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1.1

1.1.1

1.1.2

1.1.3

1.2

1.2.1

INTRODUCTION

Background

These representations are made by Gladman Developments Ltd. (hereafter referred to as
“Gladman”). Gladman specialises in the promotion of strategic land for residential

development with associated community infrastructure.

Gladman has considerable experience in the development industry across a number of
sectors, including residential and employment development. From that experience, we
understand the need for the planning system to provide local communities with the homes
and jobs that are needed to ensure residents have access to the homes and employment
opportunities that are required to meet future development needs of the area and contribute

towards sustainable economic development.

Gladman has been involved in contributing to the plan preparation process across England
through the submission of written representations and participation at local plan public
examinations. It is on the basis of that experience that these representations have been

prepared.

Structure of Representations

These representations are structured to follow the consultation document and will cover, but

is not limited to the following key topic areas:
¢ National Policy & Guidance
e Legal Compliance
e Duty to Cooperate
e Local Economy
¢ Housing Need
e Vision
e Distribution of Growth

e Site Submission
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2

2.1

2.1.1

2.1.2

2.1.3

2.1.4

NATIONAL PLANNING POLICY AND GUIDANCE

National Planning Policy Framework

On 24™ July 2018, the Ministry of Housing, Communities and Local Government (MHCLG)
published the revised National Planning Policy Framework. This publication forms the first
revision of the Framework since 2012 and implements changes that have been informed
through the Housing White Paper, The Planning for the Right Homes in the Right Places
consultation and the draft Revised Framework consultation.

The NPPF18 introduces a number of major changes to national policy and provides
clarification on how specific elements of the Revised Framework are expected to be
implemented. These include the identification of housing need using the standard

methodology and housing requirement, the Duty-to-Cooperate and other specific policies.

The NPPF18 also reaffirms the Government’s commitment to ensuring up-to-date plans are
in place which provide a positive vision for the future of each area to address housing needs,
economic, social and environmental priorities to help shape future local communities. In

particular, paragraph 16 of the Framework states that Plans should:

a) Be prepared with the objective of contributing to the achievement of sustainable

development;
b) Be prepared positively, in a way that is aspirational but deliverable;

c) Be shaped early, proportionate and effective engagement between plan-makers and
communities, local organisations, businesses, infrastructure providers and operators

and statutory consultees;

d) Contain policies that are clearly written and unambiguous, so it is evidence how a

decision maker should react to development proposals;

e) Be accessible through the use of digital tools to assist public involvement and policy

presentation; and

f) Serve a clear purpose, avoiding unnecessary duplication of policies that apply to a

particular area (including policies in this Framework, where relevant).

The NPPF18 has also made clear that local plans that are in preparation will need to move
towards the use of the new standardised methodology for calculating housing needs, unless
the plan is submitted for examination before 24th January 2019, in which case it will be tested

against the previous Framework.
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2.1.5

2.1.6

2.1.7

2.1.8

Notwithstanding the above, it is important to note that whilst the standardised methodology
to identify housing needs has been introduced, it is likely that this will be subject to further
change. In this regard, it is currently anticipated that the standard method will be adjusted
to ensure that the starting point in the plan-making process is consistent with the
Government’s proposals in Planning for the Right Homes in the Right Places consultation, to
ensure that 300,000 homes are built per annum by the mid-2020s. This follows the release
of the 2016-based Household Projections in September 2018, which forecast a lower level of
household growth than previously envisaged. It is therefore important that future iterations
of the Local Plan take account of any changes to the standard method for calculating housing

needs during the course of its preparation.

Once a local planning authority has identified its housing needs, these needs should be met
in full, unless any adverse impacts would significantly and demonstrably outweigh the benefits
of doing so. Local planning authorities should seek to achieve each of the economic, social
and environmental dimensions of sustainable development, resulting in net gains across all
three. Adverse impacts on any of these dimensions should be avoided, where significant
adverse impacts are unavoidable, suitable mitigation measures should be proposed or, where

this is not possible, compensatory measures should be considered.

To be considered sound at Examination the emerging Local Plan will need to meet all four of

the soundness tests set out in paragraph 35 of the Revised Framework. Paragraph 35 states:

= Positively Prepared — providing a strategy which, as a minimum, seeks to
meet the area’s objectively assessed needs; and is informed by agreements
with other authorities, so that unmet need from neighbouring areas is
accommodated where it is practical to do so and is consistent with achieving

sustainable development;

= Justified — an appropriate strategy, taking into account the reasonable

alternatives, and based on proportionate evidence;

= Effective — deliverable over the plan period, and based on effective joint
working on cross-boundary strategic matters that have been dealt with rather

than deferred, as evidenced by the statement of common ground; and

= Consistent with National Policy — enabling the delivery of sustainable
development in accordance with the policies in this Framework.

