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Item No:  04  
Application No.  
Site No. 

S.18/0023/FUL 
PP-06488305 

Site Address  Workshop, Downton Farm, Stanley Downton, Stonehouse 
 

Town/Parish  Leonard Stanley Parish Council 
 

Grid Reference  379850,204092 
 

Application Type  Full Planning Application  
 

Proposal  Demolition of existing industrial building (class B2 use) and erection of 
one single dwelling with parking and access. 
 

Recommendation  Refusal 
Call in Request  Councillor Stephen Lydon 
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Applicant’s 
Details 

Metier Homes Ltd 
North Warehouse, Gloucester Docks, Gloucester, GL1 2FB,  

Agent’s Details  Mr Oliver Rider 
North Warehouse, Gloucester Docks, Gloucester, GL1 2FB,  

Case Officer  Laurence Corbett 
 

Application 
Validated 

02.01.2018 

 CONSULTEES 
Comments  
Received  

Leonard Stanley Parish Council 
Environmental Health (E) 
Contaminated Land Officer (E) 

Constraints  Within 50m of Listed Building     
Leonard Stanley Parish Council     
SAC SPA 7700m buffer     
 

 OFFICER’S REPORT 
 
MAIN ISSUES 
o             Principle of development 
o             Design and appearance 
o             Residential Amenity 
o             Highways 
  
DESCRIPTION OF SITE 
The proposal site is located south west of Stonehouse and adjacent to a village called 
Stanley Downton.  The site is located well outside of any settlement limits and consists of an 
historic farm complex where several buildings have benefitted historically from planning 
permission and listed building consent to convert them into dwellings due to their 
architectural merit and curtilage listed status.  
 
The building subject to this application is not considered to be curtilage listed being located to 
the west of the listed farm house and is a steel portal frame building finished in concrete 
blocks and corrugated asbestos sheets on the top half of the walls and roof.  The building is 
confirmed as being currently in use as a B2 unit (General Industrial).  The building is 
accessed from the lane at the southern boundary of the site.  A previous approval to the 
wider plot has detailed a new access to the north of the industrial unit. 
  
PROPOSAL  
The application seeks permission to demolish the existing light industrial building and to erect 
a new single dwelling with associated parking and access.   
  
REVISED DETAILS  
None. 
MATERIALS  
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Walls: Natural stone 
Roof: Eternit roof slates 
 
 REPRESENTATIONS 
Statutory Consultees : 
 
The Councils Contaminated Land Officer has recommended a full contaminated land 
condition should planning permission be forthcoming.  
  
The Councils Arboriculturalist has recommended a condition should planning permission be 
forthcoming.  
 
Parish council support proposal. 
 
Environmental Health concurs with submitted reports that the removal of unrestricted B2 
usage would result in a moderate to major beneficial impact to neighbouring occupiers of 
residential properties.  Further to this they recommend conditions be attached to any 
approval for the proposal. 
 
Planning Strategy state that this proposal is contrary to policies within the Stroud Local Plan 
2015 and should be refused unless material considerations suggest otherwise.  
 
Biodiversity Officer requests conditions be attached to any approval, as detailed in response 
to application S.17/1514/COU. 
 
Gloucestershire Highways do not object to this proposal. 
  
Public : 
Three letters of support.   
 
Comments include - as the majority of the surrounding structures have been given planning 
permission to residential this industrial unit would be out of place with surrounding properties. 
 
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_for-
web.pdf 
  
Local Plan policies considered for this application include: 
  
CP1 - Presumption in favour of sustainable development. 
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CP2 - Strategic growth and development locations 
CP3 - Settlement Hierarchy. 
CP9 - Affordable housing. 
CP14 - High quality sustainable development. 
CP15 - A quality living and working countryside. 
EI3 - Small employment sites (outside identified employment sites). 
ES3 - Maintaining quality of life within our environmental limits. 
ES4 - Water resources, quality and flood risk. 
ES6 - Providing for biodiversity and geodiversity. 
ES8 - Trees, hedgerows and woodlands. 
ES12 - Better design of places. 
  
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 both cover the principle of 
development and the details of the proposed scheme which will be considered in turn below: 
  
PRINCIPLE OF DEVELOPMENT  
A key element of the housing strategy of the newly adopted local plan is to concentrate new 
development at the higher-level tier of settlements whilst enabling some development to 
come forward at the smaller settlements, including affordable housing and other uses to meet 
local needs. This seeks to promote sustainable patterns of development, sustainable 
communities in rural areas, but also helps prevent the spread of development outside 
existing settlements. 
  
The site is situated within the Parish of Leonard Stanley which is identified within the adopted 
Local Plan as a third tier settlement that possesses a limited level of facilities and services.  
The site is located well outside of the defined settlement limit for the village.  
  
In the 'Making Places' section of the adopted Local Plan, the fourth point of the guiding 
principles of the Stonehouse Cluster states that: '...lower-tier defined settlements will see 
minimal levels of development except where it addresses needs identified by communities 
through their Neighbourhood Plans.'  The development site falls within a lower tier settlement 
but does not address any identified 'need', further to this, no information has been submitted 
to indicate that the applicant has sought the views of the local community and there is no 
mention of how the proposed housing would meet the needs of the community it is intended 
to serve, therefore the principle of further residential development in this location is not 
considered acceptable.   
  
In addition to this, the Local Plan Inspector also supported the principle and detailed 
boundary’s of defined settlement limits as 'a key element of the Plan's strategy to direct most 
new development to sustainable locations at the higher tier settlements; this helps to prevent 
the uncontrolled expansion and coalescence of settlements and safeguards the countryside 
from encroachment".  The proposed new property and its associated curtilage would involve 
further expansion of the settlement beyond the approved boundaries and therefore would 
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destroy the transition between open countryside and the settlement at this point which would 
be at odds and out of form and context with the existing pattern of residential development 
within this area of Leonard Stanley.  
  
