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its meeting on 12 April 2016
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General Development Applications
Applications for Permission/Consent (886 - 939) (940 - 1017)

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.

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. (886 - 1017)



Codes for Application Types

ouTt Outline Application

FUL Full Application

APP Application for Approval of Reserved Matiers
LBC Application for Listed Building Conscnt
ADV Application for Advertiscment Control

CAC Application for Conscrvation Area 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 to the National Planning Policy Framework

Planning Policy for Travelter Sites

Planning Policy Statement 10: Planning for Sustainable Wastec Management

Planning Policy Statement 11: Regional Spatial Strategics



INDEX TO PLANNING SCHEDULE (RECOMMENDATIONS) 12th April 2016

Alderton
15/00963/FUL
Click Here To View

Ashleworth
15/00865/FUL
Click Here To View

Bishops Cleeve
15/00166/0UT
Click Here To View

Bishops Cleeve
15/01177/FUL
Click Here To View

Boddington
15/00982/FUL
Click Here To View

Buckland
16/00105/FUL
Click Here To View

Churchdown
15/00817/FUL
Click Here To View

Down Hatherley
16/00138/FUL
Click Here To View

Hucclecote
15/01274/APP

Click Here To View

Longford
16:00027/FUL
Click Here To View

Oxenton
15/01288/FUL
Click Here To View

Gardeners Arms Beckiford Road Alderton Tewkesbury

Land at Berrow Farm Wickridge Street Ashleworth

Land at Stoke Road Bishops Cleeve GL52 7DG

Adjacent 74 Evesham Road Bishops Cleeve

Hayden Hill Fruit Farm Old Gloucester Road Boddington

Sycamore Cottage Buckland Broadway Worcestershire

Part Parcel 2813 Chosen Hill Churchdown

Land West of Ash Lane Down Hatherley

Land to the West & South of Gloucester Business Park
Brockworth

Longmarsh House 97A Tewkesbury Road Longford

Part Parcel 0022 Oxenton Cheltenham

Permit

Minded to Permit

Refuse

Delegated Permit

Refuse

Permit

Permit

Permit

Delegated Approve

Permit

Refuse
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Tewkesbury
15/01293/,0UT
Click Here To View

Tewkesbury
16/00317/ADV
Click Here To View

Toddington
15/00394/0UT
Click Here To View

Woodmancote
15/00830/FUL
Click Here To View

Parcel 0630 Mythe Road Tewkesbury

Tewkesbury Borough Council Gloucester Road Tewkesbury

Land to the South of B4077 Toddington

The Hall Stockwell Lane Woodmancote

Refuse

Delegated Consent

Delegated Permit

Permit

S
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16/00317/ADV Tewkesbury Borough Council, Gloucester Road, Tewkesbury 1

Valid 21.03.2016 Proposed signage to advertise 'Tewkesbury Leisure Centre’
Grid Ref 388779 232064
Parish Tewkesbury
Ward Tewkesbury Priors Park Tewkesbury Borough Council
Council Offices
Gloucester Road
Tewkesbury
Gloucestershire
GL20 5TT

RECOMMENDATION Delegated Consent
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies GNL13, HEN2
Joint Core Strategy Submission Version November 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 - No response received at time of writing.
GCC County Highways Authority - No response received at time of writing.
Local residents - No representations received.

The application is presented to the Planning Committee as the application has been submitted by
Tewkesbury Borough Council.

Planning Officers Comments: Mrs Helen Stocks
1.0 Introduction

1.1 The application relates to the newly constructed leisure centre, located immediately adjacent to the
Tewkesbury Borough Council Offices, which is accessed from Lincoln Green Lane in Tewkesbury (see
attached location plan). The site is not subject to any landscape designations; however, the surrounding
land to the west is designated as a Landscape Protection Zone (LPZ). The site also adjoins Tewkesbury
Conservation Area.

2.0 Relevant Planning History

2.1 Planning permission was granted in December 2014 for the erection of a leisure centre to include
swimming pools, health and fitness suite, café and associated infrastructure and services (ref:
14/00645/FUL). This permission has been implemented.

3.0 Current Application

3.1 The current application seeks advertisement consent for the display of an artwork installation that would
advertise 'Tewkesbury Leisure Centre’. The proposed installation would feature on the south elevation of the
leisure centre and would measure 6000mm by 1290mm. The height from the ground to the base of the
proposed signage would be 850mm (see attached plans).

3.2 Individual letters would be arranged in a ‘wave' motion along the wall and would have a maximum height
of 300mm. Each letter would be fixed directly to the brick wall, projecting at different intervals and depths
(50mm, 100mm and 150mm). A series of circular disks of various size, colour and depth would be located
beneath the lettering and fixed directly to the brick wall.
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3.3 Materials would comprise brushed stainless steel and the colour scheme would be limited to various
shades of blue, white and red/orange for the edge of the lettering.

3.4 The proposed signage / art installation would be non-illuminated. It should be noted, however, that the
existing brick wall is already illuminated following the installation of an architectural up-lighting system that
was permitted as part of the original proposal for the construction of the new leisure centre (ref:
14/00645/FUL).

4.0 Policy Context

4.1 The National Planning Policy Framework (NPPF) states that poorly placed advertisements can have a
negative impact on the appearance of the built environment and only those which have an appreciable impact
on their surroundings should be subject to detailed assessment. As per the 2007 Advertisement Regulations,
the NPPF makes it clear that when assessing applications for new signage, the Local Planning Authority can
only assess two issues, being the interests of amenity and public safety.

4.2 Policy GNL13 of the Local Plan advises that advertisements, sign and notice boards will only be permitted
where they are well sited, in scale and character with, and of a design appropriate to, the building and the
locality. Any illumination must be appropriate to its location.

4.3 The site is also located adjacent to Tewkesbury Conservation Area. Policy HEN2 of the Local Plan
specifies that, in proposals for development in close proximity to a conservation area, particular attention
should be paid to the development's impact on the conservation area and its setting including any existing
trees.

4.4 Policies GNL13 and HEN2 of the Local Plan are deemed to be consistent with the aims of the NPPF in
terms of it core planning principles and should therefore be afforded considerable weight when considering
the current application.

5.0 Analysis

5.1 As specified within the NPPF, the only issues for consideration are the impact of the advertisements on
amenity and public safety, taking account of cumulative impacts.

Visual Amenity

5.2 The proposed signage / artwork installation would advertise 'Tewkesbury Leisure Centre' and would be
located on the south facing elevation of the building, making it clearly visible to visitors approaching the site
from the main access off Lincoln Green Lane. It is considered to be of an appropriate design that would be
well sited and in keeping with the scale and character of the building and surrounding locality. The proposal
is not considered to have any undue impact on the amenity of nearby residents and would not harm the
character and appearance of the conservation area. Thus, the proposal is acceptable in terms of impact on
amenity and accords with the provisions of the NPPF and Policy GNL13 of the Local Plan.

Public Safety

5.3 The proposed signage / art installation would be fixed to the south elevation of the building which is a
significant distance from the highway, both Lincoln Green Lane and Gloucester Road. Given the nature of
the advertisement and its distance from highway, it is not considered that there would be any demonstrable
harm to public safety in this regard. The County Highways Authority has been consulted in the proposal but
has not provided any comments to date. An update will be provided at Committee.

5.4 The maximum projection of lettering and circular disks from the brick wall would be 150mm, with the base
of the installation approximately 860mm above ground level. Each component part of the signage / art
installation would be firmly fixed to the brick wall by 12mm diameter steel rods to withstand any unwelcome
human intervention. It is not considered that the proposed projection from the brick wall would cause an
issue in terms of public safety as the signage would not be located within the vicinity of main pedestrian
routes.
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6.0 Conclusion

6.1 The proposal is considered to be acceptable in terms of visual amenity and public safety and would
accord the NPPF and Policy GNL13 of the Tewkesbury Borough Local Plan to 2011 - March 2006. Itis
therefore recommended that the application be delegated to the Development Manager subject to no
objections being received in relation to the proposed advertisement following the expiry of the public
consultation period.

RECOMMENDATION Delegated Consent
Conditions:

1 Nil
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15/01293/0UT Parcel 0630, Mythe Road, Tewkesbury 2

Valid 15.12.2015 Residential development of up to 250 dwellings, public open space,
vehicular and pedestrian access, and associated infrastructure. Detailed
approval is sought for access arrangements from Mythe Road, with all
other matters to be reserved

Grid Ref 389076 234297

Parish Tewkesbury

Ward Twyning Miller Homes Lid
Clo Agent

RECOMMENDATION Refuse

Policies and Constraints

NPPF

Planning Practice Guidance

JCS (Submission Version) - SP1, SP2, SD1, SD4, SD5, SD7, SD10, SD11,5D13, SD15, INF1-8
Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies GNL2, GNL8, GNL11, HOU1, HOU4,
HOU13, TPT1, TPT3, TPT4, TPTS, EVT2, EVT3, EVT4, EVTS, EVTY, LND3, LND7, RCN1, RCN2Z, NCNS5.
SPG Affordable Housing

Flood and Water Management Supplementary Planning Document

Landscape Protection Zone

Flood Zone 2

Classified Highway (A38)

Within 50m of listed buildings (Mythe Court and Mythe Water Tower)

Public Right of Way (ZTE 7/1,7/2, 3/2 and 51)

Oil & Gas Pipeline

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

Town Council - Resolved - that the application be rejected on the following planning grounds

i. The landscape impact is not in keeping with the area

ii. The linkages to the Town Centre are not workable

ii. The development is adversely affected by inadequate drainage and lack of surface water runoff areas.

Twyning Parish Council - Have concerns about this application:

1. The safety of the junction with A38 - the development will generate at least 500 vehicles as 2 cars+ per
household are going to be required as there is no adequate public transport.

2. How the junctions at the Mythe with A438 and the B4080 will cope with the extra traffic

3. The landscaping from the river and the effect on the views from the Avon Way and from Bredon area.
The houses on the top of the hill need to be screened - they will be very prominent in the landscape.

4. The development would close the gap between Tewkesbury and Shuthonger and add to ribbon
development along the A38 - diminishing a very valuable green area

Wychavon District Council - No Objections.

Planning Policy - The sites positon, which is distinctly separated from Tewkesbury town, gives rise to

concerns regarding the sustainability of a development of this scale in this location. The site would not be well

related to the town and appears to be somewhat isolated. Furthermore, opportunities to maximise

sustainable transport may be limited due to distance, topography and bus frequency. The impact of the

proposal on a visually prominent, high sensitivity landscape must also be a key consideration.

Gloucestershire County Council Highways - Comments awaited.

Highways England - No objection subject to condition.

Environmental Health - Recommend conditions to help mitigate impact on noise and air quality.

Severn Trent Water - No objection subject to drainage condition.

Environment Agency - Refer to standing advice as site is located within FZ1.

Lead Local Flood Authority - No objection subject to drainage conditions.

Natural England - No Objection

County Archaeological Officer - No further archaeological investigation or recording should be required in

connection with this planning application.

Fisher German - A CLH Pipeline may be affected by the proposals. A works consent may be required.
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Wales & West Utilities - A Gas Pipeline may be affected and Wales & West Utilities should be contacted.

CPRE - Land not included for development in the Tewkesbury local plan or JCS. It is a large development in

a prominent position in the countryside and therefore a threat to tourism both on the River Severn and River

Avon and 1o the town of Tewkesbury. Tourism is an important part of the local economy and it would be

unwise to put it under threat. The proposal cannot be considered "sustainable” as it is a considerable

distance from the local shops, schools and other amenities, nor is it near a service village.

Tewkesbury Civic Society - The site is not included in the emerging JCS nor thus is likely to be included in

the subsequent Local Plan when adopted.

The site is unsuitable for this development being Green Belt land, an attractive rural area almost free of urban

sprawl. Development would add to already congested roads in the Tewkesbury area. The road infrastructure

here simply will not take additional ioads of this magnitude. The sewerage systems proposed seem

inappropriate to the scale of the development. The water run-off alleviation measures proposed are

questionable and might result in aggravating flooding problem below in Tewkesbury town. We ask that this

application be refused and resisted if appealed.