Planning Practice Guidance

The Government published updates to the Planning Practice Guidance (PPG) on 13th

September 2018. The updated PPG provides further clarity on how specific elements of the

revised Framework should be interpreted when preparing local plans. In particular, the
4
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2.1.9

2.1.10

updated Housing Needs Assessment chapter PPG confirms that the Revised Framework
expects local planning authorities to follow the standard method for assessing local housing
needs, and that this identifies a minimum housing need figure and not the final housing

requirement.

The calculation of objectively assessed needs (OAN) for housing has been a subject of much
debate as part of Local Plan examinations and s.78 appeals since its initial introduction
through the Framework in 2012 with interested parties grappling with the issue of OAN with
varying outcomes depending on local circumstances. To simplify the assessment, the
Government, through the NPPF18, has introduced the standardised method which should be
undertaken through the 3-stage process outlined at paragraph 005 of the PPG.

Whilst the PPG advises that the standard method is not mandatory, there is an expectation
that other methods will be used only in exceptional circumstances based on robust evidence
in order to deviate from the standard method. In the event that an alternative approach is
used it should only be considered sound if it exceeds the minimum starting point. The PPG is
clear that any alternative approach, which results in a lower housing need figure than the
standard method, should be considered unsound as it does not meet the minimum housing

need required.
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3

3.1

3.1.1

3.1.2

3.1.3

3.2

3.2.1

3.2.2

LEGAL COMPLIANCE

Duty to Cooperate

The Duty to Cooperate is a legal requirement established through Section 33(A) of the
Planning and Compulsory Purchase Act 2004, as amended by Section 110 of the Localism Act.
It requires local authorities to engage constructively, actively and on an ongoing basis with
neighbouring authorities on cross-boundary strategic issues throughout the process of Plan
preparation. As demonstrated through the outcome of the 2012 Coventry Core Strategy
Examination and the 2013 Mid Sussex Core Strategy Examination, if a Council fails to
satisfactorily discharge its Duty to Cooperate, this cannot be rectified through modifications

and an Inspector must recommend non-adoption of the Plan.

Whilst Gladman recognises that the Duty to Cooperate is a process of ongoing engagement
and collaboration! as set out in the PPG, it is clear that it is intended to produce effective
policies on cross-boundary strategic matters. In this regard, the Council must be able to
demonstrate that it has engaged and worked with neighbouring authorities, alongside their
existing joint working arrangements, to satisfactorily address cross boundary strategic issues.

This is not simply an issue of consultation but a question of effective cooperation.

The need to positively plan to meet full housing needs across a HMA should not be
underestimated. Whilst it is all too easy for the DtC to be seen as an administrative exercise,
there is a fundamental social and economic need to ensure a supply of good quality housing
to meet the housing and employment requirements across the wider area is a key issue that

must be addressed properly through the plan making process.

Sustainability Appraisal

In accordance with Section 19 of the 2004 Planning and Compulsory Purchase Act, policies
set out in local plans must be subject to Sustainability Appraisal (SA). Incorporating the
requirements of the Environmental Assessment of Plans and Programmes Regulations 2004
(SEA Regulations), SA is a systematic process that should be undertaken at each stage of the
Plan’s preparation, assessing the effects of the Local Plan’s proposals on sustainable

development when judged against reasonable alternatives.

The Stroud Local Plan Review should ensure that the results of the SA process clearly justify
its policy choices, including the proposed site allocations and the approach taken to new
growth when judged against ‘all reasonable alternatives’. In meeting the development needs

of the area, it should be clear from the results of the assessment why some policy options

" PPG Reference ID. 9-011-2014036
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have been progressed and others have been rejected. The Council’s decision making, and
scoring should be robust, justified and transparent and should be undertaken through a
comparative and equal assessment of each reasonable alternative. Too often the SA process
flags up the negative aspects of development whilst not fully considering the positive aspects
which can be brought about through new opportunities for housing development and how

these can influence landscape issues, social concerns and the economy.
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4

4.1

4.1.1

4.1.2

4.1.3

4.1.4

4.1.5

4.1.6

LOCAL PLAN REVIEW — EMERGING STRATEGY
CONSULTATION

Context

This section of the representations are made in response to the policy options currently being

promoted by the Stroud District Council in the Emerging Strategy Consultation.

We invite the Council to consider the land at Charfield Road, Kingswood and Summer Street,

Stroud for potential residential allocation.

Question 2.1a — Do you agree with the ways in which the emerging
Strategy intends to support the local economy and creation of jobs?

It is vital that the Local Plan Review (LPR) contains policies that positively and proactively
encourage the scale of development that is required to support sustainable economic growth
and in doing so help contribute towards building a strong, competitive economy, both locally

and nationally.

A clear economic vision and strategy should be put in place. This should reflect local business
needs and be responsive to any wider opportunities that will allow the area to build on its
strengths, counter any weaknesses and address future challenges. The policies of the local
plan should match the economic strategy for the area and include policies that encourage the
local and inward investment that is required to meet anticipated needs over the plan period.
Furthermore, it is vital that local policies are responsive to changing circumstances and that
they are suitably flexible to ensure that sufficient land of the right type is made available and

that the planning system does not act as an impediment to sustainable growth.

