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1 INTRODUCTION

1.1 Introduction

1.1.1 These representations are submitted by Gladman Developments Ltd. (from here on referred to as
Gladman) in response to the current consultation on the Local Plan Review, Issues and Options
Paper. Gladman welcome the opportunity to comment on the Stroud District Local Plan Review

and request to be kept informed of further progress with the Plan’s preparation.

1.1.2 Gladman has been involved in a significant number of Local Plans across the country (including
the Stroud Local Plan), both through the plan preparation stages (through written
representations) and through participation at the EiP stage. Through this experience Gladman has
become acutely aware of the need for Local Plans to meet the tests of soundness and be based on

robust, up to date evidence.

1.2 Stroud Local Plan

1.2.1 The Stroud District Local Plan was adopted in November 2015 and identifies the housing and
employment, retail and community development that is required to meet local need up to 2031. It
sets out the strategy for the distribution of growth within the District and policies for protecting

and conserving the natural and built environment.

1.2.2 Throughout the examination debate was had regarding the need for a Local Plan review and the

potential triggers for the commencement of a review. Policy CP2 of the Local Plan states:

“Stroud District Council will give due consideration to the need to assist other local
planning authorities in this housing market area in meeting their unmet objectively
assessed development and infrastructure needs, including through an early review of this
Local Plan, to ensure that any shortfalls that may arise in the delivery of housing and
employment growth (as identified through the other authority’s local plan process) are

provided for in sustainable locations.”

1.2.3 The other Gloucestershire authorities (Cotswold, Gloucester, Cheltenham, Tewkesbury and Forest
of Dean) are all likely to be in a position soon where they also have a Local Plan in place.
Coordinating the Local Plan Review process for the Gloucestershire authorities is of key

importance to ensure that needs across the HMA as a whole are delivered.

1.24 Gladman refers to the Inspector’s Report for the Gloucester, Cheltenham and Tewkesbury Joint

Core Strategy (October 2017), specifically paragraph 269 which states:

“The JCS authorities’ Statement of Cooperation with Stroud District provides a tool for
exploring the possibility of housing land supply in Stroud contributing to the JCS
authorities’ needs, where it is reasonable to do so and consistent with achieving
sustainable development. Consequently, to achieve maximum co-ordination and to

ensure that potential development sites are comprehensively explored using agreed site
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assessment criteria, it is recommended that the Gloucester housing supply review is

undertaken in tandem with Stroud'’s Local Plan review, which is currently underway.”

1.2.5 It is of fundamental importance that these types of cross boundary issues are properly explored

and addressed through the Stroud Local Plan Review.

1.3 National Policy

1.3.1 The National Policy Framework (the Framework) sets out four tests that must be met in order for
Local Plans to be considered sound. In this regard we submit that in order to prepare a sound plan

it is fundamental that it is:

e Positively Prepared - the plan should be prepared on a strategy which seeks to meet

objectively assessed development and infrastructure requirements including unmet
requirements from neighbouring authorities where it is reasonable to do so and

consistent with achieving sustainable development.

e Justified - the plan should be the most appropriate strategy, when considered against

reasonable alternatives, based on proportionate evidence;

e Effective - the plan should be deliverable over its period and based on effective joint

working on cross boundary strategic priorities; and

e Consistent with National Policy - the plan should enable the delivery of sustainable

development in accordance with the policies in the framework.

1.4 Structure of Representations

1.4.1 This representation follows the structure of the consultation document, providing specific
comments on certain elements and answers to some specific questions identified. The structure of

the representations is as follows:
e Keylssues
e Housing Need
e  Future Growth Strategy
e Settlement Hierarchy
e Settlement Boundaries
e Broad Locations and Potential Sites

e Conclusions
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2 KEY ISSUES

2.1 Key Issues

2.1.1 Gladman is supportive of the Local Plan Review revisiting the key issues for the Plan because, as
the consultation document outlines, these may change over time and it is vital that the Plan

addresses the relevant issues for the area.

2.1.2 In particular, Gladman supports priorities 9, 10, 11, 12 and 13; these are all key priorities in relation
to the government’s objective of tackling the housing crisis and the Local Plan Review needs to
ensure that these are addressed thoroughly and the most appropriate policy framework provided

to ensure these priorities are met.

2.2 ‘Fixing our Broken Housing Market’

2.2.1 The Government White Paper (‘Fixing our Broken Housing Market’) issued in February 2017 is a
very clear statement from Government on the importance of the delivery of housing to the wider

economy.