12 letters of objection:-

— Not identified for development in Tewkesbury Local plan, JCS or Town Centre masterplan

-~ Mare appropriate brownfield sites available at Ashchurch with better existing infrastructure has been
identified in JCS

— Fails to meet sustainability requirements as there is little or no existing infrastructure

~ Agricultural land and contrary to policy

- Harmful environmental and visual impact on LPZ

- Highway dangers due {o increased traffic

-~ Dangerous site for bus stop alongside the garden centre due to restricted visibility

= Will reduce safety of cyclists using National Cycle Route

—~ Air and noise pollution to local properties

- Could affect stability of retaining wall to September House and Cottages

- Precedent for more development

- Upgrade of existing track opposite the A438 junction would be safer access point

- Harm to wildlife

- Surface water drainage from development will exacerbate flooding

- Council has a § year housing land supply

- Premature

~ Contrary to planning policies

9 |etters of support:-

- Real need for more housing

- Will provide money for the local infrastructure

- Will provide affordable housing

— Location is as good as any to build on

- Site is above the flood plain and there is no objection from EA

—~ Good access provided

Planning Officers Comments: Miss Joan Desmond
1.0 Introduction

1.1 The site is located at The Mythe approximately 1.9km north of Tewkesbury Town Centre. The site
sits on an elevated spur of land, which lies between the river valleys of the Avon and Severn. The site
extends to 21.79ha of predominantly agriculiural land, interspersed with a small area of existing woodland,
bounded by hedgerows. The land slopes down towards the River Avon to the east and the current access
into the site is gained off the A38 Mythe Road, located to the west, via the existing farm track which runs
through the southern part of the site. This access also serves Mythe farmhouse and Mythe Farm Business
Centre See attached location plan.

2.0 History

2.1 An Environmental Impact Assessment (EIA) Screening Opinion for the proposed 250 dwelling
scheme was issued in October 2015 which concluded that the proposal did not constitute EIA development.
Therefore, an Environmental Statement has not been submitted with this application.

2.2 The Mythe forms part of a larger area of land extending in total to 103.3ha which was originally
promoted on behalf of the landowner for up to 1,000 dwellings, and subsequently a reduced scheme of 600
dwellings, through various stages of the Joint Core Strategy (JCS). The site has also been promoted through
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the Strategic Housing Land Availability Assessment (SHLAA) since 2009, although the site area and potential
capacity has gradually reduced to 600 in the most recent SHLAA. A public consultation was undertaken for
the 600 dwelling scheme in January 2012.

3.0 Current Application

3.1 The proposal seeks outline planning permission for residential development of up to 250 dwellings,
public open space, vehicular and pedestrian access and associated infrastructure. All matters are reserved
for future consideration. The application is supported by an lllustrative Masterplan which shows how a
scheme of up to 250 dwellings could be accommodated. Up to 40% affordable housing would be provided.
Vehicular access to the site would be off Mythe Road opposite the garden centre. A footpath/cycleway link is
also proposed to be provided onto Mythe Road.

3.2 Housing would be a mix of medium and low densities providing an overall average density of 33

dwellings per hectare. The development would include a range of dwelling types and sizes anticipated to
range from 1- bed to 5-bed properties. The exact mix of housing will be determined at Reserved Matters

stage (see illustrative layout plan).

(Plans will be displayed at Committee).
4.0 The Community Infrastructure Levy Regulations

4.1 The Community Infrastructure Levy (CIL) Regulations allow local authorities to raise funds from
developers undertaking new building projects in their area. Whilst Tewkesbury Borough Council has not yet
developed a levy the regulations stipulate that, where planning applications are capable of being charged the
levy, they must comply with the new tests set out in the CIL regulations. These new tests are as follows:

{a) necessary to make the development acceptable in planning terms

{b} directly related to the development; and

{c) fairly and reasonably related in scale and kind to the development.

42 As a result of these regulations, Local Authorities and applicants need to ensure that planning
obligations are genuinely 'necessary’ and 'directly’ related to the development'. As such, the Regulations
restrict Local Authorities ability to use Section 106 Agreements to fund generic infrastructure projects, unless
the above tests are met. Where planning obligations do not meet the above tests, it is ‘'unlawiul’ for those
obligations to be taken into account when determining an application. The need for planning obligations is set
out in relevant sections of the report.

4.3 The CIL regulations also provide that as from 6 April 2015, no more contributions may be collected in
respect of an infrastructure project or a type of infrastructure through a section 106 agreement, if five or more
obligations for that project or type of infrastructure have already been entered into since 6 April 2010, and it is
a type of infrastructure that is capable of being funded by the levy.

5.0 Principle of Development
The Development Plan

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be
determined in accordance with the development plan unless material considerations indicate otherwise.
Section 70 (2) of the Town and Country Planning Act 1980 provides that the local planning authority shall
have regard to the provisions of the development plan, so far as material to the application, and to any other
material considerations. The development plan comprises the saved polices of the Tewkesbury Borough
Local Plan to 2011 - March 2006.

Tewkesbury Borough Local Plan to 2011 - March 2006

52 The application site lies outside any recognised settlement boundary as defined by the Tewkesbury
Borough Local Plan to 2011 - March 2006. Consequently, the application is subject to policy HOU4 which
states that new residential development will only be permitted where such dwellings are essential to the
efficient operation of agriculture or forestry or the provision of affordable housing. 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
because the Council cannot demonstrate a five year supply of deliverable housing sites.
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53 Other relevant local plan policies are set out in the appropriate sections of this report.

Emerging Development Plan

54 The emerging development plan will comprise the Joint Core Strategy (JCS), Tewkesbury Borough
Plan and any adopted neighbourhood plans. These are all currently at varying stages of development.

55 The JCS Submission Version November 2014 is the latest version of the document and sets out the
preferred strategy over the period of 2011-2031. This document, inter alia, sets out the preferred strategy to
help meet the identified level of need. Policy SP2 of the JCS Submission Version sets out the overall level of
development and approach to its distribution.

5.6 Within the rural areas of Tewkesbury Borough, approximately 2,612 dwellings are proposed to be
delivered in the plan period to 2031, Approximately two thirds of this rural development has already been
committed through planning permissions already granted, including 133 dwellings permitted at the former
CRE site in Stoke Orchard. The remainder of this requirement will be allocated at rural service centres and
service villages through the Tewkesbury Borough Plan and neighbourhood plans.

5.7 Paragraph 216 of the NPPF sets out that decision-takers may give weight to relevant policies in

emerging plans according to:

- the stage of preparation of the emerging plan (the more advanced the preparation, the greater the weight
that may be given);

~ the extent to which there are unresoclved objections to relevant policies (the less significant the unresolved
objections, the greater the weight that may be given); and

- the degree of consistency of the relevant policies in the emerging plan to the policies in the NPPF (the
closer the palicies in the emerging plan to the policies in the NPPF, the greater the weight that may be
given)

5.8 On 20 November 2014 the JCS was submitted for examination and the examination hearings
commenced in May 2015 and are still on-going. Having been submitted the JCS has therefore reached a
further advanced stage, but it is not yet formally part of the development plan for the area and the weight that
can be attached to each of its policies will be subject to the criteria set out above, including the extent to
which there are unresolved objections. In respect of the need and distribution of housing {policies SP1 and
SP2) there are significant objections to these policies and discussion continues through the EiP process.
Further comments on the weight to be attributed to any policies in the JCS relevant to this application are
discussed in the appropriate sections of this report.

Other Material Considerations

5.9 The National Planning Policy Framework (NPPF) sets out the Government's planning policies for
England and how these are expected to be applied. The NPPF also sets out a presumption in favour of
sustainable development and states that development proposals that accord with the development plan
should be approved without delay. The NPPF goes on to say that where the development plan is absent,
silent or relevant policies are out of date, permission should be granted unless any adverse impacts of doing
so would significantly and demonstrably outweigh the benefits, when assessed against the polices in the
Framework taken as a whole; or where specific policies in the Framework indicate development should be
restricted. In this case, there are no specific polices which indicate that development should be restricted.

5.10  The NPPF requires applications to be considered in the context of sustainable development and sets
out that there are three dimensions to sustainable development: economic, social and environmental. In
essence, the economic role should contribute to building a strong, responsive and competitive economy; the
social role should support strong, vibrant and healthy communities; and the environmental role should
contribute to protecting and enhancing the natural, built and historic environment. These roles should not be
undertaken in isolation, because they are mutually dependant.

5-Year Housing Land Supply and the implications of the NPPF

5.11  The NPPF requires local planning authorities to demonstrate an up-to-date five year supply of
deliverable housing sites. Where there has been a persistent under-delivery of housing, a 20% buffer is
applied, effectively making the requirement a six year supply. Where local authorities cannot demonstrate a
five vear supply of deliverable housing sites, paragraph 49 of the NPPF sets out that relevant policies for the
supply of housing contained within development plans should not be considered up-to-date. In this respect a

892



recent Court of Appeal decision has judged that Paragraph 49 should be interpreted widely and it applies to
all policies which are restrictive of where housing development can go. This would include settlement
boundary policies and countryside protection policies.

5.12  The Council cannot currently demonstrate a five year supply of deliverable housing sites and on that
basis, the Council's relevant policies for the supply of housing are out-of-date which would include the part of
landscape protection policy LND3 which is prescriptive and should be afforded limited weight.

5.13  In accordance with paragraph 14 of the NPPF, the presumption in favour of sustainable development
therefore applies and permission should be granted unless there are any adverse impacts of doing so which
would significantly and demonstrably outweigh the benefits when assessed against the NPPF as a whole.

Conclusions on the principle of residential development

5.14  In view of the above it is clear that the decision-making process for the determination of this
application is therefore to assess whether the adverse impacts of granting planning permission for the
proposed development would significantly and demonstrably outweigh the benefits.

6.0 Landscape and Visual Impact

6.1 One of the core planning principles of the NPPF sets out that the planning system should recognise
the intrinsic character and beauty of the countryside. Section 11 of the NPPF sets out that the planning
system should contribute to and enhance the local environment by, amongst other things, protecting and
enhancing valued landscapes. The site is located within the designated Landscape Protection Zone (LPZ)
where local plan policy LND3 provides special protection to the ecology and visual amenity of the river
environment. The LPZ seeks to protect, enhance and conserve the riparian landscape of the river valley
which is considered to be a valued landscape and the non-prescriptive part of Policy LND3 is considered to
be wholly consistent with the Framework as it supports the environmental objectives of the NPPF and
therefore should be afforded significant weight. Policy SD7 in the JCS Submission Version states that
development will seek to protect landscape character for its own intrinsic beauty and for its benefit to
economic, environmental and social well-being.

6.2 "The Mythe" has strong cultural, historic and aesthetic associations with Tewkesbury. In Old English
The Mythe means “joining of two rivers". Here the name refers to the prominent house and surrounding land
at the confluence of the Rivers Avon and Severn. The site is on a prominent hilltop partly characterised by
garden and parkland trees associated with the grand villas, but partly open pasture enclosed by linear hedges
and fences. The actual summit at the heart of the site is open pasture. The JCS Landscape Characterisation
Assessment and Sensitivity Analysis includes the site and the area was assessed to have a high landscape
sensitivity.

6.3 The application is supported with a Landscape and Visual Impact Assessment (LVIA} which
considers the effects of the proposed development upon the landscape and visual resources of the sile and
surrounding area. The LVIA states that although landscape change would be evident as a loss of arable land,
it will not conflict materially with the key characteristics of the surrounding landscape. The proposed
development would read coherently with the existing settlement pattern and the wooded character on the
bluff top. The most visually sensitive area of the - the eastern field - has been excluded from built
development and the proposed mitigation planting, especially along the eastern edge, would help assimilation
of the scheme into the landscape and ensure it would not appear as a material intrusion into the open
landscape of the riparian corridor. The proposals would not appear to add a substantial block of new housing
in a form markedly different to the predominant low density, wooded character of the bluff top, nor would they
be perceived as spilling down the lower valley slopes to form a discernible, harmful, relationship with the
riparian corridor.

6.4 The LVIA concludes that the impact of the proposed development would not have an unacceptably
harmful effect on the character and appearance of the bluff top, and that the site has the capacity for
development of the type and form proposed without material impairment to the local landscape character, as
experienced locally or more widely.

