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Tewkesbury
Borough Council

APPENDIX A
Agenda ltem No. SA

TEWKESBURY BOROUGH COUNCIL

Schedule of Planning Applications for the consideration of the PLANNING COMMITTEE at
its meeting on 22 December 2015

(NORTH) (SOUTH)
General Development Applications
Applications for Permission/Consent (562 589) (590 - 636)
PLEASE NOTE:
1. In addition to the written report given with recommendations, where applicable,

schedule of consultation replies and representations received after the Report was
prepared will be available at the Meeting and further oral reports may be made as
appropriate during the Meeting which may result in a change to the Development
Manager stated recommendations.

t~

Background papers referred to in compiling this report are the Standard Conditions
Booklet, the planning application documents, any third party representations and any
responses from the consultees listed under each application number. The Schedule of
third party representations received after the Report was printed, and any reported
orally at the Meeting, will also constitute background papers and be open for
inspection.

CONTAINING PAGE NOS. ( 562 - 636)



Codes lor Application Types

ouT Qutline Application

FUL Full Application

APP Application for Approval of Reserved Matters
LBC Application for Listed Building Conscnt
ADV Application for Advertisement Control

CAC Application for Conservation Arca Consent
LA3/LA4 Development by a Local Authority

TPO Tree Preservation Order

TCA Tree(s) in Conscrvation Area

National Planning Policy

National Planning Policy Framework (NPPF)

Technical Guidance 10 the National Planning Policy Framcwork

Planning Policy for Traveller Sites

Planning Policy Stalecment 10: Planning for Sustainable Waste Management

Planning Policy Statement 11: Regional Spatial Strategies



INDEX TO PLANNING SCHEDULE (RECOMMENDATIONS) 22nd December 2015

Alderton
15/01142/FUL
Click Here To View

Ashleworth
15/00965/QUT
Click Here To View

Bishops Cleeve
15/01104/FUL
Click Here To View

Bishops Cleeve
15/01113/FUL
Click Here To View

Boddingion
15/00982/FUL
Click Here To View

Churchdown
15/00755/FUL

Click Here To View

Hucclecote
15/00816/APP
Click Here To View

Hucclecote
15/01068/APP
Click Here To View

Leigh
14/01201/FUL
Click Here To View

Longford
15/00814/APP

Click Here To View

Southam
15/01081/FUL
Click Here To View

Tewkesbury
15/01098/FUL
Click Here To View

6 St Margarets Road Alderton Tewkesbury

Land off Nup End Ashleworth

2 Southam Fields Farm Meadoway Bishops Cleeve

8 Haylea Road Bishops Cleeve Cheltenham

Hayden Hill Fruit Farm Old Gloucester Road Boddington

Land at Ashville Business Park Commerce Road
Churchdown

Parcel 5B Gloucester Business Park Brockworth

Land Parcel 21 A Gloucester Business Park Brockworth

Todpool Cottage The Leigh GL19 4AG

Land to East of Tewkesbury Road & North of Longford
Lane Longford Gloucester

Land on the West Side New Road Southam Cheltenham

Brooklands Abbots Road Tewkesbury Gloucestershire

Refuse

Delegated Permit

Refuse

Permit

Refuse

Refuse

Delegated Approve

Approve

Refuse

Delegated Approve

Permit

Permit
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14/01201/FUL Todpool Cottage, The Leigh, GL19 4AG 1

PP-03833172
Valid 15.01.2015 Demolition of three pre-fabricated concrete garages/ lean to and
construction of a two storey detached dwelling house.

Grid Ref 386866 226101

Farish Leigh

Ward Coombe Hill Mr Colin Withers
Todpool
The Leigh
GL19 4AG

RECOMMENDATION Refuse
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

JCS (Submission Version) - SP1, SP2, SD1, SD4, SD5, SD10, SD11, SD15 and INF1
Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies HOU2, HOU4, TPT1, EVTS, LND3 and
LND7.

Flooding and Water Management SPD.

Human Rights Act 1998 - Article 8 (Right to Respect for Private and Family Life)

The First Protocol, Article 1 (Protection of Property)

Within 50m of a Listed Building - 28/78: Daniels Orchard, The Leigh

Flood Zone 2

Public Right of Way

Landscape Protection Zone

S8SI Consultation Buffer

Consultations and Representations

Parish Council - are sympathetic to the proposals and note that there have been few new houses built within
the Leigh Village during the last two decades. One or two dwellings were identified as being built with no such
ties. It is recognised that the village population is growing older and that the allowing of limited, in keeping and
small developments should be seen as a positive to encourage new life into the village. The objections
raised by local residents (summarised below) are also noted and have also been in direct contact with one
other parishioner.

Public Rights of Way Officer - The Public Right of Way must not be buiit on or obstructed and any damage to
the Highway must be made good. Temporary closure may be required for the duration of the works.

Borough Flood Risk Manager - No abjection subject to a condition.
Two letters of objection are summarised as follows:

- A precedent would be set and Policy HOU4 applies - meaning only development for agriculture should be
allowed.

—~ No mains drainage in the village

- Public rights of way run across Todpool - the path to the village pond is questionable and the GCC sign

has gone.

