemble Airfield Hazard
Neighbourhood Plan
Nympsfield Airfield Zone
Horsley Parish Council
Affecting a Public Right of Way

OFFICER’S REPORT
MAIN ISSUES
o
Design and appearance
o
Residential Amenity
o
Highways
o
Ecology
DESCRIPTION OF SITE
The site is located in a rural setting within a small group of houses known as Wallow Green,
and comprises a detached late 1960's bungalow positioned towards the front of a relatively
large plot. The property is clad in Bradstone and is of little architectural merit.
The site is within the open countryside, outside of any development settlement limits, and
within the Cotswold Area of Outstanding.
PROPOSAL
Extension and renovation of existing bungalow, part 2 storey extension, part first floor and
ground floor extension. Demolition of the existing garage and lean to extension. Removal of
the existing roof and some external walls.
REVISED DETAILS
Revised plans show both the ridge and eaves heights reduced by 200mm.
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MATERIALS
Walls:
Dark and light coloured vertical timber cladding
Roof:
Standing seam metal roof and green roof
Windows:
Dark framed double/triple glazed windows
Doors:
Dark grey framed solid and partly glazed doors
REPRESENTATIONS
Statutory Consultees:
GLOUCESTERSHIRE COUNTY COUNCIL - this development does not appear to affect the
public right of way.
HORSLEY PARISH COUNCIL - Object to the proposal on the following grounds:
o
Proposal does not meet environmental objectives as set out in NPPF
o
Major enlargement and detracts from character and appearance of area
o
Height, scale and design are over bearing
o
Out of keeping with scale of original building
o
Cramped and overdeveloped site
o
Design is disrespectful of surroundings
o
Lack of recognition of relationship with neighbouring built environment
o
Detract and damage surrounding built and natural environment
o
Imposing size and roof height will have an unacceptable adverse impact on
neighbours
o
Use of metal roof and wood cladding and design neither sympathetic or complimentary
to the landscape
o
Proposed building will obscure skyline and be overbearing
o
Concern that Cotswold stone is to be removed
Public:
To date 13 letters of objection have been received. Objections raised relate to:
o
Height of building restricts light to garden
o
Materials not in keeping/would not blend in/not sympathetic
o
Removal of stone wall
o
Excessive size and height out of proportion
o
Reduction in parking
o
High and size is large and high and would dominate landscape
o
Much higher than adjoining cottages and would overshadow them
o
Existing wooden building is un-obstructive garage/cannot be compared
o
Out of character with area
o
Height is excessive and unnecessary
o
Overbearing
o
Not of traditional style
o
Block neighbour's light and impose their privacy
o
Intrusive and out of character with current dwellings
o
Set a precedent
o
Scar on the landscape
o
Too visible from distance
o
Does not integrate into natural setting
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o
o

Detrimental impact on neighbouring properties and general character of village
Not an extension should be described as demolish and rebuild