6.5 The Council's Landscape Consultant (LC) has assessed the LVIA which it is acknowledged is based
upon latest best practice guidance. He has however, raised issues about the scoping out of views from
Bredon Road and lack of assessment from vantage peints to the south east of Bredon Road (B4080) where
elevated views are available from there across the Mythe including the open pasture extending to the hilltop.
He also felt that the assessment should further consider the extent to which development on the hilltop
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(Buildings up to 2.5 sloreys or 11m) would be visible from Shakespeare's Avon Way and that visibility of the
proposed development from the Avon Way should be tested out towards the Croft Farm Water Park. The LC
also noted that attenuation features were proposed for the prominent sloping eastern field directly overlooking
the river but that the effects of these structures had not been adequately considered.

6.6 The LC was unconvinced about the extent to which landform would screen views and feared that
new development might break the skyline from some vantages. He noted that in places along Bredon Road,
there were views across the highest part of the site to the Malvern Hills. He was also unconvinced that new
mitigation planting in the form of woodland blocks was appropriate across the entire site. In his opinion,
blocks of planting could compromise the openness of the pastoral landscape on parts of the site. He did not
believe that this effect had been adequately explored in the LVIA, which seems to characterize the whole site
as "low density wooded character”. New woodland planting capable of mitigating views of 11m buildings on
the hilltop could itself harm local character and distinctiveness.

6.7 The LC also noted that the LVIA does not consider the nighttime effecis of the proposed
development which should consider how views and landscape character might be affected. The LC considers
that development on this site could be highly visible at night and could greatly increase the perception of
development on this sensitive and valtued site that is physically separated from the edge of Tewkesbury. He is
not convinced that proposed mitigation can be as effective at night against illumination as it might be at
filtering daytime views and that the scheme would be conspicuous.

6.8 The tallest buildings (up to 11m) would occupy the highest part of the site, which is currently open
pasture. The pasture currently forms the skyline in available views from the east and north. In some cases,
the Malvern Hills are visible above the skyline. The LC is not convinced that the proposed mitigation would be
capable of effectively screening development of this scale in such a prominent position. Such screening
would in itself be likely to be conspicuous and intrusive. It is considered that the proposed development would
have an urbanising effect where now there are unspoilt views of open countryside.

6.9 The applicant has submitted an additional landscape response to the LC comments which sets out

areas were they agree, acknowledge and disagree with his comments. In terms of areas where they

disagree these are that:

- The site has a solely pastoral character, being comprised also of arable and woodland and surrounded on
two sides by residential and commercial development respectively;

- Tree planting would be inappropriate in this landscape; or that

- The attenuation features in the eastern field have not been clearly described.

6.10  The applicant's submission concludes that the proposed development, on arable land away from the
pastoral, riparian corridor could be introduced without causing unacceptable harm to local landscape
character (including the River Avon corridor at the threshold of Tewkesbury and the confluence with the River
Severn). Through careful design, particularly of the eastern edge, the proposed development would be
noticeable, whilst being in keeping with the existing bluff top character when viewed from the south and east
including the Shakespeare's Avon Way. Whereas development must, almost by definition, reduce ‘openness’,
this is not a reason to object to sustainable development, whether within a designated landscape or not.
Finally, The Mythe is an important place and setilement that has been inhabited and continually developed
since Roman times. The proposed development is an exciting opportunity to continue that evolution and to
celebrate the location. Additional wireline viewpoints have also been submitted, as agreed with the LC,
which will be displayed at Committee.

6.11  The LC has commented that the annotation added emphasises the screening effect and backdrop
properties of existing vegetation to assimilate new development on the bluff. The applicants approach
remains that they do not intend to try to hide this development away (a perfectly valid design approach). The
LC maintains that this is a prominent site currently largely free from development. The clear perception of
development that would result as a consequence of this application would in his opinion cause substantial
harm to the local landscape character. The main difference between his opinion and that of the applicant is
that he does not believe that this is an appropriate site for development and that its openness is important to
local character. He is not convinced by arguments that the loss of these valuable characteristics can
somehow be compensated by "celebrating” the new settlement edge. The LC remains concerned about the
prominence and urban influence of this development at night.

6.12  In conclusion, the LC remains unconvinced that a development of this scale could be introduced into
the elevated pastures te the north of the site and occupying the highest, generally open parts of the site
without causing material harm to local landscape character, including that of the Avon river corridor at the
threshold of Tewkesbury and the confluence with the River Severn. He believes that the development would
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be conspicuous in views from the south and east and in prolonged views from the Avon Way and River Avon
itself on the approaches to the town. He believes the effects at night would be particularly pronounced and
that the effects would be exacerbated by the fact that the development is physically separated from the town.
It is considered that the proposed development would have an urbanising effect where now there are unspoilt
views of open countryside. This substantial harmful landscape impact weighs significantly again the
application in the planning balance,

7.0 Design and Layout

741 The NPPF sets out that the Government attaches great importance to the design of the built
environment {paragraph 56). Good design is a key aspect of sustainable development, is indivisible from
good planning, and should contribute positively to making places better for people. At paragraph 57 the NPPF
advises that the planning system can play an important role in facilitating social interaction and creating
healthy, inclusive communities. Similarly Policy SD5 of the JCS (Submission Version November 2014) seeks
to encourage good design and is consistent with the NPPF and so should be accorded considerable weight.

7.2 As previously advised all matters relating to design and layout are reserved for future consideration.
The application has been supported with an indicative layout which illustrates how the site could be
developed; a Design and Access Statement (DAS) and Parameter Plans detailing land use, access and
circulation and maximum residential building heights {see attached plans).

7.3 The DAS sets out the design evolution of the scheme which has involved input from the Design
Review Panel. The DAS sets out the Development Objectives which are:

~ Delivery of up to 250 high quality new homes, in a mix of types and tenure dependent on the needs of the
community and including affordable and starter homes;

~ Creation of a truly landscape-led scheme that delivers an inter-connected and functional greenspace
network to encourage healthy living and lifestyle;

- Create clear and well-designed links and connections between the existing community, new housing and
areas of open space, ensuring, in particular, safe and direct routes to the town centre;

- Vehicular access 1o be taken from Mythe Road,

~ Delivery of filtered development edges to the north and east to continue the pattern of glimpsed
development from distance view paoints;

- Ensure the prominence of The Mythe and Uplands manor houses is retained within views from the south;

- Create a layout that integrates important visual connections - notably to Tewkesbury Abbey;

- Retain and enhance existing public footpath routes and create new links reflective of pedestrian desire
lines;

- Lower development densities at the site's periphery to allow for greater levels of plot planting to create a
verdant streetscene.

7.4 The Urban Design Officer has commented that further details would be useful in terms of sireet
hierarchy, showing widths, set back, surface treatment, on building line, street parking etc. The different
street hierarchy's would need to be distinctly different and the parameters for this difference would need to be
set out in the DAS to ensure they are followed through at reserved matters. It is considered that there should
also be more details on mix of properties within the character areas, boundary treatments etc. Again, the
different character areas and density areas need to be distinctly different and how this would be achieved
needs to be set out. Further details of the number of vehicle frontage units and how these would be accessed
and how the rest of the block works would be important to understand if this unusual arrangement can work
in design terms. It is felt that the lllustrative masierplan does not give a good understanding of how the
blocks are arranged or accessed. Further details would be needed to justify the design and layout and to
demonstrate that this site can be developed to a sufficiently high level of design.

7.5 Following these comments a layout plan has been submitted to provide some additional detail.
Notwithstanding the additional details submitted, it is recognised that this is an outline application with all
matters reserved for later consideration. It is considered that the illustrative masterplan and layout plan
demonstrates that an acceptable standard of design could be achieved on the site for the development
proposed.

8.0 Accessibility and Highway Safety

8.1 Section 4 of the NPPF recognises that transport policies have an important role to play in facilitating
sustainable development but also in contributing to wider sustainability and health objectives. It states at
paragraph 29 that the transport system needs to be balanced in favour of sustainable transport modes, giving
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people a real choice about how they travel. However, the Government recognises that "opportunities to
maximise sustainable transport solutions will vary from urban to rural areas”. Paragraph 32 states that
planning decisions should take account of whether opportunities for sustainable transport modes have been
taken up depending on the nature and location of the site, to reduce the need for major transport
infrastructure. Furthermore, development should only be prevented or refused on transport grounds where
the residual cumulative impacts of development are severe.

8.2 The NPPF also requires safe and suitable access to all development sites for all people. 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 attracted to the development should not impair that safety or
satisfactory operation of the highway network and requires satisfactory highway access to be provided.
Similarly policies INF1 and INF2 of the JCS (Submission Version) seek to provide choice in modes of travel
and to protect the safety and efficiency of the transport network.

8.3 The proposed means of access is to be via a single point of off Mythe Road opposite Tewkesbury
Garden Centre, which would also provide access to Mythe Farm and Mythe Business Centre. The existing
access into the site would be closed. There would also be a new separate pedestrian access into the site off
Mythe Road. Pedestrian and cycle routes would be created through the development, linking through the
meadow park and into the Town Centre, and providing the opportunity to link onto National Cycle Route 47
along Mythe Road. A Public Right of Way extends through the site from north to south, which would be
retained and incorpaorated into the design of the scheme.

8.4 A Transportation Assessment (TA) has been submitted in support of the application. The TA
concludes that the proposed site is located in an accessible location within reasonable distance of amenities
and facilities within Tewkesbury and to the local railway station. The main roads running through the location
have walking/cycling provisions and access to bus services. The operation of key junctions within the local
road network have been modelled which shows that there is adequate capacity to accommodate the
additional traffic generation. The proposals include the creation of a new access junction with Mythe Road
via a priority T-junction arrangement. New walking and cycling provision is proposed to tie in with existing
provision 500m to the south of the site, to provide safer pedestrian permeability. Car parking and cycle
parking provision would be provided in accordance with NPPF and car ownership values for the Twyning
Ward. The TA concludes that overall, suitable access can be achieved and that the impact on the local roads
would not be severe in accordance with NPPF paragraph 32,

8.5 In terms of accessibility and location there is a clear physical geographic separation between
Tewkesbury town and the application site with the existing built edge of this side of the town ending at the
course of the River Avon. Tewkesbury town has grown over the decades to the north-east, east, and south,
around areas of high flood risk that are a prominent feature of town. However, there has been little to no
development in areas to the west and north-west across the River Avon. There is therefore a significant gap
from the built edge of town nearest the application site until the village of Shuthonger, with only sporadic
development occurring alongside the A38. The presence of the River Avon and its flood plain, as well as the
significant rise in landscape just north of town, has constrained development in this direction. These natural
features present a distinct feeling of separation and that this site would be fairly isolated in its location.

8.6 The application site would look to Tewkesbury for its service and transport options. However, as set
out through the Planning Statement accompanying the application, the site is located 1.9km (1.2 miles) north
of Tewkesbury town centre. Furthermore, the topography of the landscape is such that the route rises
significantly from the town centre to the application site. This distance and topography must be taken into
account when considering the pedestrian and cycle accessibility to the site. In terms of public transport, the
A38, which runs past the site, is served by a number of bus routes which include the 363/373, which runs
from Worcester to Tewkesbury, and the 351 from Twyning to Gloucester via Tewkesbury. However, services
are fairly infrequent. Service 363 to Tewkesbury runs every 90 minutes, while service 351 runs once a day
past the site. Taking these factors into account it is uncertain whether this site would be located where the
need to travel would be minimised and use of sustainable modes maximised.

87 Highways England (HE) has commented that on account of the site’s location, the application must
be understood fully with regard to its potential implications on the operation and functionality of the Strategic
Road Network (SRN). In this regard HE notes that development traffic is principally distributed via the local
highways network including the A38 rather than via the SRN. However to ensure that there is to be no severe
impact on the SRN which may arise from the proposed development scheme HE recommend that a
Construction Traffic Management Plan should be submitted to and agreed upon by the Local Planning
Authority. A suitable condition is recommended accordingly.
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8.8 County Highways (CH) has raised a number of issues regarding the access and TA and a response
to these issues is awaited. Members will be updated at Committee.

