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Item No: 06 
Application No.  
Site No. 

S.18/0259/REM 
PP-06717058 

Site Address  Parcel H3-H5 & H8-H10, Land West Of Stonehouse, Grove Lane, 
Westend 
 

Town/Parish  Eastington Parish Council 
 

Grid Reference  378604,206340 
 

Application 
Type 

Reserved Matters Application  
 

Proposal  Reserved matters approval for the development of 262 dwellings plus 8 
self-build plots with associated infrastructure, parking, landscaping, public 
open space and locally equipped area of play - Parcels H3 (Partial), H4 
(Partial), H5 and H8 - H10. 
 

Recommendati on Approval 
Call in Request  As previously agreed by DCC 
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Applicant’s 
Details 

BDW Trading Ltd 
First Floor, South Wing, Equinox North, Great Park Road, Almondsbury 
Bristol 
BS32 4QL 
 

Agent’s Details  Pegasus Planning Group Ltd 
First Floor, South Wing, Equinox North, Great Park Road, Almondsbury 
Bristol 
BS32 4QL 

Case Officer  John Longmuir 
 

Application 
Validated 

08.02.2018 

 CONSULTEES  
Comments  
Received  

Contaminated Land Officer (E) 
Mr B Frewin (South Cotswold) 
Highways England 
Development Coordination (E) 
Eastington Parish Council 
Mr David Lesser 
Archaeology Dept (E) 
Policy Implementation Officer (E) 
Archaeology Dept (E) 
 

Constraints  Article 4 Directive     
Consult area     
Neighbourhood Plan     
Eastington Parish Council     
Affecting a Public Right of Way     
SAC SPA 7700m buffer     
 

 OFFICER’S REPORT  
 
THE  SITE 
The application site is towards the western end of the West of Stonehouse development. It 
takes in several land parcels largely south of the spine road, with a smaller parcel to the 
north. It borders the curtilage of The Grange and a well used public bridleway.  To the east it 
encroaches towards the centre of the wider development.    
 
S.18/0275/REM, for 138 dwellings, is also on this agenda, from David Wilson Homes, which 
lies immediately to the north/west, the other side of the spine road.  Whilst they have been 
submitted separately the proposals have been considered together. Submitted plans show 
the collective layouts and network of spaces.  
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THE PROPOSAL  
Detailed layout, elevational design and  landscaping (including boundary treatments and hard 
surfacing) for 181 open market houses and 81 affordable houses. A further 8 dwellings are 
outlined within the application site for self build but no details have been provided as it is 
expected individuals will come forward in due course.   
 
The application site includes a triangular shaped open space to the south west side, 
bordering on to The Grange.   
 
PLANNING HISTORY  
S.14/0810/OUT. Mixed use development for up to 1,350 dwellings and 9.3 hectares of 
employment land, open space, school and other infrastructure.  Permitted 14-4-16.  
 
This was supported by an Environmental Statement. A statement of compliance has been 
submitted. 
 
Condition 4 of the outline permission states: 
Submissions for the approval of the reserved matters for any phase shall be in accordance 
with parameter plans (H.0324_08-2F, H.0324_08-3F, H.0324_08-4F and H.0324_08-5F), 
and be in general accordance with the approved indicative masterplan, reference H.0324_08-
1F, the Design and Access Statement (reference H.0324_27-1, dated March 2014) and 
Design Strategy Informative submitted to the Council in December 2015 and be supported by 
a design and landscape statement describing how the proposals for that phase contribute to 
the overall design vision as submitted as part of this outline application and objective for the 
development as described at paragraph 3.4 of the Design and Access Statement dated 
March 2014. 
 
Parameter plans show development along the edge of Nastend.     
 
S.16/1965/DISCON Approval of area Master plan for parcels H6 (Redrow) and H1 (adjacent 
to this application). Permitted 19-12-16.  
 