- The single track lanes around Leigh village are already unsuitable for the increasing amount of traffic.

- Creation of a larger footprint than existing garages and twice the height.

- Loss of privacy and amenity to Highfield House through overlooking.

- Site within Flood Zone 2 with a rmedium risk for flooding.

— Site located within a Landscape Protection Zone and Policy LND3 should be applied.

- Contrary to policies in respect of ecology, appearance of the landscape and safeguarding the water
environment.

Planning Officers Comments: Mr Andrew Thompson
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1.0 Application Site

1.1 The site is approximately 0.4 hectares and is occupied by a double garage/workroom with an adjacent
block of 3 concrete garages. The southern boundary has a mature hedgerow in which there is an existing
vehicular access serving the garages. On the eastern boundary is a further mature hedgerow along which
runs a public footpath within the application site. Beyond the eastern boundary is Highfield, a detached
dwelling house; the existing Todpool Cottage is located to the west.

1.2 The site is located within a Landscape Protection Zone and a small section of the site at ils south western
boundary falls within Flood Zone 2. A public footpath is located within the site and runs along the eastern boundary

2.0 Planning History

2.1 There have been various previous applications on this site, most notably the refusal for 4 new dwellings in
1988 (Ref: 88/91445/0UT); various approvals and refusals for allerations and additions to the main house
and the approval of a new garage block to replace existing outbuilding (Ref: 02/00248/FUL).

3.0 Current Application

3.1 The current application proposes the demoalition of three pre-fabricated concrete garages/ lean to and
construction of a two storey 3 bedroom detached dwelling house alongside the retained double
garage/workroom,

3.2 In support of the application the applicant refers to the Rural Services Network report in October 2014
which states that "Research shows that most older people would ideally choose to continue living
independently within their local community but sometimes they are forced to move due to the lack of suitable
accommodation.” The applicants also states that " The primary reason for the application is that as |
approach my seventies | foresee the time when I no longer require a large family home with extensive
grounds but wish fo remain in the village of The Leigh where | have lived for the past twenty five years. The
plans therefore propose a more suitable home, designed to take a carer if needed, allow family to visil,
efficient to heat, low maintenance and simple access with wider doors and straight stairs or lift. Also an easier
house to alfow my wife and myself to remain in a caring community we know and to release our existing
house to a new younger family who can benefit from living in The Leigh”.

4.0 The principle of development

4.1 Saved Policy HOU4 of the Local Plan does not allow for new general market housing development in
settlements outside of residential development boundaries as defined in the Local Plan. However, HOU4 is
based on the now revoked Structure Plan housing numbers and for that reason is considered out of date in
the context of the NPPF in so far as it relates to restricting the supply of housing. The policy is also out of
date in this context because the Council cannot demonstrate a five year supply of deliverable housing sites.

4.2 Paragraph 55 of the NPPF states that housing should be located where it will enhance or maintain the
vitality of rural communities; local planning authorities should avoid new isolated homes in the countryside
unless there are special circumstances.

4.3 The Leigh is a small settlement offering very little by way of the facilities and services which are needed to
support a healthy community in their day-to-day needs. The site is not well served by public transport,
pedestrian or cycling facilities and residents of the proposed development would be heavily reliant on the use
of the private motor car to meet their daily transport needs. Whilst bus services to Gloucester and
Tewkesbury do pass along the A38, access to bus stops is along very narrow country lanes which do not
offer attractive or safe pedestrian routes.

4.4 In this regard, it is also relevant to note that The Leigh is not identified in the submission version of the
JCS as a Service Village, which are deemed as suitable locations for some limited residential development.
Whilst the applicant points out that nearby Coombe Hill is a Service Village, Coombe Hill has a range of
services including excellent access to the public transport network which as explained above, is not
replicated at The Leigh.

4.5 On this basis it is therefore considered that the application site is isolated in the context of paragraph 55
of the NPPF. Whilst the applicants desire for a suitable new home to meet his own circumstances are noted,
these personal circumstances do not outweigh national planning policies regarding the location of new
housing and thus the principle of development is not considered to be acceptable.

553



5.0 Landscape Impact

5.1 Loca! Plan policy LND3 seeks to give special protection to the ecology and visual amenity of the river
environment. Development will not be permitted which, inter alia, has a detrimental visual effect on the
character of the associated landscape setting of the Severn Vale.

5.2 One of the core planning principles of the NPPF is that the planning system should recognise the intrinsic
character and beauty of the countryside. Sections 11 of the NPPF sets out that the planning system should
contribute to and enhance the local environment by, inter alia, protecting and enhancing valued landscapes.
Policy SD7 of the submission version of the JCS sets out that development should seek to protect landscape
character for its own intrinsic beauty and have regard to local distinctiveness and character of landscapes.

5.3 The proposed development is set between existing properties and would replace an existing outbuilding.
The proposal would introduce a new dwelling with significant bulk and mass into the landscape and the
proposals would be close to the existing public right of way that runs through the site for the entire depth of
the property, without windows or detail to break up this mass. This would be uncharacteristic of this rural
location and the rural setting of the footpath and would appear oppressive to users of the footpath albeit for a
short distance in comparison to its overall length. The proposals therefore would result in a change to the
character of the rural public footpath. As a result there would be some harm to the landscape setting and this
weighs against the proposal.