8.9 In conclusion, the site is isolated from the town centre and the distance and topography would make
pedestrian and cycle accessibility difficult. Bus services are fairly infrequent and it is uncertain whether this
site would be located where the need to travel would be minimised and use of sustainable modes maximised.
These are matters which weigh against the proposals.

9.0 Residential Amenity

9.1 One of the core planning principles of the NPPF is to ensure a good standard of amenity for all
existing and future occupants of land and buildings. This advice is reflected in Policy SD15 of the JCS
{Submission Version) which seeks to ensure that new development does not cause an unacceptable harm to
local amenity including amenity of neighbouring occupants.

9.2 The nearest properties front onto Mythe Road and would back onto the site. The illustrative
masterplan indicates a woodland buffer but layout details would in any case be dealt with at the reserved
matters stage.

10.0  Noise/Air Quality

10.1  The NPPF states at paragraph 120 that to prevent unacceptable risks from pollution, planning
decisions should ensure that new development is appropriate for its location. The effects (including
cumulative effects) of pollution on health, the natural environment or general amenity, and the potential
sensilivity of the area or proposed development to adverse effects from pollution, should be taken into
account. In respect of air quality it advises that planning policies should sustain compliance with and
contribute towards EU limit values or national objectives for pollutants, taking into account the presence of Air
Quality management areas (AQAMA), and the cumulative impacts on air quality from individual sites in local
areas.

10.2  Local Plan Policy EVT3 provides that new development should be sited away from sources of noise
and planning permission should not be granted for development where noise would cause harm and could
not be ameliorated. Policy SD15 of the JCS (Submission Version) also seeks to protect health and improve
environmental quality. These polices are considered to be consistent with the NPPF and are therefore
afforded significant weight.

10.3  An Air Quality Assessment has been submitted with the application which has considered the impact
of traffic associated with the proposed development on local air quality. The assessment concludes that it
has demonstrated that the proposed development would not lead to any breach in national objectives or to a
failure to comply with the Habitats Regulations as required by national policy. However, traffic generated by
the proposed development is predicted to have a significant impact at receptor locations within Tewkesbury
Town Cenire AQMA. Therefore, appropriate mitigation measures, as outlined in the report, would need to be
implemented, which should reduce the potential for impacts on air quality as a result of the proposed
development. The Environmental Health Officer (EHO) considers the report to be thorough and
comprehensive and recommends conditions to ensure that the proposed mitigation measures are
implemented.

10.4  The submitted Noise Assessment considers that the dominant source of noise which would affect the
residents of the development is from road traffic on Mythe Road. The results of the noise survey and
assessment indicates that existing daytime noise levels closest to off-site noise sources are below the
guideline values for outdoor living areas, set out in guidelines, therefore no mitigation is required. The
implementation of the standard thermal insulating glazing should ensure that internal noise levels are met in
living rooms and bedroom areas during the daytime and night-time across the development with the windows
closed. Acoustic ventilation would need to be incorporated within living rooms and bedrooms localed nearest
to Mythe Road. The activities carried out during the earthworks and construction phase of the proposed
development would have the potential to generate short term increases in noise levels above the
recommended noise limits, set in accordance with current guidance, at Mythe End House Care Home. The
use of heavy plant associated with the earthworks and construction works also has the potential to give rise
to ground borne vibration. To minimise the potential impact of construction works, mitigation measures would
be put in place. These will include restrictions on working hours, the implementation of temporary screening
where possible, and best working practices. However, the noise and vibration impacts of earthworks and
construction phases are expected to be negligible, with the possibility of brief periods of slight to moderate
impacts in the short term at local level.
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10.5 The EHO considers that due to the proximity of the development to Mythe Road and Mythe Farm a
number of mitigation measures would be required and noise conditions are recommended.

11.0  Affordable Housing

11.1  Local Plan Policy HOU13 provides that the Council will seek to negotiate with developers to provide
affordable housing and is supported by an Affordable Housing Supplementary Planning Guidance (SPG)
which was adopted by the Council in August 2005. Policy SD13 of the JCS Submission Version November
2014 specifies a requirement for 40% affordable housing to meet the future needs of the borough.

11.2  The applicant proposes that 40% of the proposed dwellings would be provided as affordable units
and the Affordable Housing Statement informs the council that the applicant is committed to working with the
Council to achieve an appropriate mix.

11.3  The Council's Strategic Housing & Enabling Officer recommends that the units would be 70:30
affordable rent to intermediate housing tenure split, considering the outcomes of the most recent Strategic
Housing Market Assessment, in order to negotiate further. The proposed affordable housing is considered to
be acceptable in principle and could be secured through a Section 106 Agreement.

12.0 Flood Risk and Drainage

12,1 The NPPF states at paragraph 100 that inappropriate development in areas at risk of flooding should
be avoided by directing development away from areas at highest risk, but where development is necessary,
making it safe without increasing flood risk elsewhere.

12.2  Policy EVT5 of the local plan and Policy INF3 of the JCS (Submission Version) seek to prevent
development that would be at risk of fiooding. Policy EVTS requires that certain developments within Flood
Zone 1 be accompanied by a flood risk assessment and that development should not exacerbate or cause
flooding problems. Furthermore, Policy EVT9 of the Local Plan requires that development proposals
demonstrate provision for the attenuation and treatment of surface water run-off in accordance with
sustainable drainage systems (SUDS) criteria.

12.3  The adopted Flood and Water Management Supplementary Planning Document has the following
key objectives: to ensure that new development does not increase the risk of flooding either on a site or
cumulatively elsewhere and to seek betterment, where possible.; to require the inclusion of Sustainable
Drainage Systems (SuDS) within new developments, which mimic natural drainage as closely as possible
{(e.g. permeable paving, planted roofs, filter drains, swales and ponds) and provision for their long-term
maintenance, in order to mitigate the risk of flooding; to ensure that development incorporates appropriate
water management techniques that maintain existing hydrological conditions and avoid adverse effects upon
the natural water cycle and to encourage on-site storage capacity for surface water attenuation for storm
events up to the 1% probability event (1 in 100 years} including allowance for climate change.

12.4  The site is located within Flood Zone 1 (FZ1) and the application has been supported by a Floed Risk
Assessment (FRA) which concludes that the development would not cause any adverse impacts to the site or
surrounding area in relation to flooding risk. The FRA demonstrates that the proposal would appropriately
manage the flooding risk within the site through incorporating SUDS measures to manage surface water
appropriately. The attenuation features would be located within FZ1, complying with Sequential Test
procedures and recommendations.

12.5 As the site is located with FZ1 the Environment Agency raises no objection to the development and
refers to its standing advice. Gloucestershire County Council as the Lead Local Flood Authority (LLFA) has
considered the FRA and suggests that in order for the applicant to evidence that due consideration has been
given to the SuDS hierarchy the relevant infiltration tests should be carried out. As this is an outline
application, the drainage strategy proposed is however, considered to be acceptable subject to appropriate
drainage conditions attached to any planning permission granted.

12.6  Inlight of the above, it is considered that the site is at a low risk of flooding and would not increase
the risk of flooding to third parties. An appropriate sustainable drainage strategy could be secured by a
planning condition.

13.0 Open Space, Qutdoor Recreation and Sports Facilities
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13.1  The NPPF sets out thal the planning system can play an important role in facilitating social interaction
and creating healthy, inclusive communities. Access to high quality open spaces and opportunities for sport
and recreation can make an important contribution to the health and well-being of communities. Furthermore,
saved policy RCN1 of the Local Plan requires the provision of easily accessible outdoor playing space at a
standard of 2.43ha per 1000 population.

13.2  In accordance with these policies, the proposal would generate a requirement for 1.4ha of open
space of which 0.7ha should be playing pitches. The development includes 12.14ha open space including
landscaping, a meadow parkland, and a village green. The eastern part of the site which slopes towards the
River Avon is proposed for the parkland. The DAS explains that this would be a flexible and accessible area
of public open space, and would include a children's play area constructed from natural materials of a
recessive colour. It is proposed that the parkland area would also provide elevated views across the valley
with views towards Tewkesbury Abbey and wider area and may also include some public art. The parkland
would include an area of flower rich grassland which would be managed to enhance biodiversity within the
site. The DAS states that the proposed village green would create a focal point within the development,
maintaining views across the valley to Tewkesbury Abbey. It is proposed that the village green may also
include public art. The development would include appropriate structural planting including native weodland
and understorey plants.

13.3  Formal comments are still awaited from the Council's Community and Economic Development
Manager and Members will be updated at Committee on the required contributions. A Draft Heads of
Terms document has been submitted with the application which states that the applicant proposes 1o provide
contributions towards sports facilities and towards the long term management of the on-site POS but as yet
no legal agreement to provide the required Public Open Space/Outdoor recreation and sports facilities has
been agreed.

14.0 Community, Education and Library Provision

141  The NPPF states that the Government attaches great importance to ensuring that a sufficient choice
of school places is available to meet the needs of existing and new communities. Local Plan Policy GNL11
and Policy INF5 of the JCS Submission Version highlight that permission will not be provided for development
unless the infrastructure and public services necessary to enable the development to take place are either
available or can be provided. These policies are consistent with the NPPF.

14.2  Gloucestershire County Council has considered the impact upon, and necessary mitigation, for the
provision of pre-school / early years, education and library services. In this respect the following contributions
are recommended: Pre-school - £216,283; Primary - £772,438; Secondary - £706,800 and Libraries -
£49,000.

14.3  Interms of the need for other community facilities, the Council's Community Planning and
Partnerships Officer has been in consultation with a number of community bodies, including the Town Council
and Twyning Parish Council. The contributions are still under negotiation and an up-date will be provided
at Committee. The Draft Heads of Terms document states that the applicant proposes to provide
contributions towards education and social infrastructure including health and library services but as yet no
legal agreement to provide the required contributions has been agreed.

15.0  Archaeology and Cultural Heritage

151  The NPPF advises that the effect of an application on the significance of a non-designated heritage
asset should be taken into account in determining the application. In weighing applications that affect directly
or indirectly non-designated heritage assets, a balanced judgement will be required having regard to the
scale of any harm or loss and the significance of the heritage asset.

15.2  The application has been supported with a Heritage Statement and an Archaeological Desk Based
Assessment. The Heritage Statement indicates that the closest listed buildings to the site are the Grade II*
King John's Castle, three Grade |l listed large houses; Uplands, The Mythe and Mythe Court and a Grade |l
listed water tower. However, all are screened from the site by vegetation and their location downslope from
the site. King John's Castle is already compromised by its juxtaposition with Tewkesbury Garden Centre.
The Heritage Statement has considered the significance of relevant heritage assets and their setting and
concludes that no harm arises as a resuit of the development.
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15.3  The Archaeological Desk Based Assessment, indicates that there are no designated heritage assets
within the application area and there would be no impact upon any World Heritage Sites, Scheduled
Monuments, Registered Battlefields and Parks and Gardens within the wider area. The results of
archaeological investigations were negative in that no significant archaeological remains or finds were found
within the area proposed for development.

15.4  The County Archaeological Officer (CAQ) has recommended that no further archaeclogical
investigation or recording should be required in connection with this planning application and the
Conservation Officer has raised no concerns.

16.0 Ecology and Nature Conservation

16.1  The NPPF sets out, inter alia, that when determining planning applications, local planning authorities
should aim 1o conserve and enhance biodiversity by encouraging opportunities to incorporate biodiversity in
and around developments. Furthermore, planning permission should be refused for development resulting in
the loss of deterioration of irreplaceable habitats. Policy NCN5 of the local plan and Policy SD10 of the JCS
{Submission Version) seeks to protect and, wherever possible enhance biodiversity, including wildlife and
habitats.