URS were appointed to advise on the potential housing sites being considered in the Local 
Plan process, which led to the allocation. Their conclusions in the July 2013 Landscape 
Sensitivity Appraisal were:     
Medium - Low Sensitivity 
Key characteristics & Justification: 
Gently undulating agricultural landscape consisting predominantly of larger pastoral 
fields which appear to have been consolidated within the north western extent of the 
PL with agricultural intensification; 
 Bound to the south by the A419 and Stroudwater Business Park and to the East by 
the Bristol-Birmingham Railway Line; 
 Agricultural context is eroded by the presence of road and rail corridors and large 
industrial scale buildings associated with the Business park within the southern and 
eastern extents of the site; 
 Generally, tree cover and tall hedgerows provide a degree of visual containment 
although there remains a strong visual connection with adjacent Business Park and 
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residential edge of Stonehouse. Within most locations there is also a strong visual 
association with the elevated Cotswolds uplands to the east, particularly Doverow Hill; 
Hedgerows in some locations appear degraded and generally landscape elements are 
in moderate condition; 
Receptors primarily consist of users of the PRoWs, residents of adjacent farmsteads 
and users of local roads/M5 and rail corridor; 
Tranquillity heavily degraded by large industrial units, housing and the influence of 
road and railway infrastructure which is audible within most locations; 
Numerous PRoW suggest the agricultural landscape has amenity value. 
 
CONSULTATIONS 
Public objections: Loss of green space, inadequate buffer, loss of trees. 
 
Eastington Parish Council. Re-consulted on amended plans.  Comments awaited. 
 
County Highways:  Final comments awaited but no objection expected. 
 
Arboricultural Officer: Recommends conditions. 
 
CONSIDERATIONS  
 
Relevant Polices 
 
Local Plan  
This was adopted in November 2015. The following are particular relevant policies. 
CP1 “Presumption in favour of sustainable development” 
CP2 “Strategic growth and development locations”.  
CP3 “Settlement hierarchy”. This identifies Hunts Grove as a second tier.  
CP4 “Place Making”. This highlights the need for quality urban design and includes 
objectives. 
CP5 “Environmental development principles for strategic sites”. Emphasises townscape, 
accessibility, sustainability credentials. 
SO1: “Accessible communities”: requires affordable housing provision, healthcare, social 
/leisure/recreational opportunities and youth/adult learning.     
CP7 “Lifetime communities”:  Highlights the needs of an ageing population, as well as 
children and families as those with special needs. 
CP8 “New housing development”. This requires appropriate density, accessibility by bus, 
cycling and walking, layout including access and parking appropriate to the site and the 
surroundings. 
CP9 “Affordable housing”, requires 30% where viable.  The Policy states the Council will 
negotiate the tenure, size and type of affordable units on a site by site basis having regard to 
housing needs, site specifics and other factors. 
EI 16 “Provision of public transport facilities”.  Layouts should promote bus use and provision 
of associated facilities. 
SO5 “Climate change and environmental limits”. This promotes sustainability. 
CP14 “High Quality Sustainable Development”. This promotes SUDS, use of site 
opportunities, protection of biodiversity  and avoidance of pollution. 
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ES1 “Sustainable Construction and Design”. This encourages energy efficiency, waste 
minimisation and conserving water resources.       
ES3 “Maintaining quality of life within our Environmental Limits”. Development should not 
impair health and amenity, create flooding, jeopardise highway safety. 
ES4 “Water resources, quality and flood risk”. This provides ecological flood storage, respect 
for watercourse corridors and use of SUDS. 
ES5 “Air Quality”. This protects amenity through highway management, site layout and tree 
planting.  
ES6 “Providing for biodiversity and geodiversity”. This highlights the needs of protected 
species and their habitat, SSSI and key wildlife sites. It also promotes biodiversity.   
ES7 “Landscape Character”.  This highlights the AONB and its setting, as well as other 
landscape types. Materials, scale and use need to be sympathetic. Natural features such as 
trees, hedgerows, water courses should be retained. 
ES8 “Trees, hedgerows and woodlands”. Development should not jeopardise protected trees 
or hedgerows. 
ES10 “Valuing our historic environment and assets”. This protects heritage assets including 
archaeology as well as their settings. 
ES12. “Better Design of Places”. This looks at the various components of quality design. 
ES14 “Provision of semi-natural and natural green space within new residential 
development”. Development should provide at least 2ha of accessible natural green space 
per 1,000 population. No person should be more than 300m away from a natural green 
space. 
ES15 “Provision of outdoor play space”.  2.4ha is required per 1000 population. 
 
