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The Planning Strategy Team
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Stroud GL5 4UB

Re: Stroud District Local Plan Review — Emerging Strategy Paper consultation

Executive Summary

On behalf of our client, (herein
referred to as the landowners), Boyer is instructed to submit representations in response to the
Stroud Local Plan Review — Emerging Strategy Paper (November 2018) consultation (herein
referred to as Local Plan Review). The representations provide commentary on the draft policy
options and promote land north of Charfield Road, Kingswood for consideration as an allocation for
residential development (Site Location Plan attached at Appendix 1).

Our comments are intended to be helpful to Stroud District Council in the production of the emerging
plan, key points we seek to highlight are that:

e Stroud will need to plan positively in response to the strategic context and housing
requirements in accordance with national policy and standard methodology, this includes
allowing flexibility for contingency.

¢ A thorough assessment of suitable and deliverable sites should be carried out across all tiers
of settlements within the existing Local Plan hierarchy. The hierarchy should not prevent
sustainable development coming forward, where it would otherwise fulfil the objectives of the
plan.

e Kingswood is unique in being a sustainable settlement with a number of services and
amenities including a secondary school and furthermore within close proximity of Renishaw,
a major employer, and Charfield, a settlement earmarked for significant expansion including
improved transport provision with the reopening of the train station and other services and
amenities.

o We promote land north of Charfield Road, Kingswood, which is capable of delivering circa 80
dwellings in the earlier stages of the plan period. The site represents a suitable and
sustainable development opportunity that would support the objectives and vision of the
emerging Local Plan and thus should be considered for allocation.

An analysis of the site is provided below. Following this, we provide a summary of the strategic
context followed by our comments on the Local Plan Review.
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Site Promotion — Land north of Charfield Road, Kingswood

On behalf of the landowners, land north of Charfield Road is promoted for consideration as an
allocation in the emerging Local Plan Review. The land (identified in Appendix 1) is situated
immediately north of Charfield Road, Kingswood. This land is promoted as a site that is available
now, and being capable of achieving a deliverable and sustainable development as well as providing
significant benefits for Kingswood. Its allocation would be supported by the objectives of the
emerging Local Plan Review and would assist towards housing targets.

Site and Surroundings

The site subject to this appraisal comprises a greenfield site situated to the north west of the village
of Kingswood. The site is located within the parish of Kingswood, in the district of Stroud, and lies
outside the Settlement Development Limit of Kingswood village.

The site currently consists of open agricultural greenfield land, located to the north of Charfield
Road. It is bounded by an industrial estate to the east, with agricultural land and a watercourse
adjacent north of the site, beyond which lies the grounds of Katharine Lady Berkeley’s School.

To the immediate west, the site abuts a small track leading to Merryford Farm located adjacent to
the northern corner of the appraisal site. Residential dwellings are situated to the south east of the
site, facing onto Charfield Road.

Adjacent east of the appraisal site is both a Key Employment Site of Abbey Mill Industrial Area, and
the Settlement Development Limit of Kingswood.

The site is not subject to any landscape designations, and there are no tree preservation orders on
or surrounding the site. The Cotswolds AONB boundary is approximately 850m north east of the
appraisal site.

Whilst most of the site lies within Flood Zone 1, the north eastern part of the site lies within flood
zones 2 and 3, associated with an adjacent watercourse, and therefore has a high probability of
flooding at this edge of the site.

There are no listed buildings or scheduled ancient monuments on the site. Adjacent north east is the
Grade Il listed Langford Mill, and situated approximately 150m south east of the appraisal site is the
boundary of Kingswood Conservation Area.

Kingswood

Kingswood is a sustainable settlement with a range of village amenities. Katharine Lady Berkeley’s
School and Sixth Form, which has 1470 students on roll, is located approximately 450m to the north
east, whilst the boundary of a sports field associated with the school and Wotton Sports Centre lies
approximately 190m north east of the site’s northern boundary. From the site’s south eastern
boundary, Kingswood Primary School, which has a potential school population of 119 children, is
situated approximately 300m east, a Shop and Post Office is located approximately 500m south
east, and Kingswood Village Hall lies approximately 520m south.

A key employment site, Renishaw, which is a major engineering company, lies on the outskirts of
Kingswood and is approximately 650m north west of the subject site. Charfield is located a short
distance west of the site, approximately 1.6km, and is due for significant expansion including a train
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station on the line which operates between Bristol and Gloucester. Furthermore, Junction 14 of the
M5 motorway is approximately 6km west of the site and set to undergo major improvements over the
next ten years to support growth at Charfield.