16.2  An Extended Phase 1 Survey and detailed surveys relating to wintering and breeding birds, bats,
badgers, great crested newts and reptiles have been undertaken. The surveys confirm that the majority of
the site comprises intensively cultivated arable land of negligible intrinsic value. However a number of more
valuable habitats are located on the field boundaries, namely woodland, mature trees and hedgerows. There
is also a pond in poor condition within one of the arable fields and two higher quality ponds adjacent to the
site. In terms of protected species, the surveys confirmed the presence of populations of breeding birds,
foraging/commuting bats, a partially active badger sett, a small breeding population of great crested newts
within the pond on site, and a small population of grass snakes. Habitat loss has been minimised, and
impacts, including those on associated protected species {principally birds, bats and great crested newts),
are proposed to be offset by the creation of new woodland, pond and meadow flower grassland habitat
designed to deliver a considerable net gain in valuable habitat within the site. Furthermore, retained habitats
and species interests have been buffered from the development footprint and recommendations made for
their protection during construction and management during operation, to ensure their long term viability.

16.3  Natural England is satisfied that the proposed development would not damage or destroy the interest
features of the Upton Meadow and Summer Leasow Meadow SSSI and Severn Ham SSSI. It refers to its
standing advice relating to protected species.

16.4 Inlight of the above, there is no evidence to suggest that there are any overriding ecological

constraints to the development of the site for residential purposes. The proposals would deliver a net benefit
for wildlife which could be secured through appropriate planning conditions.

17.0 Other matters

Loss of agricultural land

171 The proposed development would lead to the permanent loss of agricultural land but the land
appears to be of poor quality and is not classified as Best and Most Versatile (BMV) as defined in the NPPF.

18.0 Overall Balancing Exercise

18.1  The site is located outside any recognised settlement where new housing development conflicts with
Policy HOU4 of the Local Plan. For this reason, the proposed development is contrary to the Development
Plan. This conflict with policy must be weighed against other material considerations in favour of the
development. As set out previously, Tewkesbury Borough is currently unable to demonstrate a S-year supply
of deliverable housing sites. The NPPF therefore requires that the Council considers applications for housing
in the context of a presumption in favour of sustainable development as set out at paragraph 49 of the NPPF.

18.2  The NPPF sets out that there are three dimensions to sustainable development: economic, social
and environmental. It makes clear these roles are mutually dependent and should not be taken in isolation.
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18.3  Interms of the economic dimension, it is recognised that housing development contributes to
economic growth both directly and indirectly. New employment would be created during construction and
businesses connected with the construction industry would also benefit, some of which would likely be local
suppliers and trades; all of which would boost the local economy. Residents of the development would also
spend some of their income locally and these are benefits which weigh in favour of the proposal.

184  With regards to the social dimension, it is considered that the proposal would achieve a good mix of
housing and would deliver much needed affordable housing. These are benefits which weigh significantly in
favour of the development. The additional increased patronage from the development would be beneficial to
the gngoing support for the local services and facilities. In addition, it is considered that the proposal would
be of an acceptable design and would include provision of public open space. It must also be recognised that
through a Section 106 Agreement, developer contributions would provide for education and library facilities,
improved recreational facilities, open space and playing pilches.

18.5 Interms of accessibility, it is recognised that residents would be reliant upon the private car to access
employment and other services due to its location outside any recognised settlement and this is a matter that
weighs against the sustainability credentials of the proposal.

18.6  With regards to the environmental dimension, the proposed development would intrude into open
agricultural land and would cause substantial harm to local landscape character. The development would be
conspicuous in views from the south and east and in prolonged views from the Avon Way and River Avon
itself on the approaches to the town. The effects at night would be particularly pronounced and the effects
would be exacerbated by the fact that the development is physically separated from the town. The proposed
development would have an urbanising effect where now there are unspoilt views of open countryside. This
substantial harmful landscape impact weighs significantly again the application in the planning balance.

18.7 The proposed development would not be at an unacceptable risk of flooding and would not
exacerbate flooding problems for third party property. The development would not have an unacceptable
impact in terms of contamination of land or soil and would not raise any air quality issues. Any potential noise
issues could be addressed by the imposition of appropriate conditions. In terms of ecology and nature
conservation, it has been demonstrated that the development would not have a delrimental impact upon
biodiversity. The development would also not result in the loss of agricultural land which comprises BMV
farmland.

18.8 The NPPF sets out at paragraph 14 that in the context of the presumption in favour of sustainable
development, proposed development that accords with the development plan should be approved without
delay. For the reasons discussed above, the proposals do not accord with the development ptan. Where the
development plan is absent, silent or relevant policies are out-of-date, permission should be granted unless,
inter alia, any adverse impacts of doing so would significantly and demonstrably cutweigh the benefits, when
assessed against the policies in the Framework taken as a whole. Given the current shortfall in terms of the
5 year supply of deliverable housing sites, this "planning balance” must be carried out in respect of the
proposals.

18.9 In weighing up the planning balance, it is considered that the harms identified above significantly and
demonstrably outweigh the benefits and as such the proposal is not considered to represent sustainable
development in the context of the NPPF. Furthermore, as set out in the report, there are various Section 106
obligations which have not been agreed in principle and there is no signed Section 106 Agreement and as
such these matters, at this stage, constitute reasons for refusal.

RECOMMENDATION Refuse
Reasons:

1 Whilst all matters relating to design, layout and landscaping are reserved for future consideration, the
proposal would result in a conspicuous and severely harmful encroachment into open countryside.
The development would be conspicuous in views from the south and east and in prolonged views
from the Avon Way and River Avon itself on the approaches to the town. The effects at night would
be particularly pronounced and the effects would be exacerbated by the fact that the development is
physically separated from the town. The proposal also does not provide safe and suitable access for
all people. The proposed development would therefore be contrary to the core principles of land-use
planning set out at paragraph 17 of the NPPF, Section 4 (Promoting sustainable transport), section
11 (Conserving and enhancing the natural environment) of the NPPF, Policies LND3 and TPT1 of the
Tewkesbury Borough Local Plan to 2011 - March 2006 and emerging policies SD7, INF1 and INF2 of
the Joint Core Strategy Submission Version November 2014.
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In the absence of an appropriate planning obligation, the application does not provide housing that
would be available to households who cannot afford to rent or buy houses available on the existing
housing market. As such the proposed development conflicts with Policy HOU13 of the Tewkesbury
Borough Local Plan to 2011 - March 2006 and policies SD12 and SD13 of the Joint Core strategy
Submission Version November 2014.

In the absence of an appropriate planning obligation, the application does not make adequate
provision for on-site or off-site playing pitches with changing facilities and sports facilities to meet the
needs of the proposed community. The application therefore conflicts with Policy RCN1 of the
Tewkesbury Borough Local Plan to 2011 - March 2006 and section 8 of the NPPF (Promoting healthy
communities) and policies INF5 and INF7 of the Joint Core strategy Submission Version November
2014,

In the absence of an appropriate planning obligation, the application does not make provision for the
delivery of education and community infrastructure and library provision and therefore the proposed
development is contrary to Policy GNL11 of the Tewkesbury Borough Local Plan to 2011 - March
2006 and section 8 of the NPPF (Promoting healthy communities) and policies INF5 and INF7 of the
Joint Core strategy Submission Version November 2014.

The application does not make provision for improved local public transport and therefore conflicts
with Policy TPT1 of the Tewkesbury Borough Local Plan to 2011 - March 2006, section 4 of the
NPPF (Promoting sustainable transport) and policies INF1 and INF7 of the Joint Core Strategy
Submission Version November 2014.

902



—Ef.'-;rq-ﬁr;;;-r

-
= / = ‘ iy t’:‘“ --a‘ o

Miller Homas Application Boundary Plan
{West Midlands)

l
|
: The M?l:.a:'awkasbury v |

. R et Oeairibscat Siavey il Mg dafa O Crown Cooyngin 2015 AX iphis resened Lidence mumber 0100037

llllllllllllllllllllllllllllllllllllllll




1 Il,
| Devolcgrur: Corn EEIET AU TUREART )

\
ORI i 4 becd 41 ) b, [ § 2 e

Chusgres heas by P
TS v chwnling s

Uluntrative Sie Secmont 1:300pA1
(Piease awior 1o 7 o the DAS tor crtails
of sriewt haracchy)

Mijter Homes (Midlands) | Htustrative Site Layout

Fanli e | —

e TR St

The Mythe. Tewhkasbury l




15/00963/FUL Gardeners Arms, Beckford Road, Alderton 3

Valid 08.10.2015 Alterations to existing car parking layout and provision of overspill car park
area, provision of external seating area, external lighting and fencing,
alterations to existing fenestration to include the replacement of existing
UPVC framed windows with timber framed windows

Grid Ref 399934 233364

Parish Alderton

Ward Winchcombe Wendy & Mike Wakeman
Gardeners Arms
Beckford Road
Alderton
Tewkesbury

DEFERRED AT LAST COMMITTEE FOR COMMITTEE SITE VISIT {Item No 7, Page No 837)
RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework {2012)

Planning Practice Guidance

JCS (Submission Version) November 2014

Tewkesbury Borough Local Plan to 2011 (March 2006) - policies LND2, LND5, EVT2, EVT3 and TPT1
Planning (Listed Buildings and Conservation Areas) Act 1990

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 - objects to the application for the following reasons:

— The proposed car parking area should not be allowed to encroach onto the "altractive open space
important to village character" (as defined in the Tewkesbury Borough Local Plan to 2011 (March 2006)).
There is also a proposal in the emerging Alderton Neighbourhood Development Plan that this area
remains as a Local Green Space.

~ Any proposal should respect the setting of the listed building

- There is no street lighting in Alderton and therefore the external pathway should not be permanently lit as
this will be too prominent. The lighting on this path should be reduced to that of PIR type lighting.

— The Parish Council advises that external works have commenced on site prior to any decision being made
on this application.

The Conservation Officer - no objection

The Local Highway Authority - no objection
Planning Officers Comments: Emma Blackwood
1.0 Introduction

1.1 The application site comprises the Gardener's Arms public house, which is located on a corner plot
within the Residential Development Boundary of Alderton, as defined on the Tewkesbury Borough Local Plan
to 2011, Proposals Map (March 2006) (see attached Site Location Plan). The application site is within the
centre of the village, and the original part of the Gardener's Arms public house, towards the northern side of
the site, is a grade |l listed building. The public house fronts Beckford Road to the North, and a vehicular
access is provided from the northern boundary providing access to the public house car park which is located
to the western side of the building. The land to the west and south of this car park within the application site
and fronting the curve in Willow Bank Road, which is the main approach into the village, is grassed (see
attached existing plans).



1.2 The application site is located within the Special Landscape Area (SLA) and part of the site, towards
the western and southern sides, is defined as an 'Important Open Space' (I0S) on the Local Plan Proposals
Map.

2.0 Relevant Planning History

2.1 A number of planning applications and listed building consent applications have been granted for
extensions to the Gardeners Arms public house.

22 Planning permission was granted in 1979 for an extension to the existing car park (reference
79/00399/FUL).

23 A number of planning applications and listed building consent applications have also been received
for the erection of dwelling(s) within the curtilage of Gardener's Arms, all of which have been refused, with all
but one dismissed at appeal. The most recent application at the site was for the proposed erection of a single
storey dwelling on land adjacent to the 'Gardeners Arms’ (reference 13/00858/FUL), which was refused
planning permission on 19th November 2013. The reasons for refusal given by the Local Planning Authority
were that:

"The proposed development fails to preserve or enhance the selting of the adjacent listed building
(Gardeners Arms) and would erode the character and appearance of the Important Open Space and Special
Landscape Area (SLA) due to its siting and layout. The proposed development would therefore be contrary fo
policies LND5, LND2 and HOUS of the Tewkesbury Borough Local Plan to 2011 (March 2006) and Section
12 of the NPPF",

24 A subsequent appeal against this refusal was later dismissed, with the Planning Inspector finding
that: "the proposed bungalow would unacceplably harm the character and appearance of the area, and would
not preserve the setling of the Grade Il listed public house. It would therefore conflict with LP Policies HOUS3,
HOUS, LND2 and LNDG that seek, amongst other things, development that respects the local identity and
character of an area. Nor would it comply with the similar objectives of the Framework, and those that require
the protection and enhancement of heritage assets”.

3.0 Current Application

31 The current application plans show that an existing timber fence adjacent to the western side
elevation of the building would be remaved, and an external seating area be provided which would project
approximately 3.3 metres from the western side elevation of The Gardeners Arms and would cover an area
of some 45 square metres. This external seating area would be raised approximately 0.4 metres above
adjacent ground level and would be covered in a golden flint surfacing material, a sample of which has been
provided with this application; the area would be surrounded by a barrier of sleepers to protect those people
sat outside.