222 The Government is in no doubt that the housing market in Britain is broken which, according to

the Prime Minister, is one of the greatest barriers to progress in the country today.

223 Average house costs are almost eight times average earnings which is an all-time record and
soaring prices and rising rents caused by a shortage of the right homes in the right places has

slammed the door of the housing market in the face of a whole generation

224 The reason for this crisis is that the Country is simply not building enough homes and has not
done so for far too long. The consensus is that we need from 225,000 to 275,000 or more homes

per year to keep up with population growth and to start to tackle years of under-supply.

2.25 Everyone involved in politics and the housing industry therefore has a moral duty to tackle this
issue head on. The White Paper states quite unequivocally that ‘the housing shortage isn't a
looming crisis, a distant threat that will become a problem if we fail to act. We are already living in

it.”

2.2.6 Tackling the housing shortage is not easy. It will inevitably require some tough decisions. But the
alternative, according to the White Paper, is a divided nation, with an unbridgeable and ever-

widening gap between the property haves and have-nots.

2.2.7 The challenge of increasing supply cannot be met by government alone. It is vital to have local
leadership and commitment from a wide range of stakeholders, including local authorities, private

developers, housing associations, lenders and local communities.

2.2.8 The starting point is building more homes. This will slow the rise in housing costs so that more

ordinary working families can afford to buy a home and it will also bring the cost of renting down.
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229

2.2.10

2211

2.2.12

2.2.13

2.2.14

2.2.15

We need more land for homes where people want to live. All areas therefore need a plan to deal

with the housing pressures they face.

Currently, over 40 per cent of local planning authorities do not have a plan that meets the
projected growth in households in their area. All local authorities should therefore develop an up-
to-date plan with their communities that meets their housing requirement based upon an honest

assessment of the need for new homes.

Local planning authorities have a responsibility to do all that they can to meet their housing
requirements, even though not every area may be able to do so in full. The identified housing
requirement should be accommodated in the Local Plan, unless there are policies elsewhere in the
National Planning Policy Framework that provide strong reasons for restricting development, or
the adverse impacts of meeting this requirement would significantly and demonstrably outweigh
the benefits. Where an authority has demonstrated that it is unable to meet all of its housing
requirements, it must be able to work constructively with neighbouring authorities to ensure the

remainder is met.

Plans should be reviewed regularly, and are likely to require updating in whole or in part at least
every five years. An authority will also need to update their plan if their existing housing target can

no longer be justified against their objectively assessed housing requirement.

Policies in Local Plans should also allow a good mix of sites to come forward for development, so
that there is choice for consumers, places can grow in ways that are sustainable, and there are
opportunities for a diverse construction sector including opportunities for SME housebuilders to

deliver much needed housing.

In terms of rural areas, the Government expects local planning authorities to identify
opportunities for villages to thrive, especially where this would support services and help meet
the need to provide homes for local people who currently find it hard to live where they grew up.
It is clear that improving the availability and affordability of homes in rural areas is vital for
sustaining rural communities, alongside action to support jobs and services. There are
opportunities to go further to support a good mix of sites and meet rural housing needs,
especially where scope exists to expand settlements in a way which is sustainable and helps
provide homes for local people. This is especially important in those rural areas where a high

demand for homes makes the cost of housing a particular challenge for local people.

Finally, the Government has made it clear through the White Paper that local planning authorities
are expected to have clear policies for addressing the housing requirements of groups with

particular needs, such as older and disabled people.

The White Paper is the cornerstone of future Government policy on fixing the broken housing
market. It provides the direction of travel the Government is intending to take and is a clear
statement of intent that this Government is serious about the provision of the right number of

houses in the right places. The Local Plan Review therefore needs to consider these policy
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intentions now in order to ensure that it fulfils the Government’s agenda and provides the homes

that its local communities need.
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3 HOUSING NEED

3.1 Overall Housing Need

3.1.1 The first paragraph of section 2.3 within the consultation document outlines how the Local Plan
Review provides the opportunity to consider whether there are housing needs within the
neighbouring authorities that aren’t currently being catered for. Gladman support this
acknowledgement as ensuring that the housing needs across the wider Housing Market Area
(HMA) are met is of fundamental importance. The Local Planning authorities within the
Gloucestershire HMA will need to work jointly to prepare updated housing need evidence for the
HMA (based on the most recent guidance) and then ensure that the total housing needs are met
across the HMA. This may involve the redistribution of need between authorities when constraints

such as the Green Belt are factored in and capacity work is completed.