6.0 Design and Impact on the Character and Appearance of the Area

8.1 The NPPF sets out that the Government attaches great importance to the design of the built environment.
Good design is a key aspect of sustainable development, is indivisible from good planning, and should
contribute positively to making places better for people. The NPPF also provides that the planning system
can play an important role in facilitating social interaction and creating healthy, inclusive communities. Policy
SD5 of the submission version of the JCS requires proposals for all new development to clearly demonstrate
that a number of design principles have been reflected in proposals.

6.2 Development which has a poor relationship with the built form will not be acceptable. A detrimental impact
on the character, appearance and environmental quality of the surrounding area should be avoided and
development should not compromise the open and rural character of the countryside.

6.3 The existing buildings on the site are a collection of outbuildings related to Todpool Cottage comprising
five garages and store. A double garage, constructed of traditional brick materials with a pitched roof (with
rooflights) is proposed to be retained for use with the new property. The low-pitched (almost flat roofed) triple
garage and store would be demolished and replaced by the new dwelling.

6.4 The proposed dwelling is a two starey, 3 bedroom dwelling. The building would at its maximum be 9.5m
in width {front/south elevation) and 16.6m deep. The proposals would be constructed of brick at the ground
floor level to match the garage building and larch timber cladding laid horizontally on the first floor and dormer
windows. The proposals include a large oak framed feature window on the first floor. The ridge and eaves
heights would be approximately 6.5m and 5m respectively. The ridge would be approximately 0.9m higher
than the neighbouring garage and 1.7m higher than Todpool Cottage. It is noted that site levels are higher
than Todpool Cottage.

6.5 Todpool Cottage and a majority of the buildings in The Leigh are of traditional design with brick and
timber both used. The proposals due to the bulk and mass and the low pitched roof would appear as a stark
contrast to Todpool Cottage and other buildings in the immediate vicinity. The use of two timbers, the
horizontal cladding and brick (i.e. horizontal bonding of materials) together with the considerable bulk and
mass in particular in the depth of the proposals lead to a contrived design. The general bulk and mass and
the large amount of blank walls together with the depth of the proposals are therefore considered
inappropriate. Whilst innovative architectural solutions would be capable of being supported, the proposals
would jar with the simpler, better balanced and more traditional buildings in the immediate vicinity and in the
village generally.

6.6 In light of the above the design of the proposed development would not meet the high design standards
required by national and emerging local policies. Thus the proposals would have an unacceptable impact on
the character and appearance of the area which is located within the Landscape Protection Zone. This is a
matter which weighs significantly against the proposals.
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7.0 Accessibility and Highway Safety

7.1 Section 4 of the NPPF states that the transport system needs to be balanced in favour of sustainable
transport modes, giving people a real choice in how they travel. Development should only be prevented or
refused on transport grounds where the residual cumulative impacts of development are severe. Paragraph
32 specifically requires safe and suitable access to all development sites for all people.

7.2 Policy TPT1 of the Local Plan requires that appropriate access be provided for pedestrians, cyclists and
vehicles, and that appropriate public transport services and infrastructure is available or can be made
available. It further requires that traffic generated by and/or atiracted to the development should not impair
that safety or satisfactory operation of the highway network and requires satisfactory highway access to be
provided. Policy TPT1 of the Local Plan reflects advice in the NPPF and thus should be afforded significant
weight. Policy INF1 of the submission version of the JCS states that developers should aim to provide safe
and accessible connections to the transport network to enable travel choice for residents and commuters.
Policy INF2 of the submission version of the JCS requires developers to ensure proposals do not affect the
safety or efficiency of the highway network.

7.3 As set out in paragraph 4.11 above, the site is essentially isolated in that it is not well served by facilities
and services. The site is not well served by public transport or other facilities to allow trave! by sustainable
modes of transport. Whilst the NPPF sets out that solutions will vary from urban to rural locations, given that
there are no services or facilities to meet the day to day needs of residents in The Leigh, it is not considered
that development at this site would contribute to the aims of sustainable development.

7.4 As set out above, bus access direct to Gloucester and Tewkesbury is available from the A38. The A38 is
approximately 400 metres from the application site and the road network leading from the site to the A38 is
not lit and there are no footways along the narrow country lanes. Pedestrians would therefore be in conflict
with other road users. There is a pub and a petrol station incorporating a shop at Coombe Hill however for the
same reasons, there is little realistic option but to access those facilities by using the private car.

7.5 The proposals would utilise existing garages to provide car parking with additional space available in front
of the dwelling. The proposals would not result in inadequate parking for the existing Todpool Cottage which
has an availability of parking areas available. Further there is sufficient space on the site for construction
vehicles. This is important given the narrow nature of the road and the lack of on street parking availability.

7.6 In terms of the existing right of way on the site, the proposals would come closer to the public right of way
but would not block or obstruct it. The County Rights of Way Officer does not object to the proposal on that
basis.

7.7 In conclusion, there are no objections in respect of highway safety however the isolated location of the
site is considered to weigh significantly against the proposed development in the overall planning balance.