Transport Improvement

The site is located on an established bus route corridor and therefore discussions have been held
with Stagecoach who currently operate the number 60 bus service which routes along Charfield
Road. As a result of the proposed growth in South Gloucestershire and the potential sites that may
be released within the Stroud District, Stagecoach have identified the opportunity to improve the
frequency of the bus services between Wootton-under-Edge, Kingswood, Charfield and
Thornbury/North Bristol Fringe. This improved bus service could be delivered in the short-term,
which would directly enhance the sustainable credentials of the development site, providing future
residents with the opportunity to travel to key local destinations without recourse to the private car.
Residential development on land north of Charfield Road, Kingswood would directly align with the
stated aspirations of Stagecoach and enhance the viability of the improved bus service.

Technical Assessments

Whilst the Council has previously considered and rejected this site in the 2011 SHLAA on the
grounds of access constraints and in the 2017 SALA, which considered a larger site encompassing
this site, on the grounds of landscape sensitivity, efforts have been undertaken to assess and
overcome these constraints.

Therefore a project team has been assembled and initial technical assessments have been carried
out which confirm the suitability and deliverability of the site. The technical work has assessed:

e Landscape; and
e Access

This work has included a review of the Plans’ evidence base and concludes that there are no
overriding constraints to the development of the site. It is estimated that the site can deliver
approximately 80 dwellings in the short to medium term.

Summary

The site is available and initial technical investigations find that the site is suitable for residential
development. The site is highly sustainable, being well connected to Kingswood and to benefit from
improved sustainable transport services. The site could deliver circa 80 dwellings in the short to
medium term and be catered for within the capacity of existing infrastructure. We would therefore
encourage that the site is considered for allocation as it will contribute towards the objectives for
growth at sustainable locations in Stroud and can be achieved in the earlier phases of the plan
period. The allocation of the site is therefore considered to contribute towards the robustness of the
emerging plan.
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Strategic Context

The need for review

We welcome the review of the Stroud District Local Plan which was adopted in November 2015. The
existing plan seeks to deliver at least 11,400 dwellings during the plan period 2006 — 2031 which
equates to a delivery rate of 456 homes per year.

Paragraph 33 of the NPPF is of key relevance to Local Plan Review and states that:

“Policies in local plans and spatial development strategies should be reviewed fo assess
whether they need updating at least once every five years, and should then be updated as
necessary. Reviews should be completed no later than five years from the adoption date of a
plan, and should take into account changing circumstances affecting the area, or any
relevant changes in national policy. Relevant strategic policies will need updating at least
once every five years if their applicable local housing need figure has changed significantly;
and they are likely to require earlier review if local housing need is expected to change
significantly in the near future”.

Standard Methodology

In this instance the Government requires the Local Plan Review for at least 638 new homes per year
which is a 40% increase on the existing figure of 456 homes per year. In order to achieve this the
Review needs to identify land for at least 12,800 new homes. This figure is a minimum requirement
and as indicated in paragraph 33 of the NPPF, the targets are to be reviewed in the context of
changing circumstances and relevant changes in national policy.

With this in mind, the Local Plan Review needs to adhere to the 2018 version of the NPPF.
Paragraph 60, in respect of delivering a sufficient supply of homes, states that:

“To determine the minimum number of homes needed, strategic policies should be informed
by a local housing need assessment, conducted using the standard method in national
planning guidance — unless exceptional circumstances justify an alternative approach which
also reflects current and future demographic trends and market signals. In addition to the
local housing need figure, any needs that cannot be met within neighbouring areas should
also be taken into account in establishing the amount of housing to be planned for”.

It is noted that the numbers could be affected by the Government’s standard methodology. The
current figures derived from the MCHLG standard approach are based on the 2016 Household
Projections. However, the use of the 2016 household projections has seen a significant reduction in
growth results is identified. In response, the Government has confirmed that it will consult on further
changes to the standard method to account for the lower growth rates in order to implement its
commitment to deliver 300,000 per year. Updates to the standard approach are yet to be finalised
and therefore the implications of the standard methodology remain fluid. How, any future changes to
the standard approach will translate into need for the Stroud area is yet to be determined.

The Woolpit Appeal Decision

Other changes in circumstances include the Woolpit Appeal Decision, an appeal for 49 dwellings,
which was allowed. In respect of the issue of housing land supply, the Inspector found that the

Council could not demonstrate a 5 year housing land supply as it relied on a B
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large proportion of outline planning permissions, some of which were defective and unlikely to be
delivered within 5 years. The key conclusion from Woolpit is that the onus is on the LPA to provide
clear evidence that the sites relied upon within the 5 year housing land supply calculations can start
to provide housing completions within 5 years.