3.1.2 The Government has recently consulted on a new standardised methodology for calculating
Obijectively Assessed Need (OAN). Whilst at this stage this is only a consultation document, the
Council will need to ensure that their approach to calculating housing need, aligns with the most
up-to-date guidance on this matter. A key focus of the new methodology is the scale of the
affordability issues within an authority and depending on the severity of the affordability issue a
certain scale of uplift is applied to the housing need calculations. This shows the importance
placed on addressing the affordability crisis across the country by the Government and the need

for local planning authorities to play their role in addressing this issue locally.

313 Gladman also takes this opportunity to remind the Council that the housing requirement set out
within the Local Plan Review should not be seen as a target or cap, but rather a minimum
requirement and any delivery above this scale should be seen as a bonus. An approach identifying
the housing requirement as a minimum requirement to be achieved would align with the whole

ethos of the Framework, which is seeking to ‘boost significantly the supply of housing.’

3.2 Self-Build

3.21 Gladman note that Section 2.3 of the consultation document outlines how there is growing

interest in self-build opportunities.

322 Gladman would welcome the addition of a policy in the Local Plan Review in relation to self-build
housing. This would be in line with current government thinking and objectives. It is key that the
development industry are able to understand the implications of any such policy requirement, to

assist with the design of schemes and the consideration of financial viability.

323 Gladman recommends that any policy requirement in relation to self-build housing has an
element of flexibility built in to allow for negotiation over self-build plots on the basis of viability
to ensure that site delivery is not delayed or prevented from coming forward. Any specific
requirement to include self-build plots should be tested through the Council’s viability

assessment of the Local Plan policies to ensure that the cumulative impacts of all proposed local
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3.24

3.3

3.3.1

3.3.2

333

334

3.4

34.1

34.2

standards and policy requirements do not put the implementation of the Plan as a whole at risk

(paragraph 174 of the Framework).

Further to this, Gladman urges the Council to ensure the policy has added flexibility as there is no
guarantee that these units will be delivered and there may be situations when they are difficult to
deliver or low demand which may result in the non-delivery of otherwise sustainable land for
housing. Therefore Gladman recommends that any policy specific requirement needs to include a
mechanism whereby if the self-build plots are not taken up within a given time period then these
revert back to market housing to be provided as part of the wider scheme. This would provide

flexibility and help to ensure that the required housing is delivered.

Older Peoples Housing

Gladman notes, and welcome the reference to the need for housing for older people, outlined in

section 2.3 of the consultation document.

The provision of specialist housing to meet the needs of older people is of increasing importance
and the Council need to ensure that this is reflected through a positive policy approach within the
Local Plan Review. The Council need a robust understanding of the scale of this type of need

across the District in order to be able to provide an appropriate policy / allocations.

Specialist housing with care for older people is a type of housing which provides choice to adults
with varying care needs and enables them to live as independently as possible in their own self-
contained homes, where people are able to access high quality, flexible support and care services
on site to suit their individual needs (including dementia care). Such schemes differ from
traditional sheltered/retirement accommodation schemes and should provide internally
accessible communal facilities including residents’ lounge, library, dining room, guest suite, quiet
lounge, IT suite, assisted bathroom, internal buggy store and changing facilities, reception and

care managers office and staff facilities.

Given the existing evidence in relation to ageing populations, and the national strategy in relation
to housing for older people, Gladman recommends that the Local Plan Review should include a

specific policy in relation to the provision of specialist accommodation for older people.

Design Standards

Gladman notes that the consultation document, when discussing Design Standards, makes
reference to Lifetime Homes. The reference to Lifetime Homes standards is out of date, the
Council should instead refer to the optional technical standard for accessible / adaptable

dwellings known as M4(2) of the Building Regulations.

The Written Ministerial Statement (WMS) dated 25th March 2015 confirms 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 NPPG”. Furthermore with particular reference to the nationally described
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space standard the PPG (ID: 56-020-20150327) confirms “where a need for internal space standards
is identified, local planning authorities should provide justification for requiring internal space policies”.
If the Council wishes to adopt this standard it should be justified by meeting the criteria set out in

the PPG including need, viability and impact on affordability.

10
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4 FUTURE GROWTH STRATEGY

4.1 Future Growth Strategy

41.1 Gladman supports the Council in seeking to investigate the potential strategies for distributing
future housing growth at this early stage of the Local Plan Review process. Whilst outlining the
correct scale of housing need within the Local Plan Review is of critical importance, it is equally
important that the spatial strategy to deliver this scale of growth is the most appropriate strategy,

and will result in sustainable development capable of being delivered within the plan period.