8.0 Relationship to neighbouring properties

8.1 The application site is reasonably separate from neighbouring properties with Todpool Cottage
approximately 18.5m to the west and Highfield approximately 22m to the east. Between the proposals and
Highfield is the public right of way.

8.2 The length of the proposals and the general bulk and mass are considered above and this would have an
impact on neighbours due to the change in outlook and the scale of the proposals. However, given the
separation to neighbouring dwellings and the lack of windows on the side elevation, the proposals would not
result in an undue impact on the living conditions of the neighbouring properties.

9.0 Flood Risk and Drainage

9.1 Whilst the ‘red line' ownership boundary does encroach into Flood Zone 2, the vast majority of the site,
including the built form would be in Flood Zone 1. Further, it is acknowledged that the recently constructed
flood defence would have a positive effect on the location. The Flood Risk Management Officer has been
consulted and considers that the increase in impermeable area compared to the existing footprint is minimal,
and as such it is unlikely to raise significant flood risk issues. Using infiltration to discharge surface water
would be welcomed and favoured; as would a commitment to rainwater harvesting/recycling, water quality
improvement and utilising permeable {or porous) surfacing. On that basis, having regard to the Council's
adopted SPD, detailed drainage design, floor levels and the use of permeable materials in the hard surfaces
of landscaping could be secured by appropriately worded planning conditions.
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10.0 Overall Planning Balance

10.1 Policy HOU4 of the Local Plan is out of date and in accordance with paragraph 49 of the NPPF the
proposal must be considered in the context of the presumption in favour of sustainable development.
However in line with paragraph 14 of the NPPF paragraph 55 of the NPPF specifically seeks lo restrict the
erection of isolated dwellings in the countryside, which is what this application seeks to provide.

10.2 Against this, there are social and economic benefits to the proposal in that the proposal would contribute
to the supply of housing which would in turn create benefits for the local economy, both through construction
and following occupation. These matters weigh in favour of the proposal however, given that the social and
economic contribution would be so limited it is not considered that these factors would outweigh the harm
caused by conflict with the NPPF.

10.3 In addition to the in principle objection, the proposed development would result in environmental harms
arising from the poor quality design and resultant impact on the character and appearance of the area, which
is within the Landscape Protection Zone. Furthermore, the proposals would result in reliance on the private
car. In themselves, these harms are considered to significantly and demonstrably outweigh the benefits.

10.4 The Parish Council comments need for the village to grow and sustain itself are noted but the principles
of this proposal could be replicated across almost all other plots in this area leading to a significant increase
in the amount of housing in The Leigh which has very few facilities and is not identified as an appropriate
location for new housing in the adopted Local Plan, or as a service village in the emerging JCS. It is accepted
that some villages will want and need some extra growth to meet the needs of residents however this should
be planned through the Borough Plan or a community led Neighbourhood Development Plan.

10.5 In light of the above, the application is recommended for refusal.
RECOMMENDATION Refuse
Reasons:

1 The proposed development conflicts with paragraph 55 of the NPPF in that the application site is in
isolated countryside location and there are no special circumstances in this case that would justify
supporting the development.

2 The proposal development, by reason of its design, bulk, mass together with the use of materials and
fenestration detail and the relationship to the public footpath, would be out of keeping with the rural
character of the area within the Landscape Protection Zone and would be an oppressive feature to
the users of the rural public footpath. The proposals would be contrary to the aims and objectives of
the NPPF in requiring high quality design and saved Policy LND3 of the Tewkesbury Borough Local
Plan te 2011 (March 2006).

3 The site is located remote from amenities and is not served by adequate footpaths, cycleways, or
public transport facilities and the development would be likely therefore to increase reliance on the
private car contrary to the NPPF, Policy TPT1 of the Tewkesbury Borough Local Plan to 2011 -
March 2006 and Policy INF1 of the submission version of the Joint Core Strategy.

Note:
Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has sought to
determine the application in a positive and proactive manner offering pre-application advice, detailed
published guidance to assist the applicant and published to the council's website relevant information
received during the consideration of the application thus enabling the applicant to be kept informed
as to how the case was proceeding. However, as a consequence of the clear conflict with
Development Plan Policy no direct negotiation during the consideration of the application has taken
place.
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15/01142/FUL 6 St Margarets Road, Alderton, Tewkesbury 2

Valid 19.10.2015 Erection of 1 no. dwelling in rear garden area of existing dwelling at 6 St
Margarets Road, Alderton, to include an integral garage, and provision of
new vehicular access, parking and turning area

Grid Ref 400018 233163

Parish Alderton

Ward Winchcombe Mrs Kathleen Brown
6 St Margarets Road
Alderton
Tewkesbury
Gloucestershire
GL20 8NN

RECOMMENDATION Refuse
Policies and Constraints

National Planning Policy Framewaork (2012)

Planning Practice Guidance

JCS {Submission Version} November 2014

Tewkesbury Borough Local Plan to 2011 (March 2006) - policies HOU3, HOUS, LND2, EVT9 and TPT1
Flood and Water Management Supplementary Planning Document

Human Rights Act 1998 - Article 8 (Right to Respect for Private and Family Life)

The First Protocol, Article 1 (Protection of Property)

Consultations and Representations

Alderton Parish Council advises that they have no objections or recommendations to make on this
application.