NPPF 
Whilst much of the document is relevant, the following paragraphs are particularly so: 
14. Presumption in favour of sustainable development. 
17. Plan led system. Support economic development, high quality design, flood risk, ecology 
landscape, promotion of walking, cycling and health.   
29-38. Promotion of sustainable transport. Reduce the need to travel. Promotion of walking, 
cycling. Use of Travel Plans. Consider location of homes/jobs/facilities. Layout to avoid 
conflict with non car users. 
47 Promotion of supply of housing. 5 year supply of deliverable sites +5% buffer. 
49 Housing policies are out of date in absence of 5 year supply.   
50 Wide choice of quality homes by size, tenure, type, including affordable, mixed 
communities. 
52 Large sites, new settlements, can effectively deliver the supply of houses.   
56-64. Design: Great importance, key aspect of sustainable development, inclusive design, 
need for a sense of place, respond to local character, accessible and safe environments, 
good architecture required and appropriate landscaping, use of design codes, reinforce local 
distinctiveness, integration with natural environment.   There is scope for innovation. 
69-75 Promotion of health and social well being, inclusive communities, create opportunities 
for social contact, need for safe and accessible environments, high quality public space, 
pedestrian environments, active street frontages, provision of shared space, provision of local 
shops, sports facilities, pubs, local schools, need for choice of school places,  integration 
between location of housing, economic uses and community facilities/services. “High quality 
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open spaces...... can make an important contribution to the health and well being of the 
community”. 
93-96 Planning can reduce CO2, promotion of energy efficiency, locate development to 
reduce travel. 
99-104 New development should respect risks of climate change, avoidance of areas of 
flooding, use of sequential flood risk,  seek opportunities to do preventive flood works, 
development should avoid causing problems elsewhere, locate development in low risk 
areas, use of risk assessments to analyse potential problems. 
109-118. Protection for valued landscape and soil, wide benefits of ecosystems, promote 
biodiversity , avoid noise, water or air pollution, consider the quality of agricultural land, 
respect for wildlife  designations,   creation of green infrastructure, great weight given to the 
AONB, biodiversity planning at large scale, use of wildlife corridor and stepping stones, 
priority habitat protections, consider mitigation of wildlife impact, consider impact on nearby 
SSSIs, consider importance of ancient woodland or other important habitat. 
126-132 Highlight the importance of heritage assets.  
135 Respect for non designated heritage assets. 
 
In March 2018 the Government published draft changes to the NPPF. These place particular 
emphasis on housing delivery. 
 
Eastington Parish NDP 
This was adopted on 27th October. This highlights the character of the distinctive hamlets 
and their landscape setting. It also mentions the importance of footpaths/bridleways. 
 
IMPACT ON THE SURROUNDINGS 
 
The need for a buffer zone 
The Master Plan shows a “buffer zone” along the southern edge of the application site 
around the north of Nastend. It should be noted that this is only about 80m long in contrast to 
the other application on the agenda.  
 
Local Plan Policy SA2 seeks “structural landscaped buffer around Nastend and the east of 
Nupend, incorporating existing hedgerows and trees”.   
 
The lower case wording in paragraph 3.26 is helpful: ... “The visual setting of Nastend Farm 
as generally experienced from Nastend Lane will be preserved and structural planting to the 
east of Nupend will maintain the separate character of these character areas”. 
 
This indicates the purpose of the buffer, but what does it mean in detail?  
 
A buffer zone is not quantified in the lower case of Policy SA2. The Policy HC1 does offer 
some guidance “on edge of settlement sites, the proposal would not appear as an intrusion 
into the countryside and would retain a sense of transition between the open countryside and 
the settlement core.”   The lower case wording refers to the need to prevent the uncontrolled 
expansion of settlements and potential coalescence. 
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Policy CP14: High quality sustainable development applies to all developments. This states: 
contribute to a sense of place both in the buildings and spaces themselves and in the way 
which they integrate with their surroundings including appropriate landscaping, biodiversity 
enhancement, open space and amenity space. 
 