National policy indicates that significant weight should be placed on the need to support
economic growth and productivity through the planning system. This should therefore be
reflected within the drafting of local policies to ensure that development plans are fully
responsive to economic development needs, including those that have not been anticipated
within the Plan. It is therefore essential that any policies that relate to the protection of the
countryside provide sufficient flexibility to support proposals for economic development where

they make a demonstrable contribution towards the sustainable development of the area.

We do however suggest that it is also appropriate that the LPR recognises that there may be
instances where it can be demonstrated, that as a result of market conditions, a site or site(s)
are unlikely to come forward for employment use, and it may be appropriate for other uses

including residential development to be accommodated on such sites. We suggest that the
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4.1.7

4.1.8

4.1.9

4.1.10

4.1.11

4.1.12

4.1.13

Council consider appropriate triggers for such mechanisms within any employment-based

policies.

Question 2.3a — Do you agree with the ways in which the emerging
Strategy intends to meet local housing need?

Gladman notes that the Council, in line with the government’s standard methodology, are

aiming to deliver at least 638 new homes per year for a 20-year period.

NPPF18 at paragraph 60 states that "fto determine the minimum number of homes needed,
strategic policies should be informed by a local housing need assessment, conducted using
that standard method in national planning guidance”. The use of the phrase ‘exceptional
circumstances’ is deliberate by government and designed to set a high bar for local authorities

seeking to diverge from using the Standard Methodology.

This methodology, however, should be seen as only a minimum starting point, and the Council
should seriously consider providing for a greater scale of growth across the plan area, which

could include utilising housing policies that can flex according to market conditions.

The standard method is only intended to identify the baseline requirement and it is important
to ensure that actual housing need is not under-estimated as consideration should also be
given to economic growth, affordable housing delivery and any unmet needs arising from

neighbouring authorities to be determined through a SoCG.

Furthermore, it is important to note that the standard method may require further
adjustments to ensure that the starting point in the plan making process is consistent with
the Government’'s commitment to building 300,0000 new homes per annum by the mid-
2020s.

In allocating sites, the Council should be mindful that to give itself a suitable baseline on
which to maintain housing land supply, the widest possible range of sites, by size and market
location are required so that house builders of all types and sizes have access to suitable land
in order to offer the widest possible range of products. The key to increased housing supply
is the number of sales outlets across a wide range of local markets. The maximum delivery is
achieved not just because there are more sales outlets, but because the widest possible range

of products and locations are available to meet the widest possible range of demand.

Further, in respect of meeting the needs of the local population, Gladman refers to Paragraph
61 of the NPPF18 which states that;

"Within this context, the size, type and tenure of housing needed for different groups

in the community should be assessed and reflected in planning policies”.
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4.1.14

4.1.15

4.1.16

4.1.17

4.1.18

4.1.19

4.1.20

It is essential that any such housing policies are underpinned by relevant and up to date
evidence, which supports and justifies the policies concerned as required by Paragraph 31 of
the NPPF18. The evidence produced by the Council should recognise that market signals are
important in determining the mix of housing needed and Gladman supports the inclusion of
sufficient flexibility within any policies, avoiding instances where a prescriptive housing mix

potentially compromises a sites viability.

All households should have access to different types of dwellings to meet their housing needs.
When planning for an acceptable mix of dwelling types to meet people’s housing needs, the
focus should ensure that appropriate sites are allocated to meet the needs of specifically

identified groups of households such as families, older people and self / custom build.

The LPR should ensure that suitable sites are available for a wide range of types of
development across a wide choice of appropriate locations rather than setting a specific

housing mix on individual sites.

Question 3.1a - Do you agree with the vision for 2040 as drafted?

In general, Gladman supports the proposed vision for Stroud District in 2040. It is key that
this positive vision remains within the Local Plan Review and that it seeks to provide for
economic growth and housing to meet the full needs of the District. Alongside this, it is
fundamental that the associated infrastructure is planned for and delivered at the appropriate

time.

Question 4.2a - Do you support the broad approach of the emerging
growth strategy, in terms of distributing the growth required by national
policy for Stroud District?

In line with requirements set out at Paragraph 17 of the NPPF18, the LPR should include
strategic policies which address the Council’s identified strategic priorities for the development
and use of land across the plan area. The Council should further refer to Paragraph 20 of the
Framework which states that these strategic policies should identify an overall strategy for

the pattern, scale and quantity of development.

The emerging strategy concentrates housing growth for 12,800 dwellings in the main towns
of Cam, Dursley, Stonehouse & Stroud and 2 new settlements at Sharpness & Wisloe. There
is also modest growth at Berleley, Minchinhampton, Nailsworth & Painswick and lesser growth
at Brimscombe, King Stanley, Kingswood, Leonard Stanley, North Woodchester & Thrupp. It
is important that the emerging growth strategy and proposed distribution of housing meets

the housing needs of both urban and rural communities.

Paragraphs 77 and 78 of the Framework 2018 seeks to promote sustainable development in

rural areas to maintain and enhance rural vitality and viability. It is essential therefore, that
10