41.2 Under 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, 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.

413 The Council should ensure that the results of the SA process clearly justify its policy choices. In
meeting the development needs of the area, it should be clear from the results of the assessment
why some policy options have been progressed, and others have been rejected. Undertaking a
comparative and equal assessment of each reasonable alternative, the Council’s decision making

and scoring should be robust, justified and transparent.

414 Gladman reminds the Council that there have now been a number of instances where the failure
to undertake a satisfactory SA has resulted in Plans failing the test of legal compliance at

Examination or being subjected to legal challenge.

41.5 The Council will need to assess the various growth strategy options through the Sustainability

Appraisal Process and be able to robustly justify the decision reached.

Question 3.1 - How should we meet future development needs?

Option 1: Continue to concentrate housing and employment development at a few large sites

located adjacent to the main towns in the district.

Option 2: Take a more dispersed approach with some medium sized housing and employment

sites on the edge of the larger villages, as well as towns.

Option 3: Disperse development across the district with most villages including at least one small

to medium site allocated to meet local needs.

Option 4: Identify a growth point in the district to include significant growth, either as expansion

of an existing settlement or to create a new settlement.

Option 5: Do you have an alternative strategy option that you would like us to consider?

1
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4.1.6

4.1.10

4.2

4.2.1

Gladman recommends that the Council should consider an alternative spatial option, which whilst
focusing a significant proportion of growth adjacent to the main towns in the district, also allows

for meaningful growth dispersed across the villages within the District.

Whilst Gladman agrees that the major settlements should continue to play a key role in the
accommodation of future development within the district, this should not be at the expense of
ensuring that the housing and employment needs of other settlements are met. Paragraph 55 of
the Framework seeks to promote sustainable development in rural areas to maintain and enhance
rural vitality and viability. It is essential, therefore, that the needs of the sustainable rural
settlements across the district are assessed and meaningful growth apportioned to them to

ensure their ongoing vitality and viability.

It is important to consider existing services and facilities in a settlement when assessing their
suitability for accommodating new growth. Daily needs are particularly important with a primary
school, shop and access to public transport being the key considerations. It must be recognised
that there may be an ability, through new development, to improve some of these services and
facilities, particularly access to public transport, that should be considered in any settlement
hierarchy exercise as well as the role that new development can play in ensuring these facilities

are maintained and are not lost because of a lack of support.

Whilst it is recognised that some of the villages within Stroud District are small scale and
consideration of the setting and character of the settlement is important, these issues must be
balanced against the needs of the local community for new housing, including affordable housing

and the need to ensure the long term viability of the services and facilities within the village.

It should also be recognised that increasing the number of sites across the District with allocations
for residential development will increase the rate of housing completions. In allocating sites the
Council should be mindful that to maximize housing 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 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. In summary, a
wider variety of sites in the widest possible range of locations ensures all types of house builder

have access to suitable land which in turn increases housing delivery.
Settlement Hierarchy

Question 3.4 a) Do you agree with the current hierarchy-based approach towards identifying

settlements suitable for different levels of development? Is there a different approach you

would prefer?

Whilst Gladman agrees that a settlement hierarchy is an important tool to help assist with
directing growth to sustainable locations, this should be one of many factors considered and

should be applied in a flexible manner. The rigid application of a settlement hierarchy in

12
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4.2.2

4.2.3

424

425

4.3

4.3.1

4.3.2

determining planning applications could result in otherwise sustainable development from being

resisted.

Question 3.4b) Do you agree with the different tiers identified in the current Local Plan and the

scale of development proposed for each tier?

Whilst on the whole, Gladman is generally supportive of the proposed settlement hierarchy,
Gladman recommends that Stroud should be elevated to a top tier settlement in its own right
above both Cam and Dursley and Stonehouse. Stroud is the principal settlement within the
district, offering a wide range of services and facilities and consequently the settlement hierarchy

should reflect this.

Gladman supports the Council identifying ‘descriptive levels of growth’ to each settlement at this
stage. This allows flexibility within the process and enables the Council to respond to sites based
on their individual merits, making balanced judgments regarding their suitability for

development.

The consultation document outlines that an alternative approach would be to specify the
minimum or maximum growth levels to be accommodated at each settlement. Gladman would
object to the Council specifying maximum growth figures for the settlements or tiers, this is too
prescriptive and does not provide the flexibility needed to ensure the plan is capable of
responding to changes over the plan period. This could also unnecessarily restrict opportunities
not available currently, but which become available during the course of the plan period and

would represent sustainable development.