1 letter of representation has been received. The main points can be summarised as follows:

~  Proximity of the proposed dwelling to the boundary shared with no. 8 St. Margaret's Road;

— The foundations of the proposed dwelling would cause serious damage to the root system of mature
silver birch trees in the garden of no. 8 St. Margaret’s Road; and

~  Loss of privacy to occupiers of no. 8 St. Margaret's Road by virtue of the proximity of the proposed
dwelling - unless a suitable fence is erected.

The application is presented to the Planning Committee at the request of Councillor Mason, to assess
the impact on the surrounding properties.

Planning Officers Comments: Emma Blackwood

1.0 Introduction

1.1 The application site lies within the Residential Development Boundary of Alderton, as defined on the
Tewkesbury Borough Local Plan Proposals Map (March 2006), and is also located within a Special
Landscape Area (SLA). Dwellings in this part of St. Margaret's Road and St. Margaret's Drive are typically
detached bungalows (see site location plan).

1.2 The existing property is a detached bungalow located on a corner plot (see existing block plan). The
northern elevation of the dwelling faces onto St. Margaret's Road and the western elevation faces onto St.
Margaret's Drive. Vehicular access to the site is provided to/ffrom St. Margaret's Drive, approximately halfway
along the western boundary of the curtilage of no. 6, and a driveway extends past the western and northern
elevations of the bungalow. The principal garden area within the curtilage of no.6 is provided to the south of
the dwelling, and measures approximately 24.5 metres in length, backing onto the side of no. 30 St.
Margaret's Drive,

2.0 History
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2.1 A planning application for an identical proposal (reference 15/00854/FUL) was withdrawn in October
2015. No pre-application advice was sought prior to the submission of that application rand no pre-application
advice was sought following its withdrawal. No changes have been made to the proposed plans following the
withdrawal, however the current application includes supporting information regarding examples of other
dwellings which have been granted planning permission in Alderton. This is discussed below at paragraph
5.11.

3.0 Current Application

3.1 This application seeks planning permission for the sub-division of the existing site at 6 St Margaret's
Road and the erection of a 3-bed detached chalet style bungalow in the existing rear garden area of no. 6, to
the south of the application property. 2 no. bedrooms would be provided at ground floor level with an
additional bedroom within the roof space (see enclosed proposed block plan, floor plans and elevations).

3.2 At the closest point, there would be a distance of some 7 metres between the existing bungalow and the
proposed dwelling, and the front {(western) elevation of the proposed dwelling would follow the building line
which has been established by the western elevations of the existing dwelling at no. 6 St. Margaret's Road
and dwellings to the south of the application property on the eastern side of St. Margaret's Drive.

3.3 The proposed dwelling would be designed with a dual pitched roof and gable end on each side elevation,
with a projecting gable and porch on the front elevation and a projecting hip-roofed element on the rear
elevation. Rooflights on the front and rear elevations and 1 no. first floor level window on the northern side
elevation would provide light to the rooms at first floor level. The proposed dwelling would have reconstituted
stone facing materials and plain roof tiles to match the existing dwelling.

3.4 The proposed dwelling would be set back 3.8 metres from the southern boundary of the curtilage of the
application site, adjacent to no. 30 St Margaret's Drive, and there would be a distance of some 6 metres
between the proposed dwelling and this adjacent dwelling. At the closest point, the rear elevation of the
proposed dwelling would be set back 1.8 metres from the eastern side boundary of the application site, which
is shared with the rear garden area of no. 8 St. Margaret's Road.

3.5 The principal garden area of the existing dwelling would be reduced to measure 5.8 metres in length at
the shortest point to the rear of the existing conservatory, and 10 metres in length at the longest point to the
rear of the existing attached garage. The rear garden for the proposed dwelling would wrap around the
eastern (rear) and southern side elevations of the proposed dwelling. A 2 metre high timber close boarded
fence would be erected along the boundary between the existing and proposed dwelling at 6 St. Margaret's
Road towards its eastern side, with a timber post and rail fence towards the western side of this boundary
line, to match the existing front boundary fence.

3.6 Itis proposed to provide a new vehicular access point on St Margaret's Drive, leading to/from a proposed
parking/turning area towards the front of the proposed dwelling. The proposed dwelling would comprise an
integral garage towards its southern side. The existing vehicular access and driveway/parking area for the
existing dwelling would continue to be used.

4.0 Policy Context

4.1 Policy HOU3 of the Local Plan specifies that, within Alderton, residential development will be restricted to
infilling (i.e. the filling of an under-developed plot in an otherwise built-up frontage by not more than two
dwellings) within the Residential Development Boundary as defined on the Proposals Map. Such
development must not adversely affect the character of the settlement by the removal of structures or
buildings of interest or the loss of an important open space or other feature, nor compromise environmental
quality.