The definition of a buffer is not given in the glossary of the Local Plan, at appendix 3.   
 
The NPPF has limited help in this aspect. The most relevant is Paragraph 58 refers to 
the:”need to respond to local character and history and reflect the identity of local 
surroundings”. 
 
The 2000 Stroud Landscape Assessment indicates the site is within “The Rolling Agricultural 
Plain”.  This does explain the strong pattern of settlement, lanes and field enclosure. It 
suggests:  a “distinctive type of settlement composed mainly of small villages and hamlets of 
medieval origin”.  
 
The Eastington NDP does look at local character. It also acknowledges the West of 
Stonehouse development. The specific reference to this buffer issues is in paragraphs 8.1.9 
and 8.10: 
 
8:10:The local planning authority has undertaken to protect the ancient settlements of 
Nastend.and Nupend with Local Plan Policy SA2 with the inclusion of a “strategic 
landscaping buffer” to retain the unique character and setting of these two hamlets to prevent 
coalescence with the WoS settlement. 
 
8.1.9: The objective of the planning application is to deliver “a series of interlinked 
neighbourhoods providing housing, employment, social and recreational needs within an 
extensive landscaped framework. Green infrastructure physically separates and provides the 
setting for each neighbourhood, whilst preserving the setting of the existing communities, 
listed buildings and the network of green lanes”. 
 
Officers consider that the buffers are clearly not aimed at residential amenity. This is covered 
in the Council’s SPG which is long standing guidance and applies here anyway.  
 
 A buffer zone here is considered to respect the perceived the character of hamlets. The 
hamlet should not appear as being overpowered by a larger, extensive development when 
viewed from existing public vantage points.     
 
The size of the particular buffer area is also open to interpretation. Much will depend upon 
variables including topography, public access, existing vegetation, landscape type, the 
hamlets form and nature.    
 
A high wold hamlet will traditionally be tightly knit and enclosed due to microclimate and 
water supply.  
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A Severn Vale hamlet is more dispersed around agricultural opportunities and springs. In any 
event both these settlements types may be blurred from development from Victorian times 
and thereafter.    
 
The original reserved matters submission 
The original submission did not show any buffer to Nastend.  The master plan advocates 
some kind of provision but also notes this as a “visually sensitive boundary”. 
  
Officers also had concerns about the relationship with the dwellings and their curtilages 
adjoining the open spaces. 
  
Additionally it was felt that the southern area of the development needed smaller cul-de-sacs 
and more landscaping. 
 
This application has been considered alongside the neighbouring one by David Wilson. The 
concern about nature of the northern buffer there warranted further consideration which 
inevitably took in a wider area to deal with those implications.  
 
Revised plans 
The revised plans show a deviation from the master plan. The triangular open space has 
been squeezed to now accommodate the 8 self build units and this has allowed an increase 
to the buffer area fronting Nupend-Westend road. 
 
By Nastend, this latest revision shows the new houses would be set back approximately 16m 
metres away from the boundary of the application site. In between would be a footpath and a 
belt of tree planting.  These are mixed species to give different eventual heights/sizes to offer 
a dense mass.  The different species also allow seasonal interest.  
 
This buffer gives substantial separation in accordance with the intention in the master plans. 
Indeed the nearest dwelling is Nastend House, approximately 50m from the boundary with 
the application site.  
 
S.14/0810/OUT condition 4 requires “general accordance” with the parameter plans. Both the 
then master plan and the green infrastructure parameter plans show built development up to 
the site boundary. Only the boundary hedge is annotated as “green”. This proposal does 
provide a buffer and a softer edge, beyond that expected when permission was granted in 
2016 and as such the proposal accords with Local Plan Policy SA2.  
 
The proposal does show considerable respect for the surroundings, beyond the low/medium 
sensitivity suggested by the Council’s landscape consultants in July 2013 in the 
determination of the suitability of a housing allocation.    
 
Within the centre of this development, there is considerable tree planting. Space for maturing 
species has been planned, predominately within verges which would be under less pressure 
than domestic curtilages.  
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Some of the trees are important to create to create focal points. These are more ornamental 
species in keeping with such a context. 
   