Therefore, precaution should be had when relying on allocations and outline permissions as there is
not a realistic prospect that housing will be delivered on the site within five years. This is relevant to
the Local Plan Review as the consultation document indicates that of the 12,800 new homes
required, 7,100 have received permission or are already identified in the current Local Plan,
therefore leaving an additional 5,700 homes to be identified. In light of Woolpit, the assumption that
7,100 dwellings are committed will need to be demonstrated with robust evidence.

Charfield Strategic Development Location

Charfield is within the neighbouring authority of South Gloucestershire but is within close proximity to
Kingswood, with less than 2km separating them. As part of the West of England Joint Spatial Plan,
which is being prepared by South Gloucestershire in cooperation with Bristol City, North Somerset
and Bath and North East Somerset Councils, Charfield is identified as a Strategic Development
Location (SDL) and is earmarked for significant growth. This is due to comprise of 60-70ha of
interdependent development areas around the village, providing 1,200 new dwellings, including
affordable housing; replacement of the primary school with a 3FE school; new and improved retail
and community facilities; 5ha of employment land; and a strategic transport package. In addition, the
SDL will introduce a green infrastructure network to mitigate land-based impact and reinforce the
local sewerage network and treatment works.

The Strategic transport package referred to is to include: M5 J14 improvements, Charfield rail station
re-opening, local bus services, Wotton Road environmental enhancement scheme, new and
improved foot and cycle connections to key local destinations, including Wotton-under-edge. From
discussions with Stagecoach we understand that bus services are likely to improve, including the
number 60 bus service which runs adjacent to the site, along Charfield Road.

This significant growth within such close proximity to the administrative boundary is of relevance and
importance to the Local Plan Review as it alters the context of Kingswood/ the wider ‘Wooton
Cluster’. The transport improvements proposed as part of the Charfield SDL along with boost in
employment land and other retail and community facilities will be beneficial to Kingswood and will
further improve the sustainability of the local area.

Summary

In reviewing the local plan the housing figures should be based on the latest context of national
policy guidance, notable appeal decisions and key changes in the locality.

The Council’s calculation of 638 dwellings per annum is in accordance with a national methodology
based on the 2014 household projections and 2017 affordability ratio. This figure is a minimum and
starting point for the Local Plan Review. In finalising housing targets for the plan period the review
must be robust in testing the deliverability of existing commitments and take in to account the
context of national policy, including ambitions to support economic growth and meeting unmet
housing need.
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The housing figure is therefore likely to benefit from a further increase to improve the robustness of
the plan and to accord with the Government’s objective of significantly boosting the supply of homes.

Comments on Local Plans Review — Emerqing Strateqy Paper Consultation:

Overall, and subject to the comments set out above, we support the review of the Local Plan as it
seeks to boost housing supply by 40% for at least 638 new homes per year. This is the starting
position and may require further increase in accordance with strategic context discussed above.

We agree with the Council’s vision and objections, particularly in improving accessibility to affordable
and decent housing for local needs. Provision of housing will support the network of settlements in
the district, which the vision recognises as being well connected to their rural hinterlands and
complementary to the role of wider regional centres.

The key consideration for the plan review is how additional growth will be delivered and our
comments are aimed to be helpful in improving the delivery of the plan. The purpose of these
representations is to promote the subject site at Kingswood as a sustainable option for housing
allocation that can further improve the robustness and flexibility of the plan. The comments below
are in response to specific questions raised in the consultation.

Key issues

Question 1.0a have we identified the top 5 issues for you?

We are in support the principle of the key issues identified, in summary (as abbreviated):
1. New housing in the right place
2. Conserving and enhancing the countryside and biodiversity

3. Maximising the potential of brownfield and underused sites.

4. Reduce and mitigate the indirect impacts of development on the natural environment.

5. Tackling the acute lack of affordable housing.

In response to the key issues, we would suggest that the first issue and priority is to ensure that
housing supply is sufficient in meeting the full need for new homes including with a contingency for
flexibility and non-delivery. From this position the Council can distribute growth in the right places on
sites that are sustainable and that can be delivered within the plan period.

Question 1.0b do you agree with the ways we intend to tackle these issues?

Whilst we support the principle of the key issues identified and the suggested responses to the
issues, we would advise caution on an approach which is over reliant on brownfield land. It is
generally accepted that such sites may often be subject to viability and deliverability issues and,
therefore, there is a need to ensure that opportunities for appropriate and deliverable greenfield sites
are fully and objectively assessed. Furthermore, in terms of location, each site should be considered
on its merits and not automatically discounted based on an established hierarchy of settlements.