4.2 Policy HOUS of the Local Plan specifies that the development or redevelopment of areas covered by
policy HOU3 (above) for residential use will be acceptable in principal provided that the proposal:
i.  Respects the existing form and character of the adjacent area and street scene, with any increase in
density or extent of built development integrating harmoniously with surrounding land uses;
ii. Does not result in an unacceptably low degree of residential amenity for existing or proposed
dwellings;
iii. Is of high quality design, layout and materials; and
iv.  Makes provision for appropriate pedestrian, cycle and vehicle access and parking arrangements in
accordance with the Council's parking policy consistent with the character of the development

2



4.3 The application site is located within the Special Landscape Area. Policy LND2 of the Local Plan
specifies that special attention will be accorded to the protection and enhancement of the landscape
characler of the Special Landscape Area which are of local significance. Within this area proposals musty
demonstrate that they do not adversely affect the quality of the natural and built environment, its visual
attractiveness, wildlife and ecology, or detract from the guiet enjoyment of the countryside.

4.4 |tis considered that these policies from the Local Plan are consistent with the aims of the NPPF in terms
of its core planning principles to secure high quality design and a good standard of amenity for all existing
and future occupants of land and buildings, and to take account of the different roles and character of
different areas, and they are therefore afforded great weight.

5.0 Analysis

5.1 The principle of development is acceptable in light of policy HOU3 of the Local Plan, subject to the
detailed requirements of that policy and Policy HOUS. It is also noted that Alderton is designated as a Service
Village in the draft JCS. The detailed design issues are considered below.

Impact on Character and Appearance of Area

5.2 By virtue of the location of the proposed dwelling, which would be to the south of the existing dwelling at
no. 6, and its vehicular access, the proposed dwelling would form part of the St. Margaret's Drive street
scene, rather than that of St. Margaret's Road. Existing dwellings on the eastern side of St. Margaret's Drive
to the south of the application site are all single storey. The proposed dwelling, in contrast, would be a two
storey chalet style bungalow which, when viewed from the front, would have a relatively glongated design,
resulting in this appearing more prominent within the street scene and contrasting with the form and
appearance of existing dwellings in this part of St. Margaret's Drive.

5.3 It is apparent that the surrounding area has been carefully planned and is generally well maintained,
creating an open and attractive character. All existing dwellings in this part of St. Margaret's Road and St.
Margaret's Drive have generous rear gardens, measuring at least 22 metres in length. The proposed sub-
division would result in the principal garden of the existing dwellinghouse being reduced to measure 5.8
metres in length at the shortest point and 10 metres in length at the longest point, and the rear garden of the
proposed house would wrap around the eastern {rear) and southern side elevations of the proposed dwelling,
measuring approximately 3.5 metres in length towards both the eastern and southern sides of the dwelling.

5.4 Itis considered that the proposed new dwelling would result in a cramped form of development which
would be unrelated to, and out of keeping with, the existing St. Margaret's Drive street scene and character of
the area. Both the existing and proposed dwellings at the application site would have a small garden relative
to the more generously sized plots in St. Margaret's Road and St. Margaret's Drive. The northern side
elevation of the proposed dwelling would be set back 7 metres from the rear elevation of the existing dwelling
at 6 St. Margaret's Road at the closest point, and its southern side elevation would be set back some 6
metres from the northern side elevation of no. 30 St. Margaret's Drive. It is considered that the massing and
proximity of the proposed dwelling to existing adjacent dwellings, together with the loss of a large part of the
existing garden area of no. 6 St. Margaret's Road, would result in a cramped form of development which
would have an unacceptable effect on the character and appearance of the area and would adversely affect
the visual attractiveness of the SLA. The proposal would then be contrary to Policies LND2 and HOUS of the
Tewkesbury Borough Local Plan to 2011 (March 2006), and paragraphs 56 and 58 of the National Planning
Policy Framework, 2012 (NPPF} which require high quality design and for account to be taken of the
character of different areas.

Impact on amenity of adjacent occupiers

5.5 The part of the proposed dwelling in closest proximity to the eastern boundary of the application site
would be set back 1.8 metres from this boundary. This element of the building would be designed with a
hipped roof, to reduce the massing and subsequent impact on adjoining occupiers at no. 8 St. Margaret's
Road. The remainder of the proposed dwelling would be set back 4.2 metres from this boundary shared with
the rear garden of no. 8 St. Margaret's Drive, and the southern side elevation of the dwelling would he set
back 3.8 metres from the respective site boundary which is shared with no. 30 St. Margaret's Drive. By virtue
of the scale and form of the proposed chalet style bungalow and its proximity to adjacent dwellings, it is
considered that there would be no significant detrimental impact on adjoining occupiers in terms of
overshadowing or averbearing impact.
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5.6 Only one rooflight is proposed faor installation at first floor level on the rear elevation of the proposed
dwelling, which would be obscurely glazed. The proposed site plan shows that new hedging would be planted
along the eastern site boundary, which would provide some extent of screening from the ground floor level
fenestration proposed in the dwelling. Adjoining occupiers at no. 8 St. Margaret's Road have raised concern
that the proposal would result in loss of privacy. Notwithstanding the details submitted with the application, a
condition could be attached to any approval of planning permission for details of boundary treatment to be
submitted to the Local Planning Authority prior to the commencement of development, Subject to this
condition, it is considered that there would be no significant adverse effect on adjoining occupiers at no. 8 St.
Margaret's Road in terms of overlooking or loss of privacy.