Question 3.4c) Are any of the settlements in the wrong tier and if so, for what reason?

See answer above in response to Question 3.4b) outlining the recommendation to elevate Stroud

to a top tier settlement above Cam and Dursley and Stonehouse.

Settlement Development Limits

Gladman objects to the use of settlement limits that would preclude otherwise sustainable
development from coming forward. The Framework is clear that development which is
sustainable should go ahead. The use of settlement limits to arbitrarily restrict suitable
development from coming forward on the edge of settlements would not accord with the positive

approach to growth required by the Framework.

The consultation document acknowledges that the current Local Plan manages growth on the
edge of settlements by supporting development within tightly defined settlement development
limits. The consultation document goes on to state “The plan argues that this approach provides
certainty for the market and local communities and minimises urban sprawl, but it can be seen as too
prescriptive and lacking flexibility to assess individual proposals. The Local Plan Review offers the

potential to reassess current development limits or to consider a different approach.”

13
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4.3.3

434

4.3.5

4.3.6

4.3.7

4.3.8

Gladman believes that through the Local Plan review it will both be necessary to review and
amend the development limits for the settlements and also amend the policy approach in relation

to these to ensure sufficient flexibility is provided.

Question 3.5a) How should development proposals on the edges of our towns and villages be

managed?

Option 1: Continue with existing settlement development limits amended as necessary

Option 2: Assess proposals on a case by case basis using broader criteria (e.g. landscape impact;

form of settlement, proximity to services etc.)

Option 3: Continue with settlement development limits but expand the types of development

that are allowed beyond them in the countryside

Option 4: Do you have an alternative approach that you would like to consider?

Gladman recommends that the Council should consider a slightly amended version of Option 2.
Gladman believe the policy approach should be one which also considers sites adjacent to but
outside the development boundaries on a site by site basis and providing the harm doesn’t
significantly and demonstrably outweigh the benefits then the scheme should be approved. In

this respect, Gladman suggest the following policy wording.

“development on the edge of existing sustainable settlements but in the open
countryside will be permitted providing that the adverse impacts do not significantly

and demonstrably outweigh the benefits of development.”

This takes a more permissive and flexible approach allowing settlements to expand and

accommodate growth providing that the impacts do not outweigh the benefits.

In any event, the settlement boundaries within the current Local Plan will need amending through
the Local Plan Review to take account of any site allocations proposed through the review and

also any existing commitments since the current boundaries were drawn.

Question 3.5b) Are there any changes to the existing settlement development limits that you

would like to suggest?

The settlement development limits as currently drawn on the Proposals Map which accompanies
the adopted Local Plan have been tightly drawn and do not incorporate committed development
and the adopted site allocations. If this approach is continued through the Local Plan Review, the
settlement development limits will not represent to true extent of the urban area as large scale
development will continue to be located outside the development limits. This may result in

uncertainty to developers and homeowners as policy conflicts arise.

Gladman therefore recommends that the Council carries out a comprehensive review of the

settlement development limits of all defined settlements within the district to ensure they are

14
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4.4

441

4.4.2

443

drawn to recognise the existing and future extent of development and allow for sufficient

flexibility so as not to prevent sustainable development.

Broad Locations and Potential Sites

Stroud

As outlined earlier in this submission, Gladman recommends that Stroud should be elevated to a

top tier settlement above Cam and Dursley and Stonehouse.

Gladman notes that the vast majority of sites identified around Stroud in the consultation
document are outlined in blue, which the plan indicates means that they are considered
unsuitable or not available. Gladman raises concerns regarding where the Council intend further
growth to take place around Stroud given the significant constraint of the AONB. It is of
fundamental importance, given the constraints in this location, that the Council carefully
considers proposals for residential schemes lying outside of the AONB and that the Council

undertake a robust planning balance exercise before rejecting sites.

Site Submission — Summer Street, Stroud (Ref STR 024)

As the Council are aware Gladman is promoting land off Summer Street, Stroud for residential
development (location plan shown in Figure 1 below). Appendix 1 to this submission provides a
Development Brief for this site and outlines how a scheme of 20 dwellings could be delivered in a

sustainable manner in this location.