Specifically, the subject site at Kingswood should be considered as a sustainable housing allocation
option. It is well located within close proximity of key services including an employment area and a
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secondary school, in addition to being well placed to benefit from the expansion of Charfield as an
SDL and associated transport improvements. It is a greenfield site being promoted by a national
house builder and as such can be delivered within the early stages of the plan period.

A local need for housing

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

At least 638 dwellings per annum over 20 years

Paragraph 60 of the NPPF states that the determination of the minimum number of homes needed
should be informed by a local housing need assessment using the Government’s standard
methodology unless exceptional circumstances justify an alternative approach.

It is noted that the numbers could be affected by the Government’s standard methodology which is
yet to be finalised and therefore the implications of the standard methodology remain fluid. How,
any future changes to the standard approach will translate into need for the Stroud area is yet to be
determined.

The current figures indicated (638 dwellings per annum) is mathematically correct based on existing
guidance and data available, however, this is only the starting point. The review of the plan should
positively embrace opportunities to support economic growth, to deliver affordable housing and to
meet unmet housing needs from elsewhere which are additional to the local housing need figure.
The 638 dwellings per annum figure must therefore be considered as a minima.

A variety of brownfield and greenfield sites

The inclusion of greenfield sites is fundamental to delivery and as such suitable greenfield sites will
need to be included for the plan to be flexible and robust. Brownfield sites can often be affected by
deliverability and viability constraints.

In accordance with paragraph 23 of the NPPF the strategic policies of the plan should provide a
clear strategy for bringing sufficient land forward and at a sufficient rate to address housing needs
over the plan period by planning for and allocating sufficient sites to deliver strategic priorities,.
Nevertheless, the Local Plan Review should identify a sufficient supply and mix of housing sites after
taking into account availability, suitability and economic viability and therefore the inclusion of
greenfield sites is key.

Greenfield sites, including the subject site at Kingswood, which are suitable, available and
deliverable within the earlier stages of the plan should be included for robustness. For the Council to
maximize housing delivery the widest possible range of sites by size and market location is required
so that small local, medium regional and large national house building companies have access to
suitable land in order to offer the widest possible range of products.

A proportion of affordable housing on sites of 10 or more dwellings and 5 or more dwellings in
Designated Rural Areas

The principle of delivering affordable housing is supported, however, in setting specific thresholds
viability will need to be taken in to account. In accordance with paragraph 34 of the NPPF the level
and type of affordable housing provision required should be set out together with any other

Boyer



Page 8 of 14

necessary infrastructure, however such policy requirements should not undermine the deliverability
of the plan.

In accordance with paragraph 57 of the NPPF every effort should be made to take in to account
viability at plan making stage, i.e. cumulative burden of policy requirements should be set so that
most sites are deliverable without further viability assessment negotiations. That said, viability is
highly sensitive to changes in inputs and an opportunity should exist for further viability assessment
at application stage if required.

Minimum dwelling sizes

Many new build properties are already built to or are in exceedance of national space standards.
Should Stroud wish to introduce the standards formally through local planning policy, this will need to
be justified in accordance with national policy and guidance.

The Government’s Written Ministerial Statement dated 25th March 2015 stated that “the optional
new national technical standards should only be required through any new Local Plan policies if they
address a clearly evidenced need, and where their impact on viability has been considered, in
accordance with the National Planning Policy Framework and Planning Guidance”. Furthermore, the
NPPG (ID: 56-020-20150327) sets out that where a need for internal space standards is identified,
local planning authorities should provide justification for requiring internal space policies. Local
Planning Authorities should take account of the following areas need, viability and timing.

A mix of dwelling types

We support the principle for a varied mix of dwelling types to be provided over the plan period. To be
flexible, the Local Plan Review 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.

Paragraphs 61 and 62 NPPF sets out that housing needs for different groups should be assessed to
justify any policies on the size, type and tenure of housing including a need for affordable housing.
The dwelling types sought through policy should be underpinned by up to date evidence in
accordance with paragraph 31 of the NPPF.

Flexible accommodation to “lifetime home” standards

Should the Council wish to adopt the higher optional technical standards for accessible and
adaptable homes as policy requirement, then this should only be done in accordance with national
policy and guidance.

Self and custom build housing

Self and custom build housing should be supported for its potential additional contribution to housing
supply. The allocation of sites for self and custom build housing is supported. The Council should
also consider a rural exceptions policy approach for self and custom build housing. We would advise
caution that self-build may have practical and delivery implications when mixed within larger
‘standard’ housing schemes. Self-build schemes would therefore be better managed on self-build
only plots. Any policy for self-build plots should be fully justified and supported by evidence of need

and genuine demand from people wishing to build their own homes.