5.7 Such a condition could also require a suitable boundary treatment to be erected along both side
boundaries of the sub-divided site, to ensure there would be no significant adverse effect on adjoining
occupiers in terms of overlooking from the proposed ground floor level fenestration on both side elevations. A
window is proposed at first floor level on the northern side elevation of the dwelling which would overlook the
rear garden area of the existing dwelling at 6 St. Margaret's Road, This window would serve a bathroom, and
a condition could be attached to any approval of planning permission to ensure that this window is obscurely
glazed and non-opening, and retained as such. A further condition could be attached to ensure that no
windows or dormer windows be installed in the northern, eastern or southern elevations of the dwelling
without planning permission. Subject to the addition of these conditions it is judged that there would be no
significant adverse effect on adjoining occupiers in terms of overlooking or loss of privacy.

Impact on amenity of future occupiers of proposed bungalow

5.8 The proposed dwelling would be located within an area characterised by other residential premises. The
rear garden area for the proposed dwelling would wrap arcund the eastern (rear) and southern side
elevations of the proposed dwelling, measuring approximately 3.5 metres in length towards both the eastern
and southern sides of the dwelling. The Council does not have a specific policy that sels a required level of
external garden space for new dwellings. However, as a three-bedroom property, the proposed dwelling
would be capable of accommodating a family. Compared with the surrounding dwellings of a similar size,
which have large rear gardens, the new dwelling would have only minimal garden space. It is considered that
the size of the proposed residential garden area would not provide an acceptable environment for future
residents, with regard to external space provision. The proposed development would then be contrary to
Policy HOUS of the Tewkesbury Borough Local Plan to 2011 (March 2006) and paragraph 17 of the NPPF
which states that planning should secure a good standard of amenity for all existing and future occupants of
land and buildings.

Road Safety

5.9 The existing vehicular access point and driveway/parking/turning area wotild continue to be used for the
existing dwelling. A new vehicular access point would be provided for the proposed dwelling to/from St.
Margaret's Drive, which would be set back approximately 10 metres to the south of the existing vehicular
access and 35 metres to the south of the junction with St. Margaret's Road. The proposed parking area
would be some 6 metres long and 4.5 metres wide which, in line with the County Council's standing advice,
would provide a usable car parking space for 2 no. vehicles, which is considered to be acceptable for a 3 bed
dwelling. The proposed dwelling would also comprise an integral garage, although the size of the garage
does not comply with the minimum internal dimensions specified within the Highways Standing Advice, and
cannot therefore be included as a usable car parking space. In terms of the proposed access and parking
arrangements, it is considered that the cumulative residual impact of the proposed development on highway
safety would not be severe.

Other considerations

5.10 Occupiers of no. 8 St Margaret's Road have raised concern that the proposed dwelling would cause
harm to existing established silver birch trees within their garden, by virtue of the proximity of the proposed
dwelling to these trees and branches having to be cut or roots being severed by foundations. These trees are
not identified as being subject to a Tree Preservation Order, and therefore any works to these trees would not
require consent from the Local Planning Authority. This would be a civil matter between occupiers of these
dwellings.
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5.11 The Agent has provided a list of addresses within Alderion village at which, he claims, similar
developments have been previously approved infadjacent to large gardens. Whilst these permissions are
noted, none are directly or closely comparable to the development proposed in the current application in
terms of their setting or in terms of the scale, form and design of the approved development. The current
application is assessed on its own merits, as discussed above.

5.12 The Design and Access Statement advises that the applicant wishes to construct the proposed dwelling
for her own use, to down size and also to allow her lo stay in Alderton. A letter from the applicant's doctor,
dated 14th August 2015, has also been submitted with the application, advising that, due to the applicant's
medical condition and associated possible reduced mobility in the future, an adapted bungalow would provide
more suitable accommeodation for the applicant.

.13 Whilst the applicant's personal circumstances are noted, those circumstances do not clearly outweigh
the harms identified above. For these reasons, it is recommended that planning permission is refused.

RECOMMENDATION Refuse
Reasons:

1 By virtue of the scale, form and massing of the proposed dwelling, its proximity to adjacent dwellings,
and the loss of part of the existing rear garden area of no. 6 St. Margaret's Road, the proposed
development would result in an unsatisfactory erosion of the spacious character of the area and a
cramped form of development unrelated to, and out of keeping with, the existing St. Margaret's Drive
street scene and character of the immediate area, which lies within the Special Landscape Area. The
proposal is therefore contrary to Policies HOU3, HOUS and LND2 of the Tewkesbury Borough Local
Plan to 2011 (March 2006), and paragraphs 17, 56 and 58 of the National Planning Policy
Framework (2012} which require high quality design and for account to be taken of the character of
different areas.

2 The size of the proposed residential garden area for the proposed dwelling would not provide an
acceptable environment for future residents, with regard to external space provision. The proposal is
therefore contrary to policy HOUS of the Tewkesbury Borough Local Plan to 2011 (March 2006) and
paragraph 17 of the National Planning Policy Framework (2012) which states that planning should
secure a good standard of amenity for all existing and future occupants of land and buildings.