15
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444

445

Summer Sweet Alcmens

'\WMW

Figure 1. Summer Street, Stroud - Location Plan

Gladman note the following conclusions reached in the SALA (2017) for this site:

“The site is not suitable for development because of the likely high landscape impact. The proposed
development site forms part of an incised valley landscape that is both a continuation of and
indivisible from the adjacent Cotswold AONB. This represents a distinctive and key characteristic
landscape setting of the town of Stroud. Development would enlarge the northerly extent of the built
environment into this important highly visible green finger of land running from the Cotswold AONB
into the centre of Stroud. It would narrow the gap between the urban footprint to the north and south
sides of the Slad Valley. There are therefore potential impacts preventing sustainable development in

this location.”

However, Gladman strongly refutes the conclusions made in the SALA, in respect of the potential
landscape impact of residential development at the Summer Street site. A detailed Landscape and
Visual Impact Assessment has been undertaken by a landscape specialist on behalf of Gladman. It
found that the site falls within the ‘Secluded Valleys’ landscape type, which comprises a common
landscape type that occurs extensively throughout the district and supports a variety of
settlement patterns. The site does not sit within the AONB, nor is it subject to any specific
landscape designation that raises it above mere countryside. With the implementation of a
carefully considered scheme, as proposed by Gladman (see Appendix 1), the overall visual impact
of the development, taking account of views from within the AONB, would be no more than

moderate / minor adverse at completion, reducing over time with the maturing of structural

16
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landscape planting. Therefore there would be no harm arising from development at the Summer

Street site that would preclude development.

446 This site is available, achievable and developable and offers an opportunity to deliver housing in a
sustainable location on the edge of Stroud. Further details regarding the site’s suitability as a

residential allocation are provided in the Development Brief for the site.

447 Gladman recommends that this site should be allocated for residential development through the

Local Plan Review.

Cam

448 Gladman strongly supports growth option CAM C which identifies land to the north of Box Road
as a potential location for residential development. Gladman considers growth in this direction is
both sustainable and achievable. Growth to the north of the existing settlement is in close
proximity to Cam & Dursley Station, which conforms with the Governments agenda to locate

housing growth near existing transport hubs where possible.

Site submission — Box Road, Cam (Ref CAM016)

449 As the Council are aware, Gladman is promoting land north of Box Road (ref CAM016) for a
residential development (location plan shown in Figure 2 below). A planning application has been
submitted for up to 90 residential dwellings (30% affordable) new station parking provision and
new public open space with equipped children’s play area (application ref: S.17/1366/0OUT). This
application is currently awaiting determination. Gladman are of the understanding that this

application is likely to be presented at committee with an officer recommendation for approval.

44.10 The suit of documents submitted in support of this application demonstrate the sites suitable for

residential development.

17
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4411

4412

4413

4414

Figure 2. Box Road, Cam - Location Plan

A Development Brief for this site is included as Appendix 2 to this submission. This further
demonstrates that the application site is located in a highly accessible location, within a short walk
of Cam and Dursley Station and offers a sustainable opportunity for growth. The proposals for this
site include some additional Railway parking. This is in response to an identified local issue and

should be seen as an additional benefit of the proposed development at this site.

The SALA (2017) found that the site is suitable, deliverable and achievable with “no overriding

physical constraints or potential impacts preventing housing or community uses.”

Gladman recommend that this site should be allocated within the Local Plan review for a
residential development of up to 90 dwellings and that the settlement boundary should be

amended to reflect this site.

Site Submission — Charfield Road, Kingswood (ref KIN 007)

Gladman is promoting land at Charfield Road, Kingswood for a residential development (location

plan shown in Figure 3 below).

18
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4415

4416

4.4.17

4.4.18

Figure 3. Charfield Road, Kingswood - Location Plan

A Development Brief for this site is included as Appendix 3 to this submission. This demonstrates
that the site is sustainably located on the edge of Kingswood, is available, achievable and

deliverable.

The SALA 2017 assessed this site under reference KINOO7 and rejected the site based on the
following conclusion “The land is not suitable for housing, employment or community development
because of the high landscape sensitivity of the site, extending development onto the skyline and
highly visible to the west and north west. The potential impact would therefore prevent sustainable

development in this location.”

The negative conclusions of the SALA focus purely on the potential landscape impact of
residential development at the Charfield Road site. However, Gladman strongly refutes the
conclusions reached in relation to landscape impact. A detailed Landscape and Visual Impact
Assessment has been carried out by landscape professional on behalf of Gladman, which
concluded that the site is currently heavily influenced by the existing urban edge of Kingswood
and that development would not be significantly visible in the wider landscape, including from
within the Cotswold AONB. Although there would be an obvious change to the landscape
brought about by development at the Charfield Road site, it would not be of the scale or type that

would preclude development.