The layout has also been amended to shorten the proposed cul-de-sacs. This gives more 
interest and variation to the streetscenes.     
 
ANOB 
The site will be visible from elevated viewpoints from the AONB including Doverow Hill and 
Standish Woods. The Stonehouse Design Statement makes reference to the importance of 
such views. 
 
The application is slightly west of the centre of this new development. There will be 
intervening houses and employment buildings which will be far more conspicuous.  
Nonetheless there will be a variety of rooflines, interspersed by landscaping and open spaces 
so that the elevated views will not be harsh.      
 
Green infrastructure 
The open spaces contribute greatly to the character of the settlement, providing focal points, 
identity and a sense of place. This is particularly important to offset the impact of inevitably 
some standardisation of house types. 
 
These open spaces help the movement of wildlife, linking to the countryside beyond. They 
also provide opportunities for residents to engage in informal recreation and move around the 
development by sustainable means whether for social, recreational or simply everyday travel 
purposes.    
 
The buffer area contributes to the network of open spaces around the development. The 
buffer area shows a variety of planting, typically “field” trees, which provides a soft and 
appropriate interface with the wider countryside. An under-storey level is also proposed again 
typically indigenous.  
 
Along the spine road will be an avenue of trees in a dedicated verge, which should be a 
distinctive feature in the heart of development.  
 
The main feature within the application site is a large triangle of open space measuring 
approximately 165m on its longest side.  A play area will be in the centre and various paths 
allow movement along obvious desire lines. Planting will be informal and scattered allowing 
the perception of openness. This open space adjoins the verdant bridleway from Nastend 
along the south western of the application site. This helps pedestrian movement and helps 
create a bigger wildlife corridor.  The hedges and trees    alongside the bridleway would be 
maintained and away from pressures of domestic curtilages.   
 
The open spaces here are important to the character and sense of place. It is important that 
they are maintained appropriately. Some of the landscaping is outside domestic curtilages 
and could easily be neglected in the future.  A management company is envisaged which 
should oversee all areas including some small pockets. The submission of a management 
plan can be conditioned. 
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Outside, but immediately adjacent to the application site, are several large open spaces. 
Collectively they form a virtually continuous north- south swath across the West of 
Stonehouse site.  The design shows houses addressing the open spaces and allowing 
connectivity into these spaces.  The master plan conceptualized these spaces as green 
infrastructure for this application site (and that to the east).   
 
Ecology 
The application site has no protected species or habitat.  A detailed landscaping scheme has 
been submitted, which shows a good mix of indigenous vegetation. The open spaces (within 
and adjacent) provide potential for habitat, foraging and movement of species. They link to 
the wider countryside and the buffer area has particular value in this transitional role.  
Officers are checking the grassland in this area to maximise the biodiversity benefit. 
 
The treed avenues and verges also are beneficial particularly to birds.   
 
Elevational design 
Generally the houses are two storeys, except for a small scattering within the centre of the 
site. This predominance of low height suggests rural character, envisaged in this part of the 
wider development.    
 
The elevations show simple, unfussy workings of the vernacular. Window/wall ratio, 
proportions and form have been considered. Appropriately designed cills and headers give 
the windows subtle emphasis. Grey coloured windows would be used on the spine road to 
give some subtle variety. Doors (and their canopies above) again are simple in a variety of 
colours - stone grey, reed green and black. Garages doors are similar 
 
Materials too would be simple, using several subtly different shades of rustic multi stock 
bricks and render, in association with grey and brown tiles.  
 
Boundary treatments are sensitive. Hedges are proposed in the most landscape sensitive 
areas. Brick walls are used in prominent areas within the development, so close boarded 
fences are only used in less publically prominent areas.   
 
Local Plan Policy ES1 requires proposals to be of sustainable construction and design.  
Aside from the open space, surface water is treated sustainably and the houses themselves 
would use uprated insulation.  
 
Heritage impact 
The nearest listed buildings are The Grange to west, at Westend to the north, Nupend and at 
Nastend House end to the south (a grade 2*). They do not have a direct or overly 
historical/cultural   association to the site and similarly they are distanced and separated in 
the revised plans by a buffer so that their visual setting will not be prejudiced.  
 