Note:
Statement of Positive and Proactive Engagement

In accordance with the requirements of the National Planning Policy Framework (2012) the Local
Planning Authority has sought to determine the application in a positive and proactive manner by
offering pre-application advice, publishing guidance to assist the applicant, and publishing to the
council's website relevant information received during the consideration of the application thus
enabling the applicant to be kept informed as to how the case was proceeding. However, as a
consequence of the clear conflict with relevant Development Plan Policies no direct negotiation
during the consideration of the application has taken place.
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15/01098/FUL Brooklands, Abbots Road, Tewkesbury 3

Valid 08.10.2015 Proposed timber garage and conservatory
Grid Ref 389270 231724
Parish Tewkesbury
Ward Tewkesbury Priors Park Mr & Mrs P Sealey
Brooklands,
Abbots Road
Tewkesbury
Gloucestershire
GL20 5TF

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - Policy HOU8

Joint Core Strategy Submission Version November 2014

Flood and Water Management SPD December 2014

Human Rights Act 1998 - Article 8 (Right to Respect for Private and Family Life)
The First Protocol, Article 1 (Protection of Property)

Consultations and Representations

Tewkesbury Town Council - Object. Unsuitable design which is not in keeping with the character of the
area.
Public Representations - No representations received.

Planning Officers Comments: Mrs Helen Stocks
1.0 Application Site

1.1 The application relates to a two-storey detached property, known as Brooklands, located on Abbots Road
in Tewkesbury. The property is surrounded by residential properties of varying size, scale and design.
External materials comprise red brick and render.

2.0 Planning History
2.1 There is no relevant planning history relating to the applicalion site.

3.0 Current Application

3.1 The current application seeks planning permission for the erection of a timber garage and conservatory.
The proposed garage would replace existing outbuildings located in the rear garden and would be
constructed from timber. It would have a floor area of circa. 18 square metres and an eaves and ridge height
of approximately 2 metres and 2.7 metres respectively.

3.2 The proposed conservatory would be positioned on the rear elevation of dwelling and would protrude 3.36
metres beyond the original rear wall. It would have a hipped roof, with an eaves and ridge height of
approximately 2.3 metres and 3.3 metres respectively. The proposed conservatory would be attached to the
proposed garage (see proposed plans attached).

4.0 Policy Context

4.1 Section 7 of the NPPF states that the Government attaches great importance to the design of the built
environment. Policy HOUS of the Local Plan sets out, amongst other things, that extensions to existing
dwellings will be permitted provided that the proposal respects the character, scale, and proportion of the
existing dwelling. The policy also requires that proposals must not have an unacceptable impact on adjacent
properties in terms of bulk, massing, size and overlooking. The proposal must also respect the character and
appearance of the surrounding area.
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5.0 Analysis

5.1 The Town Council has raised an objection to the proposed development on grounds that the proposed
development is unsuitable design which is not in keeping with the character of the area.

5.2 The proposed garage would be set back from the edge of the highway by approximately 11 metres and
would replace existing outbuildings in the rear garden. It would be of timber construction and although it
would have a pitched roof, the proposal would not appear substantially different to the existing outbuildings.
Although the proposed garage would be attached to the rear conservatory, this arrangement would not be
visible from public vantage points and would not impact on the street scene. The size, scale and design of
the proposed timber garage and rear conservatory are deemed tc be acceptable and would be in keeping
with the character and appearance of the surrounding area in accordance with Policy HOUS of the Local
Plan.

5.3 With regard to residential amenity, the impact of the proposal upon neighbouring property has been
carefully assessed. It is considered that there would not be an undue impact on their amenily due to the
single storey nature of the proposed timber garage and rear conservatory. The proposal is therefore in
accordance with Policy HOUS of the Local Plan in this regard.

6.0 Conclusion
6.1 In summary, it is considered that the proposal would be of an appropriate size and design in keeping with
the character and appearance of the property and surrounding area. It would not harm the residential

amenity of neighbouring property and is deemed to accord with Policy HOUB of the Tewkesbury Borough
Local Plan to 2011 - March 2006. For these reasons, the application is therefore recommended for permit.

RECOMMENDATION Permit

Conditions:

1 The development hereby permitted shall be begun before the expiration of five years from the date of
this permission.

2 The development hereby permitied shall be carried out in accordance with the following approved
plans: 2015-39-04, 2015-39-05, 2015-39-06, received by the Local Planning Authority on 5 October
2015.

3 The external materials of the proposed dwarf wall of rear conservatory shall malch as near as

possible the materials of the existing dwelling.
Reasons:

1 To comply with the requirements of Section 81 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004,

2 For the avoidance of doubt and in the interests of proper planning.

3 To ensure that the extension is in keeping with the existing building in accordance with Policy HOUS
of the Tewkesbury Borough Local Plan to 2011 - March 2006.

Note:
Statement of Positive and Proactive Engagement
In accordance with the requirements of the NPPF the Local Planning Authority has sought to
determine the application in a positive and proactive manner offering pre-application advice, detailed
published guidance to assist the applicant and published to the council's website relevant information

received during the consideration of the application thus enabling the applicant to be kept informed
as to how the case was proceeding.
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