Gladman submits that the Council should reconsider this site, that the overall conclusions reached

should be more favourable and that it should be allocated within the Local Plan review for a
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residential development of u to 95 dwellings and the settlement boundary should be amended to

reflect this.
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5 CONCLUSIONS

5.1 Overall Conclusions

5.1.1 Gladman supports the Council in starting the process to review the current Local Plan. It is
fundamental that this review and supporting evidence is undertaken in a collaborative manner
with the other Gloucestershire authorities to ensure that the full housing needs of the HMA are

met.

5.1.2 Issues regarding the delivery of housing remain of critical importance and remain high on the
Government's agenda, therefore the Local Plan should provide the positive framework for the
delivery of housing within the District. The Local Plan review should avoid both blanket restriction
policies and also policies that are overly prescriptive as these could stifle the delivery of

sustainable housing.

513 Gladman recommends a hybrid approach to the distribution of growth is required, which whilst
focusing growth in the larger settlements also allows for meaningful growth on the edge of the
villages across the district. The Council should include a range of sites both in terms of size and
location to maximise housing delivery, meet housing needs and support the vitality and viability

of its settlements.

514 Gladman recommends that greater flexibility is required to the settlement boundaries identified
in the current Local Plan, to ensure that sites adjacent to but outside of these boundaries can be
judged on their own merits and treated favourably if the harm does not significantly and
demonstrably outweigh the benefits of delivering housing in these locations. The Council should
also ensure that the settlement development limits are redrawn to incorporate existing and future
identified development sites that will form part of the urban built up area of the defined

settlements.

515 Gladman submit the following sites to the Council for consideration for residential allocations

within the Local Plan Review:
e Summer Street, Stroud
e BoxRoad, Cam

e Charfield Road, Kingswood

5.1.6 These sites are all available, achievable and deliverable and offer sustainable opportunities to

meet housing needs.

51.7 These representations have provided Gladman’s response to the current consultation on the
Stroud Local Plan Review Issues paper. Gladman welcomes the opportunity to comment at this
early stage of the Local Plan Review and request to be added to the consultation database. If you
would like to discuss any element of this submission further please do not hesitate to get in touch

with a member of the Gladman team.
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APPENDIX 1

Development Brief - Summer Street, Stroud

22




DEVELOPMENT BRIEF

Land at Summer Street | Stroud

Stroud District Council




Introduction

Gladman Developments Ltd is promoting land at Summer
Street, Stroud for residential development. The 2.34 hectare
site presents an ideal opportunity to create a sustainable, high
quality residential development situated in a sought-after
location within walking distance of Stroud Town Centre.

A residential development on the site would incorporate both
new market and affordable housing (of a variety of types, from
affordable rented properties to discounted sale properties to
help key workers and first time house buyers), to help meet the
current and future housing needs of both Stroud and the district
responding to and complementing its surroundings to achieve
seamless integration.

Gladman would welcome the opportunity to discuss the
potential delivery of this site with you in more detail so it can be
considered fully in the preparation of the emerging Local Plan
Review.

Should you wish to discuss our proposals, please contact:
Planner: Lucy Wilson

Email: l.wilson@gladman.co.uk

Telephone: 01260 288995
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Site & Surroundings

Principle of Development

The site is located in the eastern extents of Stroud and is 2.34 hectares
in area. It is anticipated that around 1.47 hectares would be residential
development, with the remainder comprising green infrastructure.

The site is bounded to the south by the rear of properties along Summer
Street and to the west, north and east by agricultural fields. Stroud town
centre is located 1.2km from the site. The site is one of only a handful of
locations at the edge of Stroud that are not heavily constrained by the
Cotswold AONB.

A Vibrant Community

Stroud offers its residents a wide range of local facilities, services and
employment opportunities, as well as great connections to further afield
via sustainable transport modes.

The town has a vibrant community, with a number of active local
community and sporting groups. Providing more affordable homes and
homes of varying size and tenure will help provide for the varying needs
of the town'’s residents and support sustainable growth in a location that
is not constrained by the Cotswold AONB or land contamination.

Stroud is identified as an ‘Accessible Local Service Centre’ by the adopted
Stroud District Local Plan, which places it as one of three top tier settlements.

The top tier settlements are identified as the primary focus for growth and
development in the district, with significant levels of growth proposed in
Stroud. The principle of significant growth in Stroud is well established,
with the emerging Local Plan Review proposing that this growth continues
throughout the emerging plan period.