3.2 The application also proposes the provision of an overspill car park towards the south-eastern corner
of the application site, to provide additional car parking spaces including 2 no. staff parking spaces. The
proposed overspill car park area would also be covered in a golden flint surfacing material. The applicant
advises that there has always been vehicular access to this area to the rear of the building, and it has been
used as a makeshift overspill car park on occasions. However, the aggregate on this area has become
covered with grass and customers increasingly park on the main Beckford Road. it is therefore proposed to
redefine this area as an overspill car park.

353 Alterations are also proposed to the existing car parking layout within the car parking area to the west
of the Gardeners Arms, to provide additional vehicular parking spaces, including 2 no. disabled persons'
parking spaces.

3.4 It is proposed to provide external lighting around the proposed parking areas and external seating
area, for security purposes, which would be in the form of 0.5 metre high LED lighting bollards {see attached
proposed bollard lighting). An existing lamppost to the rear of the building would also be reinstalled.

3.5 New steps/paving would be provided leading to the pub entrance on the western side elevation of the

building, on the later element of the public house. New timber feature entrance doors and frame are
proposed for installation here.
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36 To the rear of the building, it is proposed to repair existing timber framed and glazed doors, which
provide access lo/from the patio area, and to paint them in a white gloss. 2 metre high timber close boarded
fencing and a gate would also be erected to the rear of the building to enclose the patio/bin area.

3.7 The proposed site plan shows that additional planting would be provided on the application site,
although precise details of this landscaping have not been provided.

3.8 The most recently submitted plans propose the replacement of 3 no. existing UPVC windows at first
floor level on the Gardeners Arms (2 on the northern elevation facing onto Beckford Road and 1 on the
western elevation facing onto the car park) with timber framed windows, to match the style and size of
existing windows, which would be finished in white gloss paint {see attached proposed plans regarding
replacement windows).. A listed building consent application has recently been received for the proposed
installation of these replacement windows (reference 16/00222/LBC), which is currently pending
consideration.

3.9 A number of internal alterations are also proposed to the building, which is subject to a separate
application (reference 15/00967/CLPLB).

4.0 Policy Context

4.1 The Planning {Listed Buildings & Conservation Areas) Act 1990 Section 66 (1) requires that Local
Planning Authorities pay special regard to the desirability of preserving the [listed] building or its setting.
Paragraph 131 of the NPPF restates this requirement and advises that "the character of historic buildings
may suffer and they can be robbed of much of their interest, and of the contribution they make to townscape
or countryside" by development which detracts from their setting.

4.2 Paragraph 17 of the NPPF identifies a set of 12 core land-use planning principles, one of which sets
out that planning should conserve heritage assets in a manner appropriate to their significance, so that they
can be enjoyed for their contribution to the quality of life of this and future generations;

4.3 Section 12 of the NPPF relates to "conserving and enhancing the historic environment”. In terms of

heritage assets, paragraph 126 of the NPPF specifies that local planning authorities should recognise that

these are an irreplaceable resource and conserve them in a manner appropriate to their significance. In

developing this strategy, local planning authorities should take into account:

~ the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable
uses consistent with their conservation;

- the wider social, cultural, economic and environmental benefits that conservation of the historic
environment can bring;

~ the desirability of new development making a positive contribution to local character and distinctiveness;
and

~ opportunities to draw on the contribution made by the historic environment to the character of a place.

4.4 Paragraph 132 of the NPPF specifies that, when considering the impact of a proposed development
on the significance of a designated heritage asset, great weight should be given to the asset's conservation.
The more important the asset, the greater the weight should be. Significance can be harmed or lost through
alteration or destruction of the heritage asset or development within its setting. As heritage assets are
irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to or loss
of a grade Il listed building, park or garden should be exceptional.

4.5 Paragraph 134 of the NPPF notes that, where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be weighed against the
public benefits of the proposal, including securing its optimum viable use.

Tewkesbury Borough Local Plan to 2011 (March 2008)

46 Policy LND2 ("Special Landscape Area") of the Tewkesbury Borough Local Plan to 2011 (March
2006) specifies that, in the assessment of proposals for development special attention will be accorded to the
protection and enhancement of the landscape character of the SLA which are of local significance. Within
this area proposals must 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 quiet enjoyment of the
countryside.
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4.7 Policy LNDS5 {"Important Open Spaces") of the Tewkesbury Borough Local Plan to 2011 (March
20086) specifies that proposals which would adversely affect the character and appearance of I0Ss will not be
permitted.

4.8 Policy EVT2 ("Light Pollution") of the Local Plan specifies that the Borough Council will seek to
minimise light pollution resulting from new development proposals, and policy EVT3 ("Noise Pollution")
specifies that planning permission will not be granted for development where noise would cause harm and it
cannot be ameliorated.

49 The Local Plan policies referred to above are consistent with the aims of the NPPF in terms of its
core planning principles to always seek to secure high quality design and a good standard of amenity for all
existing and future occupants of land and buildings, to take account of the different roles and character of
different areas, to recognise the intrinsic character and beauty of the countryside and support thriving rural
communities within it, and are therefore afforded considerable weight.

4.10 Interms of the proposed alterations io the existing car parking layout and the provision of an overspill

car park area, policy TPT1 of the Local Plan relates to "Access for Development”. The aims of palicy TPT1

are consistent with paragraph 32 of the NPPF which specifies that plans and decisions should take account

of whether:

- The opportunities for sustainable transport modes have been taken up depending on the nature and
location of the site, to reduce the need for major transport infrastructure;

- safe and suitable access to the site can be achieved for all people; and

- improvements can be undertaken within the transport network that cost effectively limit the significant
impacts of the development. Development should only be prevented or refused on transport grounds
where the residual cumulative impacts of development are severe.

Emerging Development Plan

411  The Submission Version of the JCS (November 2014) is the latest version of the document and sets
out the preferred strategy over the period of 2011-2031. Policies SD7 (Landscape), SD9 (Historic
Environment), SD15 (Health and Environmental Quality), INFi{Access to the Transport Network), INF2
(Safety and Efficiency of the Transport Network) and INF4 (Green Infrastructure} of the JCS relate to the
development currently proposed under this application. These policies generally reflect the existing Local
Plan policies and are considered to be consistent with the NPPF.

5.0 Analysis

5.1 The main issues for consideration are the impact of the proposed development on the setting of the
listed building at Gardener's Arms, the character and appearance of the area (including impact on the SLA
and the 10S), the amenity of adjoining occupiers and on highway safety.

Impact on Listed Building

5.2 The majority of the proposed development would not directly affect the original property, fronting onto
Beckford Road. Alternatively, the proposed works would primarily relate to the later extension to the rear of
the original element and the wider setting of the listed building. It is considered that, given the modest nature
of the proposed development, this would respect the setting of the listed building.

53 it is only the proposed replacement of 3 no. existing UPVC windows with timber framed windows
which would directly affect the original and listed element of the Gardeners Arms public house. The
Conservation Officer raises no objection to the proposed development, and advises that the proposed
replacement timber window details seem acceptable in principle, and would clearly enhance the significance
of the listed building. The external changes are similarly modest and reflect the use of the building as a public
house. Overall therefore, there would be a positive impact on the historic and architectural interest of the
Listed Building and no harmful impact on its setting.

Impact on_ Character and Appearance of Area

54 In the context of the existing site, the proposed development would be modest in nature, and it is
considered that this would respect the character and appearance of the area and would protect the
landscape character of the SLA. The proposed replacement of existing UPVC windows on the original and
listed element of the public house would enhance the character and appearance of the building and the area.
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55 Alderton Parish Council has objected to the proposed provision of external lighting, as there is no
street lighting in Alderton and the Parish Council therefore considers that the external pathway should not be
permanently lit. The lighting would be provided around the proposed parking areas and external seating area
only, and the applicant has advised that this is required for security purposes. The height of each of the
proposed lighting bollards would be just 0.5 metres. Further, there are trees and landscaping along the
boundaries of the site which back onto the adjacent highway, which provides some extent of screening. ltis
considered that the proposed lighting, by virtue of its height and positioning within the site, would not appear
overly prominent and would protect the landscape character of the SLA. Itis recommended that a condition
is attached to any approval of permission for this lighting to be turned off outside the opening hours of the
public house in order to protect the visual amenity of the area. Thus it is not considered that it would have the
same effect as permanent streetlighting.

5.6 Alderton Parish Council also objecied to the proposed overspill car park area towards the south-
eastern corner of the site, as they consider this would encroach onto the "attractive open space important to
village character”. The Parish Council advise that there is a proposal in the emerging Alderton
Neighbourhood Development Plan that this land, which is currently designated as an 10S on the Local Plan
Proposals Map, would be designated as "Local Green Space”. Paragraph 76 of the NPPF specifies that
"Local communities through local and neighbourhood plans should be able to identify for special protection
green areas of particular importance to them. By designating land as Local Green Space local communities
will be able to rule out new development other than in very special circumstances. Identifying land as Local
Green Space should therefore be consistent with the local planning of sustainable development and
complement investment in sufficient homes, jobs and other essential services. Local Green Spaces should
only be designated when a plan is prepared or reviewed, and be capable of enduring beyond the end of the
plan period”. Paragraph 77 of the NPPF specifies that the Local Green Space designation will not be
appropriate for most green areas or open space, and that the designation should only be used:

- where the green space is in reasonably close proximity to the community it serves;

- where the green area is demonstrably special to a local community and holds a particular local
significance, for example because of its beauty, historic significance, recreational value (including as a
playing field), tranquillity or richness of its wildlife; and

— where the green area concerned is local in character and is not an extensive tract of land.

5.7 A neighbourhood plan has not yet been adopted for Alderton, and this grassed area is therefore
currently not designated as "Local Green Space”. However, as noted above, it is designated as an |0S, and
is therefore afforded some protection. Policy LND5 of the Local Plan specifies that proposals which would
adversely affect the character and appearance of OSs will not be permitted.

5.8 The applicant has confirmed that there has always been vehicular access to this area to the rear of
the building, and that it has been used as a makeshift overspill car park on occasions. However, they further
advise that, that as the aggregate has become covered with grass, customers increasingly park on the
Beckford Road highway, causing a potential nuisance to neighbours.

59 The majority of the existing grassed area which is identified as an 10S would be unaffected by the
proposed development. The area forming the proposed overspill car park would be covered in a golden fiint
surfacing material, and would therefore appear as secondary to the principal car park which is provided to the
west of the building and is covered in tarmacadam. Further, similar to the proposed lighting, the trees and
landscaping along the boundaries of the site which back onto the adjacent highway would provide some
extent of screening. The submitied Proposed Site Plan also shows that additional planting would be provided
on the application site, which would potentially provide additional screening, although precise details of this
landscaping have not been provided. It is recommended that a condition is attached to any approval of
planning permission for a landscaping scheme to be submitied to and approved in writing by the Local
Planning Authority prior to the commencement of development. By virtue of the scale of the proposed
overspill car parking area and the proposed surfacing materials, it is considered that this would not adversely
affect the character and appearance of the I0S. As a whole, it is considered that the proposed development
would protect the landscape character of the SLA.

Impact on amenity of adjacent occupiers

510 Inthe context of the existing site, and taking into consideration the number of vehicles currently
visiting the site, it is considered that the proposed extension to the existing car parking area would not
unreasonably affect the amenity of adjoining occupiers in terms of the comings and goings of vehicles and
noise disturbance.



5.11  The proposed external seating area would be located to the western side of the building and would
therefore be reasonably well distanced from neighbouring residential properties, and it is therefore similarly
considered that this would have no significant adverse effect on adjoining occupiers in terms of noise levels,
nor in terms of overlooking or loss of privacy.