1 letter of comment have been received. Comments raised relate to:
o
Generally in favour of development
o
An improvement on the existing
o
A lower profile would be more in keeping with neighbouring buildings
11 letters of support have been received on the grounds of:
o
Opportunity to improve design, character and appearance of existing dwelling
o
Design and materials appropriate for design and surroundings
o
Significant improvement on current bungalow
o
Existing bungalow is an eyesore
o
No detrimental effect on neighbouring properties, countryside or environment
o
Large plot and not overdeveloped
o
Does not diminish view of surrounding properties
o
Sufficient separation from neighbours with regards shadowing and overbearing issues
o
Adequate parking
o
Existing building poorly insulated
o
Improve energy efficiency of building
o
Impact on environment would be positive
o
Re-uses 3 out of 4 existing walls
o
Sustainable material/environmentally friendly
o
Horsley and surround area architecturally diverse
o
Sensitive building should be encouraged
o
Flat roof will encourage biodiversity
o
Properties in area have wooden exteriors and metal roofing material
NATIONAL AND LOCAL PLANNING POLICIES
National Planning Policy Framework.
Available to view
at:http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
Stroud District Local Plan.
Policies together with the preamble text and associated supplementary planning documents
are available to view on the Councils website:
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_forweb.pdf
Local Plan policies considered for this application include:
HC8 - Extensions to dwellings.
ES3 - Maintaining quality of life within our environmental limits.
ES6 - Providing for biodiversity and geodiversity.
ES7 - Landscape character.
ES12 - Better design of places.
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NEIGHBOURHOOD PLAN
Horsley has been designated as a Neighbourhood Area however a Neighbourhood
Development Plan has yet to submit a Neighbourhood Development to the Council.
PLANNING CONSIDERATIONS
DESIGN/APPEARANCE/IMPACT ON THE AREA
The existing property is of no real architectural merit and is poorly insulated. The proposal
would improve the energy performance of the existing building by insulating the existing floor
slab and external walls. The existing property has an approximate footprint of 100.4sqm,
with a detached garage of approximately 12sqm. The proposed scheme has a footprint of
approximately 153.9sqm excluding an external shed of approximately 6.6sqm. The proposal
would extend the length of the building by around a further 4m and increase the ridge height
by approximately 2.58 metres. The ground floor existing walls (except for the eastern end
gable wall) and slab would be retained.
The property sits within a relatively large plot that would easily accommodate the proposed
53.5sqm increase in footprint whilst retaining an appropriately sized garden and maintaining
a visual break to the site boundary to ensure the plot does not appear cramped or
overdeveloped.
The existing property is a 1960's bungalow clad in reconstructed stone. The building is unoffensive, but of no particular architectural merit and not in keeping with the nearby traditional
2-storey Cotswold stone terraced cottages. Other neighbouring properties within the vicinity
include a row of three terraced stone cottages on the opposite side of the lane and a
detached rendered dormer bungalow approximately 55 metres to the south.
The ridge height of the extended property would be higher than the ridge height of the
neighbouring cottages, however there is a separation distance of at least 20 metres and
therefore would be viewed in separation to the neighbouring cottages. Although an increase
in height would result in the extended property appearing more prominent within the street
scene, the visual impact would be alleviated by its simple form and detailing and ensure there
would be no harm caused to the character of the area and the landscape within this part of
the AONB.
Furthermore, the building would be clad in dark and light colour vertical timber boarding, a
natural material that will fade over time. The material is appropriate to the design of the
proposal and to its wider rural setting.
RESIDENTIAL AMENITY
There is a separation distance of approximately 20 metres between the extended dwelling
and the neighbouring property to the north west. Whilst the neighbouring property has
windows that have an outlook towards the application site, the amount of separation would
be sufficient to ensure that there would be no significant loss of light or overbearing impact.
Some additional shadowing may occur to the neighbour's garden; however this would not be
so severe as to warrant refusal on the grounds of amenity impact. All windows to the north
west elevation at first floor would be obscurely glazed to maintain privacy levels and to
comply with the Council's Residential Design Guide.
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The outlook from the neighbouring properties, including those to the west of the application
site, would change, however would not have a detrimental impact on the amenities of the
neighbouring occupiers. Loss of a view is not material planning consideration and can be
afforded little weight in the decision of this application.
HIGHWAYS
The existing wall to the front west boundary is to be demolished to allow full access to the
front area for parking. Whilst the removal of the Cotswold stone wall is unfortunate, this in
itself does not require planning permission. Furthermore, the lane is an unclassified highway
and as such the alteration to the existing access would be permitted development.
Following construction of the extension, sufficient parking provision would be available to
comply with the Council's parking standards and the development would not result in any
significant increase in vehicular movements and would not be detrimental to highway safety.
ECOLOGY
Given the nature of the works and the location of the site, an initial walk-over survey was
carried out to check for any evidence of bats. After considering the submitted bat survey it is
concluded that bats are not using the structure. However, bats by nature are highly mobile
opportunistic creatures so their presence can never be totally discounted; it is therefore
recommended an informative be included in any granting of permission advising the
applicants of this possibility.
REVIEW OF CONSULTATION RESPONSES
Letters of objection, comment and support have been received in response to the application
and these are available to view on the electronic planning file.
The objections and comments raised have been duly noted and considered in full in the main
body of this report.
RECOMMENDATION
In light of the above, it is considered that the proposal complies with the policies outlined.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
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Subject to the
following
conditions:

1.

The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason:
To comply with the requirements of Section 91 of the Town and
Country Planning Act 1990 as amended by Section 51 of the
Planning and Compulsory Purchase Act 2004.

2.

The development hereby permitted shall be carried out in all
respects in strict accordance with the approved plans listed below:
Site Plan Proposed of 09/02/2018
Plan number = SD 200
Proposed floor plan of 09/02/2018
Plan number = SD 201
Section of 20/03/2018
Plan number = SD 220

Version number = A

Proposed Elevations of 20/03/2018
Plan number = SD 240 Version number = A
Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.
3.

The upper floor windows proposed in the north elevation of the
hereby permitted shall be glazed in obscure glass and maintained
as such thereafter.
Reason:
In the interests of the amenities of occupiers of adjoining
residential properties and to comply with Policy ES3 of the Stroud
District Local Plan, November 2015.

Informatives:
1. In accordance with Article 35 (2) the Local Planning Authority have
worked with the Applicant. The case officer was in regular contact
with the applicant/agent, acting in a positive and proactive manner,
seeking dialogue and solutions.
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2. Although the risk of bats being affected is considered by the local
planning authority to be low, the applicant is advised that this
remains a possibility. Therefore, if at any time during the proposed
works, bats, or signs of bats (e.g. droppings) are found then all
works must stop and advice should be sought from Natural
England before any further work proceeds. All bats and their roost
sites are protected under the Wildlife and Countryside Act 1981
and The Conservation Habitats & Species Regulations 2010 from
disturbance and harm.
3.

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