The purpose of Policy CP15 of the Local Plan is to protect the separate identity of 
settlements and the quality of the countryside. It allows development in the open countryside 
subject to it complying with at least one of six principles. Upon satisfying these, the 
development must then satisfy a further six criteria. Whilst the explanatory text to the policy 
refers to certain types of development, the policy is applicable to all types of development, 
including the re-use of buildings. The fact that there is a pre-existing building does not 
amount to the location being essential for the use. Policy CP14 of the Local Plan generally 
supports the re-use of existing buildings that make a positive contribution to the character of 
the site and surroundings, which reflects one of the core planning principles set out in 
paragraph 7 of the National Planning Policy Framework (the 'Framework'). Policy CP15 does 
not conflict with this. It supports the re-use of buildings, only that in locations outside 
identified settlements such development must satisfy at least one of the stated principles.  
This proposal does not provide any such justification to comply with Policy CP15. 
  
Policy EI3 of the Local Plan protects small employment sites (outside identified employment 
areas) from non-employment uses such as housing unless wholly exceptional circumstances 
can be demonstrated.  The applicant has submitted a noise impact assessment with regards 
to the removal of the industrial unit and the proposed betterment this will have upon the 
residential properties at the Downton Farm complex.  The industrial unit is not redundant, it is 
fit for purpose and of a sound construction that does not require any alterations or repair, the 
applicant has not submitted any evidence for the relocation of this business.  The suggested 
benefit to future occupiers of the permitted residential conversion scheme for barns at 
Downton Farm, from replacing the existing workshop building with a dwelling, does not 
satisfy the wholly exceptional circumstances criteria required by Local Plan Delivery Policy 
EI3 to justify the loss of a standalone employment site. The proposed development would 
therefore be contrary to Local Plan policy EI3 for the protection of small employment sites 
(outside identified employment areas) from non-employment uses such as housing. 
 
As discussed above, the site is outside settlement development limits where the principle of 
residential development on the site cannot be supported. Insufficient justification has been 
submitted to allow development in this rural location and the proposal would not fall within 
any of the exceptions set out in Policy CP15 and in this respect the principle of residential 
development on the site cannot be supported. 
  
Paragraph 55 states that Local Planning Authorities should avoid new isolated homes in the 
countryside unless there are special circumstances such as where the development would 
re-use redundant or under used buildings that would result in an enhancement of its 
immediate surroundings.  In this instance, the industrial unit is not redundant, it is fit for 
purpose and of a sound construction that does not require any alterations or repair, therefore 
turning the building to residential would not result in an enhancement of its surroundings.  
  
Given the above, there is no reason of sufficient weight provided to overturn the Local Plan 
Inspectors recent considerations, therefore it is considered that the proposal is contrary to 



 

 
Development Control Committee Schedule 
05/06/2018 

 
Core Policies CP1, CP2, CP3, CP14, CP15 and EI3 of the adopted Stroud District Local Plan 
(November 2015) and paragraphs 7, 14, 17 and 55 of the National Planning Policy 
Framework. 
  
DESIGN AND LAYOUT  
Based on the submitted drawings, it is evident that the existing building is a simple single 
storey concrete block with corrugated sheet roofed building functional for its use as a general 
industrial building.  The proposed drawings identify a rather grand 1.5 storey stone built 
dwelling that has no relation to the existing industrial building subject to the footprint.  
  
RESIDENTIAL AMENITY  
Given the degree of separation between the proposed unit and the surrounding buildings, it is 
considered that the proposal will not result in a significant loss of light or overbearing effect to 
the occupiers of the neighbouring properties.  Furthermore, the proposal would not create 
any significant level of privacy loss.  
  
HIGHWAYS 
Given that the proposed building is already in an industrial use, it would be difficult to argue 
an increase in traffic and additional movements would severe enough to warrant a highway 
safety reason for refusal. 
  
Sufficient space for the parking of two vehicles has been provided for the new dwelling which 
would be adequate in accordance with SDC parking standards.  
  
ECOLOGY 
The submitted bat surveys have found low use of some buildings within the site complex by 
roosting bats units 3, 4 and 5. However the building proposed (unit 8) has negligible potential 
to support roosting bats. However, bats are found to forage and commute around the farm 
complex especially the orchard, increased external lighting levels above 1 LUX have the 
potential to impact local bat populations. 
  
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 2015 
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. 
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For the 
following 
reasons: 

 
1. The host building is a very basic utilitarian and functional structure, 

built of concrete block work, corrugated cement fibre sheeting 
roofing and steel sliding doors.  The building has no architectural 
or historic merit and does not contribute positively to the 
established character and sense of place. The proposed 
demolition of this building and erection of a new build would be 
tantamount to the creation of a new dwelling in the open 
countryside, unconnected to any rural enterprise or functional 
need.  Any enhancement of the site's immediate setting does not 
outweigh the conflict with Local Plan Policies CP1, CP2, CP3, 
CP14, CP15 and EI3 and paragraph 55 of the National Planning 
Policy Framework which seeks to direct new residential 
development within defined settlement limits and to protect the 
rural countryside from unsustainable development. 

 
Informatives: 
 
 1. In accordance with Article 35 (2) the Local Planning Authority have 

worked with the Applicant. Unfortunately, this application was 
submitted without any meaningful pre-application discussions.  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. 

 
 
 
 