5.12 The proposed lighting would be low level, with each bollard measuring just 0.5 metres in height
above ground level. Most of this lighting would be well distanced from neighbouring residential properties to
the north, south and west of the site. At the closest point, one of the proposed lighting bollards would be set
back some 2.5 metres from the eastern site boundary, which backs onto the residential curtilage of no. 11
Willow Bank Road. There is a reasonable extent of screening along this boundary in the form of vegetation,
and it is therefore considered that this lighting would not unreasonably affect the amenity of adjoining
occupiers at no. 11 Willow Bank Road in terms of the proposed lighting levels. As noted above, itis
recommended that a condition is attached to any approval of permission for this lighting to be turned off
outside the opening hours of the public house in order to protect the residential amenity of adjoining
occupiers.

513 The remainder of the proposed alterations would be modest in nature and reasonably well distanced
from neighbouring residential properties, and it is therefore considered that they would have no significant
adverse effect on adjoining occupiers in terms of overshadowing, overbearing impact or loss of privacy.

Impact on highway safety

514  The application site is located adjacent to a class 4 highway. There is a footway on the northern side
of the highway and, to the southern side, a footway link to the junction of Beckford Road. The proposed
development does not include any alterations to the existing access, and would result in an increase in the
number of parking spaces within the curtilage of the site.

515 The Local Highway Authority has viewed the application, and raises no objection. It is considered
that the cumulative residual impact of the proposed development on highway safety would not be severe.

6.0 Summary

6.1 Taking into account all of the above, the proposal is considered to be acceptable and in accordance
with the relevant policies, and it is therefore recommended that planning permission is granted subject to
conditions.

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 permitted shall be carried out in accordance with the site location plan
received by the Local Planning Authority on 8th October 2015, details of the proposed bollard lighting,
sleepers and golden flint finish, approved drawing nos. '15:1769:04A", '15:1769:05A", '15:1769:06A'
and '15:1769:SP02A’ and the sample of the golden flint finish received by the Local Planning
Authority on 14th December 2015, approved drawing nos. "15:1769:01W" and '15:1769:02W'
received by the Local Planning Authority on 17th February 2016 and any other conditions attached to
this permission.

3 No development shall take place until there has been submitted to and approved by the Local
Planning Authority in writing a comprehensive scheme of landscaping, which shall include indications
of all new tree planting (including location, spread and species) on the land, to replace those trees to
be removed.

4 All planting, seeding or turfing in the approved details of landscaping shall be carried out in the first
planting and seeding season following the occupation of the building(s) or completion of the
development, whichever is the sooner, and any trees or plants which within a period of five years
from the completion of the development die, are removed or become seriously damaged or diseased
shall be replaced in the next planting season with others of similar size and species, unless the Local
Planning Authority gives written consent to any variation.
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5

The lighting bollards hereby permitted shall be non-illuminated outside of the opening hours of the
premises known as the Gardeners Arms, Beckford Road, Alderton.

Reasons:

1

Notes:

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

To ensure that the development is carried out in accordance with the approved plans and in
accordance with policies contained within the Tewkesbury Borough Local Plan to 2011 (March 2006).

To ensure that the new development will be visually attractive in the interests of amenity in
accordance with Policy LND7 of the Tewkesbury Borough Local Plan to 2011 (March 2006} and the
principles of the National Planning Policy Framework (2012).

To ensure that the new development will be visually attractive in the interests of amenity in
accordance with Policy LND7 of the Tewkesbury Borough Local Plan to 2011 (March 2006} and the
principles of the National Planning Policy Framework (2012).

In the interest of the visual amenity of the area and to protect the residential amenity of adjoining
occupiers, in accordance with policies EVT2 and LND2 of the Tewkesbury Borough Local Flan to
2011 {(March 2006) and the principles of the National Planning Policy Framework (2012).

Statement of Positive and Proactive Engagement

In accordance with the requirements of the National Planning Policy Framework (2012) the Local
Planning Authority has worked with the applicant in a positive and proactive manner in order to
secure sustainable development which will improve the economic, social and environmental
conditions of the area by negotiating to improve the design and to ensure the setting of the listed
building and the landscape character of the Special Landscape Area is protected.

This permission does not imply any rights of entry to any adjoining property nor does it imply that the
development may extend into or project over or under any adjoining boundary.

It should be noted that Listed Building Consent is also required for the proposed installation of the 3
no. replacement windows and they must not be installed unless that consent has also been granted.

A fee is payable where written confirmation is required that one or more conditions imposed on this

permission have been complied with. The fee is £97 per request. The fee must be paid when the
request is made.
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16/00105/FUL Sycamore Cottage, Buckland, Broadway 4

Valid 29.01.2016 Single storey rear extension with first floor balcony
Grid Ref 408174 236063
Parish Buckland
Ward Isbourne Mr & Mrs C Reen
Sycamore Cottage,
Village Road Through Buckland
Buckland
Tewkesbury

RECOMMENDATION Permit
Policies and Constraints

Section 72 of the Planning {Listed Buildings and Conservation Areas) Act 1990
National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies HOU8 and HENZ2
Joint Core Strategy (Submission Version) November 2014

Buckland Conservation Area

Article 4 Direction Buckland

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1980 requires special attention to
be paid to the desirability of preserving or enhancing the character or appearance of canservation areas.

Section 12 of the National Planning Policy Framework {NPPF} relates to the conservation and enhancement
of the historic environment and requires local planning authorities to conserve heritage assets in a manner
appropriate to their significance. This is reflected in Policy HEN2 of the Tewkesbury Borough Local Plan to
2011 which states that particular attention should be paid to the preservation and, wherever possible,
enhancement of the character, appearance and setiting of conversation areas and listed buildings in terms of
their scale, form, materials and quality. It specifies that particular attention should be attached to the
retention of traditional materials in the repair and refurbishment of existing buildings.

Palicy HOUB of the Tewkesbury Borough Local Plan to 2011 states that development must respect the
character, scale and proportion of the existing dwelling and the surrounding development. The detailed
design, materials and layout of buildings and structures must be appropriate to their setting and the character
of the surrounding area. Policy HOUB is considered 1o be consistent with the National Planning Policy
Framework (NPPF) and should therefore be afforded full weight when determining this application in
accordance with Paragraph 215 of Annex 1 of the NPPF.

The application site is also located within the Colswolds AONB where special attention will be given to
conserving the landscape in accordance with Section 11 of the NPPF. One of the core planning principles of
the NPPF is to preserve the intrinsic character and beauty of the countryside. This is also reflected in Policy
SD8 of the emerging Joint Core Strategy (JCS).

Consultations and Representations

Buckland Parish Council - Initially no Objection - No objection, but cannot see any mention of the balcony
material, glass panel or single metal rail. Would a glass/Perspex rail look too modern on such a cottage?
However glass/Perspex would be less noticeable. Where does the rain water run off?

Further comments from the Buckland Parish Council were received on the 16th March 2016; Buckland Parish
Council have received detailed strong objections recently from some Buckland residents which include
comments about noise, the balcony and landscaping appertaining to this application. Residents have made
their objections known directly as well. These objections should be considered by planning.

Local residents - As of 17/03/2016 sixteen letters of objection have been received from 6 local residents

including the direct neighbours at Pear Tree Cottage (Buckland Manor Cottage) & Orchard Cottage. The
reasons for objection are summarised as follows:
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~ Unacceptable loss of light, Privacy, outlook and overlocking to Pear Tree Cottage (Buckland Manor
Cottage), Orchard Cottage & The Old Stable

- Invasion of privacy affording panoramic views into gardens

~ The impact of the development on the Conservation Area & AONB

- The impact of the development on the St Michaels Church (Listed Building within 50 metres of application
site)

~ The use of 'modern’ materials - Not in keeping with the stone cottage

- The Balcony will be viewed from public vantage points (access road to the west of the application site)

— The Balcony will be out of keeping with the style of houses in the vicinity.

- Lack of clarification on materials, plans and access from the property onto the Balcony

—~ Increase in noise levels and light pollution

- Precedent could be set

— Sunlight reflecting from glass

- A balcony does not fit the style of the property

- Modern siyled addition would be inappropriate

- Inadequate/inaccurate plans submitted with the application

Conservation Officer - Comments that further information regarding the detail of the balcony is required -
Sycamore Cottage is half of a pair of semi-detached esfate cottages dated 1876, one of a number of identical
designs in both Laverton and Buckland. Although most, including Sycamore Coltage, have been extended o
some degree, they have collective value as a distinct C19 local type and all qualify as local heritage assels
under the NPPF's definition. The current proposal involves the 'colonisation' of the roof of the polygonal
garden room permitted in 2015 as a rear balcony. | am not generally sympathetic to piecemeal alterations,
either as afterthoughts or as part of an incremental strategy, because any building is best managed on a
systematic basis, but | would accept that the net overall change here is limited. However even a glass
balustrade it uniikely to be as minimal as the drawings suggest, as it involves fixings, a top rail, stanchions
efc, so more detail is required to establish its acceptability.

Planning Officers Comments: Mr James Lloyd
1.0 Application Site

1.1 Sycamore Cottage is part of a pair of semi-detached estate cottages situated opposite the Church (a
Grade | Listed building) in the village of Buckland. Dated 1876, Sycamare Cottage is one of a number of
identical designs in both Laverton and Buckland (site location & block plan attached)

1.2 The cottage itself is not listed but is an attractive example of Cotswold vernacular and typical of
cottages to be found within Buckland and the adjoining villages. To the North West lies the adjoining semi-
detached property and to the east lies Orchard Cottage, a detached dwelling. The lane which serves the site
is situated to the south and beyond the rear boundary of the site to the north lies open fields which rise up to
a higher level than the village itself.

1.3 The site lies within the Laverton Conservation Area, Article 4 Direction Boundary and the Cotswolds
Area of Outstanding Natural Beauty. The Conservation Officer advises that although most, including
Sycamore Cottage, have been extended to some degree, they have collective value as a distinct C19 local
type and all qualify as local heritage assets under the NPPF's definition.

2.0 Planning History

- 03/00416/FUL - Two storey extensions to existing dwellings and consolidation of two cottages as single
dwelling. Engineering operations to create terraces to rear. - Refused - 25.04.2003

- 03/00788/FUL - Two storey extensions to existing dwellings, consolidation of two cottages as single
dwelling, demolish greenhouse - Permitted - 16.07.2003

-~ 04/00312/FUL - Alterations and extensions to 2 no. dwellings (Revised Scheme) - Permitted - 27.05.2004

~  04/01528/FUL - Two storey extensions to existing cottage and erection of detached single garage -
Refused - 21.12.2004

~ 05/00300/FUL - Alterations and extensions to existing cottage - {Two storey extension to rear and 1st
floor extension to side) - Permitted - 22.09.2005

~ 06/00639/FUL - Widening of existing gateway and forming off road parking space - Permitted -
06.07.2006

- 15/01056/FUL - Proposed single storey rear extension - Permitted 2015
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3.0 Current Application

3.1 The current application is a resubmission of the previous approved scheme (ref: 15/01056/FUL) and
seeks permission for a single storey garden room extension located between the return of the 2005 side and
rear extensions (see attached plans pertaining to 15/01056/FUL). The current proposal is similar to the
previous approved scheme but proposes the addition of a glazed balcony located on the roof of the extension
and the change of a first floor window to a door opening to create access onto the roof. The proposed doors
and windows would be of a white powder coated aluminium construction. (See attached plans)

4.0 Policy Context

41 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special
atiention to be paid to the desirability of preserving or enhancing the character or appearance of conservation
areas.

42 Section 12 of the National Planning Policy Framework (NPPF) relates to the conservation and
enhancement of the historic environment and requires local planning authorities fo conserve heritage assets
in a manner appropriate to their significance. This is reflected in Policy HEN2 of the Tewkesbury Borough
Local Plan to 2011 which states that particular attention should be paid to the preservation and, wherever
possible, enhancement of the character, appearance and setting of conversation areas and listed buildings in
terms of their scale, form, materials and quality. It specifies that particular atiention should be attached to the
retention of traditional materials in the repair and refurbishment of existing buildings.

4.3 Policy HOUS of the Tewkesbury Borough Local Plan to 2011 states that development must respect
the character, scale and proportion of the existing dwelling and the surrounding development. The detailed
design, materials and layout of buildings and structures must be appropriate to their setting and the character
of the surrounding area. Policy HOUS is considered to be consistent with the National Planning Policy
Framework {NPPF) and should therefore be afforded full weight when determining this application in
accordance with Paragraph 215 of Annex 1 of the NPPF.