Going forward

Although only at the Issues and Options stage, the emerging Local Plan
Review continues to rightly promote significant levels of growth in Stroud.
A number of broad locations for growth have been identified in Stroud,
both within and adjoining the existing settlement development limits.



This site offers a unique opportunity for Stroud District Council to plan for and, importantly, deliver, a new and exemplary housing development
where people will genuinely want to live and choose to stay, while embracing the distinctive character of the surrounding area. Careful and
considerate development will remove the adverse impact existing rear garden paraphernalia has on the wider landscape.

Housing Delivery A Landscape Character ﬁsﬁ?

The site is capable of delivering approximately 20 dwellings (including
affordable housing delivered in accordance with adopted requirements).

The site provides the opportunity to deliver a truly innovative housing
scheme that responds to the distinctive character of Stroud and its
surrounding countryside.

The site is owned by a single landowner who confirms their willingness
to develop and is capable of coming forward within the next 5 years.

Gladman has demonstrated that the site is capable of delivering 20
dwellings of varying size, type and tenure (including affordable housing
delivered in accordance with planning policy).

The site is not subject to any national, local or other landscape
designations.

A detailed Landscape and Visual Appraisal has been undertaken by
a landscape specialist on behalf of Gladman. It found that the site
falls within the ‘Secluded Valleys’ landscape type, which comprises a
common landscape type that occurs extensively throughout the district
and supports a variety of settlement patterns.

With the implementation of a carefully considered scheme, as proposed
by Gladman, the overall visual impact of the development, taking
account of views from within the AONB, would be no more than
moderate / minor adverse at completion, reducing over time with the
maturing of structural landscape planting.



Biodiversity, Green Infrastructure & Local Wildlife
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The development of the site would aim to enhance the environment
through the provision of green infrastructure, comprising new publically
accessible green space and recreational pathways.

The site is not designated for its biodiversity value.

A detailed ecological assessment has been carried out by specialist
ecological consultant that concluded protected species would not be
adversely affected by residential development.

Through additional planting, landscaping and the creation of habitat,
there is the potential to create improved conditions for wildlife.
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The development proposal falls entirely within the Environment Agency
Flood Risk Zone 1 i.e. land assessed as having a less than 1 in 1,000
annual probability of flooding.

Gloucestershire County Council, as lead local flood authority, has
previously confirmed that a proposed surface water drainage scheme
demonstrated surface water management is achievable in principle,
without causing flooding on the site or elsewhere.

Heritage

The site does not impact upon any nearby conservation area.

A detailed heritage appraisal undertaken by specialist consultants
has established that the development of the site would have only a
negligible impact to the setting of the Grade I All Saints church, the
Grade II* Listed Slade House and Grade Il Listed former stables to Slade
Cottage. However, the impact is considered in the context of the already
suburban nature of the area.

An extensive programme of archaeological field evaluation has been
carried out, which found no features or deposits of archaeological
interest at the site, although archaeological features lie outside the
northeast corner of the site.



Design
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« The development of the site would follow a design-led approach,
informed by consultation with the local planning authority, key
stakeholders and the local community, responding sensitively to the
site’s setting and respecting the grain of the surrounding landscape,
both built and undeveloped.

« A high quality housing development would be a positive addition to
this area of Stroud, complementing the character of the surrounding
area in terms of character and quality.

Topography

e

« Development in this location will provide quality pedestrian
connections through the site and outwards towards the surrounding
urban area and countryside.

« The site is located within walking distance of Stroud’s key services
and facilities including Stroud Station, which offers rail connections to
Gloucester, Cheltenham, Swindon and London.

Socio-economic Qo
oi"-

The site has no technical barriers in terms of topography to overcome in
order to secure its development.

The development of approximately 20 dwellings on the site has the
potential to provide economic benefits, including:
. Aninvestment in construction of circa £2.6 million;

« Around 22 full-time equivalent jobs per annum throughout the
construction period;

An additional 23 full-time equivalent jobs in associated industries;
New Homes Bonus payment of more than £200,000 over 6 years;

«  Council Tax payments of more than £300,000 over 10 years.



Site Plan With Indicative Framework Plan

NOTES

“This drawing is the property of FPCR Environment and Design Lid
and s issued on the conditon itis ot reproduced, retained o
disclosed to any unauthorised person, either wholly o in part
without written consent of FPCR Environment and Design Ltd
Ordnance Survey Mastermap supplied by client.

‘Aerial imagery © 2015 Microsoft Corporation.
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