There are no significant non designated assets which would be harmed.   
 
The archaeology was considered at the outline stage and does not warrant further research.   
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The Industrial Heritage Conservation Area lies to the south. But again this is so distanced to 
avoid significant impact.  
 
Residential amenity 
Due to the sensitive treatment of the site’s boundaries, the development will not significantly 
impair privacy or daylighting of existing dwellings. Similarly shadowing and overbearing 
problems are avoided.  
 
The new dwellings have been sited to avoid shadowing and overbearing implications. Privacy 
is reasonable.  Each new dwelling would have its own garden and there is generally good 
access to larger public open spaces. 
 
 Affordable housing delivery 
In accordance with the Section 106 agreement on the outline permission this application 
would deliver 81 affordable houses in a mix of size and tenure.  Such numbers are an 
important consideration emphasised by the impetus of the draft revisions to the NPPF.   The 
Eastington NDP at paragraph 3.0.6 acknowledges the importance of affordable housing here.  
 
These dwellings are distributed throughout this large application site to comply with the 
Council’s SPG. 
 
The house designs are not discernible as “affordable”.   
 
The West of Stonehouse site is by far the largest allocation under Local Plan Policy CP2.  Its 
speedy build rate is critical to the Council’s 5 year housing supply. Implementation of this and 
the other accompanying reserved matters   are important to achieve projected build rates.  
 
Surface water disposal 
The outline permission and area master plan provide large SUDS facilities to the north and 
west of the application site.   The run off would be channelled into these ponds. They have 
good capacity. They do not form part of this application so their detailing is dealt with 
elsewhere.    
 
Highways and pedestrian movement 
The application site would be served by the spine road. A row of houses would have direct 
access with four secondary accesses serving development behind. The spine road has good 
visibility and the accesses are sufficiently distanced to avoid conflict.   
 
The layout shows adequate turning, manoeuvring points to ensure a workable scheme.  
 
471 parking places would be allocated with a further 42 unallocated as general visitor 
parking.  This surpasses the Council’s standards.  
 
The layout shows as much of the roads as shared surfacing as possible, based on the 
residential cul-de-sacs. These would be surfaced in block paving to convey their purpose. 
Speed humps may also be helpful. 
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Discussions have been ongoing about dedicated cycle provision. A route is being finalised 
avoiding the spine road but providing linkage to the facilities in the centre and across the 
eastern side of the wider development.      
 
There is an existing bridleway running from Nastend along the south west periphery of the 
application site. This is being maintained as such and several connection points are 
proposed. In particular a new link is proposed along the buffer area at the south boundary of 
the site. This allows connection back towards the spine road, open space to the east and 
Nastend Lane.      
 
There is also a north –south footpath connection, stretching from the David Wilson 
application site at Grove Lane, traversing both these application sites to join the bridleway at 
Nastend. The vast majority of this is along open spaces, except for only a stretch of 3 
domestic curtilages.  
 
Neither the above north-south footpath and the buffer area footpath link were shown on the 
movement and access parameter plan in the outline permission. They are an additional 
benefit in this reserved matters proposal.  
 
OVERALL CONCLUSION 
The buffer zone as with the associated application has been the subject of much concern, 
although this is a much shorter stretch than that particular northern boundary.  The revised 
plans show a substantial tree belt and footpath which provide good separation to Nastend. 
This surpasses the expectation when permission was granted in 2016, as evident on the 
parameter plans. 
 
There are substantial open spaces in/adjacent to the application, which soften the 
development but also allow pedestrian and wildlife movement. They also help create a 
variety to the development as the shape/form of development responds accordingly.  
 
The loss of some of the open space in the triangle for the self build is regrettable, but has 
allowed a bigger buffer area to Nupend in the accompanying allocation. This open space is 
still very substantial. It also links to the open space and vegetation in the Redrow scheme 
and  to the wider countryside to the south.     
  
Reasonable parking and manoeuvring has been designed so that everyday life can function 
easily.   
 
Conditions will follow on late pages including landscape implementation, maintenance, tree 
protection, ecology, highway and compliance.  
 
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 
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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. 
 
 