4.4 The application site is also located within the Cotswolds AONB where special attention will be given
to conserving the landscape in accordance with Section 11 of the NPPF. One of the core planning principles
of the NPPF is to preserve the intrinsic character and beauty of the countryside. This is also reflected in
Policy SD8 of the emerging Joint Core Strategy (JCS).

5.0 Analysis

5.1 The principle of development has been established by the previous application (ref: 15/01056/FUL),
which was granted planning permission in November 2015. As such, the ground floor extension is deemed to
be acceptable subject to the imposition of conditions requiring further design details. (No objections were
received in relation to this application)

52 The main considerations in relation to the current application are; the impact of the proposed
development on the amenities of neighbours, the design and any impact on designated heritage assets, any
impact on the setting of the AONB & Conservation Area.

Design & Impact on AONB & Conservation Area

5.3 The proposed extension would be positioned behind the existing dwelling-house, its chamfered
design helps hide the structure in views from the street scene, screening is also provided by existing
vegetation. The proposal is small in scale and it is considered that there will not be an unacceptable visual
impact. The Conservation Officer was consulted on the previous application and had raised no objection to
the proposed extension, the Conservation Officer considered that the proposal would have a neutral impact
on both the building's character and that of the wider Buckland conservation area, and is considered
acceptable in conservation terms. The materials proposed are acceptable in principle, subject to a condition
being attached to any approval of planning permission for samples of the external materials to be approved.
Subject to this condition, it is considered that the proposed development would respect the character and
appearance of the application property and the wider area; would preserve the character and appearance of
the conservation area and would conserve the landscape and scenic beauty of the AONB.

5.4 The proposed balcony would be installed at first floor level, over the Garden Room extension, on the

rear (north east) elevation of the house. Access to it would be taken from a first floor door opening to be
formed from the enlargement of the existing window located on the rear elevation of the side extension. The
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balceny would enclose the roof space of the single storey extension with a glazed balusirade (no stanchions
or handrails would be required)

5.5 With its design proposed to be minimalist, with a glass balustrade and stainless steel base fixings it is
considered that the proposed balcony would not appear as a dominant or intrusive addition to the house.
Limited views of the balcony would be seen from the front of the property, with views being limited and distant
to the rear. It is considered that the balcony would appear subservient to the cottage and would not harmfully
disrupt the architectural form and design of the already extended cottage.

5.6 The conservation officer has advised that that the net overall change of the balcony addition to the
single storey extension is limited. However even a glass balustrade it unlikely to be as minimal as the
drawings suggest, as it involves fixings, a top rail, stanchions etc, 50 more detail is required to establish its
acceptability. Further to the Conservation Officers comments more information regarding the construction of
the balcony have been provided, although this information is limited it is considered that the final detail can be
requested by way of condition.

57 The impact of the proposed balcony on the Canservation Area and AONB has been carefully
assessed and it is considered that the balcony will have a naturat effect. The balcony by virtue of its simple
design and form, and the use of appropriate malerials is also considered not to have an overbearing impact
on the character or appearance of the dwelling. The proposals are therefore considered to be in accordance
with the NPPF and Policies HOUS and HENZ of the Local Plan.

Impact on neighbouring living conditions

5.8 Taking the proximity of the neighbouring properties into account it is considered that the garden room
extension is sited such that it would not give rise to any overlooking to habitable rooms of nearby properties.
It is also considered that the size, form and positioning of the proposal in relation to the adjacent properties
would not give rise to any loss of light or outlook.

59 The neighbouring residents to the south east {Orchard Cottage) & North West (Pear Tree Cottage
{Buckland Manor Cottage)) and The Old Stables along with the Parish Council have objected on the grounds
that the development would adversely affect the neighbour's residential amenity, specifically the loss of
privacy (overlooking).

5.10 Balconies can cause significant overlooking issues into private rear garden areas, most commonly
considered to be the sitting out areas (such as patios). The balcony would not protrude beyond the existing
rear wall of the rear extension and the view into the private rear garden area would be limited due to the angle
of the view and the intervening existing wall of the rear extension. It is acknowledged that overlooking into the
rear garden space of Pear Tree Cottage/Buckland Cottage is inevitable, due to the layout of the garden areas
(An area of Pear Tree Cottage/Buckland Manor Cottage's garden is set behind the Garden of Sycamore
Cottage), however it is considered that there is an existing element of overlooking into this area of the
neighbours garden created by the window on the elevation of the rear extension. There is also a separation of
approximately 17 metres between the halcony and rear area of the neighbouring dwelling. An existing
outbuilding and planting also provide a level of screening. It is therefore judged that although there would be
an element of overlooking into the rear garden of Pear Tree Cottage/Buckland Manor Cottage, this would not
be sufficient to cause undue harm to the residential amenity of neighbouring property in line with Policy HOUS
of the Lacal Plan.

511 Interms of Orchard Collage, at its nearest point, the balcony would be approximately 20 metres fromn
the boundary and the cottage itself is located approximately 11 metres (at its nearest point} from the
boundary. The boundary between the two properties comprises of a mature hedge with trees located along
the boundary line within the residential curtilage of Orchard Cottage. Due to the position of the proposed
balcony oblique glimpses could be afforded towards the property on the north western elevation, however, it
is considered that there is an acceptable distance between the proposed develapment and Orchard Cottage
and that any views from the balcony would not directly affect the private rear garden of this property. An
element of the Balcony would face the windows on the side elevation of Orchard Cottage; however, it is
considered that there is an existing element of overlooking already created by the window on the side
elevation of the rear extension. Taking into account the intervening distance, existing overlooking and level of
screening already in place it is not therefore considered that overlooking towards Orchard Cottage would be
50 significant to cause undue harm to the residential amenity of this property. Therefore the proposal is
considered to comply with Palicy HOUS in this regard.
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512  The proposed balcony cannot be viewed directly from the Old Stable House (located to the North
West of the application site) and it is considered that only oblique glimpses could be afforded into the rear
garden of this property (located approximately 25 metres away). It is therefore considered that the proposal
would not cause undue harm to the residential amenity of this property.

5.13 In conclusion, whilst the proposal would result in an element of overlooking to areas of neighbouring
properties it is not considered that this degree of overlooking would be so significant to warrant refusal in this
case.

Setting of Listed Building

5.14  The Church of St Michael, which is Grade Il listed, is located approximately 50 metres the south of
the site. It is not considered that the setting of this listed building would be significantly harmed, given the
siting and orientation of Sycamore Cottage and its separation to the boundary of the Listed Church.

Other Matters

5.15  Objections have been raised in relation to the potential increase in noise and lighting that the
proposal may create as well as the concerns that if permission is granted a precedent may be set.

516 Interms of increase in noise levels and lighting, it is considered that, due to the nature and form of
the proposed development and the already established residential use of the site that it would not be
reasonable nor justified to control such matters by way of condition. Finally, in relation to the precedent that
may be set each application is required to be assessed on its own merits.

6.0 Conclusion

6.1 It is considered that the proposed single storey garden room extension and balcony is of an
appropriate size, design and materials and would have an acceptable impact upon the appearance of the
Area of Outstanding Natural Beauty and Conservation Area. The impact of the proposal upon neighbouring
properties has been carefully assessed and it is considered that there would not be an undue impact upon
their amenity. For these reasons the proposal is considered to accord with Policies HOUS8 and HENZ of the
Tewkesbury Borough Local Plan to 2011 - March 2006. The application is therefore recommend for Permit
subject to conditions.

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 permitted shall be carried out in accordance with the following:
) Details within the application form received by the Local Planning Authority on 29th January
2016.
o The approved drawing nos. '1521-00' '1521-04' *1521-05 REV A' & '1521-06 REVA received
by the Local Planning Authority on 29th January 2016.
° Details submitled within the email from the agent received by the Local Planning Authority on
1st March 2016.
3 No work shall start until detailed drawings of the elevations of the Balcony at a scale of either 1:20 or

1:50 along with materials and external finishes shall be submitted to and approved in writing by the
Local Planning Authority

4 No work shall start until detailed drawings of the proposed external joinery of the proposed access
door onto the balcony, including elevations and sections have been submitted to and approved in
writing by the Local Planning Authority and the fitted joinery shall be in accordance with the approved
drawings. The elevations shall be at a minimum scale of 1:20 and the sections shall be at a minimum
scale of 1:5 and shall indicate moulding profiles at full size.
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Reasons:

1

Note:

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004,

To ensure that the development is carried out in accordance with the approved plans and in
accordance with policies contained within the Tewkesbury Borough Local Plan to 2011 (March 2006).

To preserve and enhance the character and appearance of the conservation area in which this
development is located in accordance with Policy HEN2 of the Tewkesbury Borough Local Plan to
2011 - March 2006.

To preserve and enhance the character and appearance of the conservation area in which this
development is located in accordance with Policy HEN2 of the Tewkesbury Borough Local Plan to
2011 - March 2006.

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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15/00394/0UT Land to the South of B4077, Toddington 5

Valid 07.04.2015 Outline planning application for the erection of up to 33 dwellings and
associated works with all matters reserved for future consideration with

the exception of access.
Grid Ref 404554 232370
Parish Toddington
Ward Isbourne Edward Ware Homes LTD
C/O Agent

RECOMMENDATION Delegated Permit

Policies and Constraints

NPPF

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies GNL11, HOU4, HOU13, TPT1, EVT2,
EVT3, EVTS, EVTY, LND2, LND4, LND7, RCN1, RCN2, NCN5, NCN6, NCN7

Joint Core Strategy Submission Version November 2014

SPG Affordable Housing

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)

Special Landscape Area

Consultations and Representations
Toddington Parish Council - The Parish objections are summarised as follows:;

- The proposed development is an attempt to bypass normal planning considerations because of the
failure of the Borough Council to establish a five year housing land stock and the fact that the Borough
plan is not yet in place. Consequently almost any land is being offered for development without any
consideration of the impact on the local community.

- This site lies within an area of Special Landscape Value and is bordered by and overlooked by an Area of
Qutstanding Natural Beauty. This development therefore does not satisfy one of the key themes of the
NPPF. ie the need to protect and enhance the natural built environment.

- This urban scale development, if allowed to proceed, will be a large blot in an intensely rural setting,
completely overwhelming the landscape character of the area. It would increase the size of the Newtown
area of Toddington by nearly seventy five percent (75%).

~  The Newtown area was established in the early 1800's as support housing for Toddington Manor. It has
retained its character as the 'nine apostles’ even with the house extensions ever since. As suchiit is the
first row of Cotswold Stone houses that visitors see from the nearest Motorway junction, when coming to
visit the Cotswolds.

- Toddington is not a sustainable location being away from the main towns of Cheltenham (12 miles) and
Gloucester {30miles). There are very few jobs in the area, limited services and poor transport links.

—  This site has a history of flooding from the surface water run-off and the flood risk assessment is
inadequate.

Stanway Parish Council - Object on the basis that:

- The scale of this proposed development on this site within this small settlement will overwhelm it and do
nothing to improve the economic, environmental and social wellbeing of the community.

- At present the nearest amenities e.g. doctors, dentists, are in Winchcombe and these are struggling to
cope with the increase in population resulting from developments already in that town.

- The design and volume of the proposed development is totally out of keeping with all of the surrounding
properties.

Highways Officer - No formal response received at time of writing this report.

Gloucestershire Asset Management and Property Services - No objections subject to providing
contributions towards education and library facilities.
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County Archaeologist - No objections.

Housing Enabling and Strategy Officer - No objections subject to providing the identified quantum and mix
of affordable housing.

Environmental Health - No objection

Lead Local Flood Authority (Gloucestershire County Council - No objection subject to conditions.
Severn Trent Water - No objection subject to conditions.

Natural England - The Councl! is referred to the Natural England standing advice on protected species.

Gloucestershire Constabulary - Recommends that the application is constructed to Secure by Design
Standards.

Cotswolds Conservation Board - Object as the proposed development would have a negative impact on
the setting of the AONB

Urban Design Officer - No objection
Environment Agency - No comments received.

24 Letters of representation has been received. Their comments are summarised as follows:

Object -

- The proposed development is outside the recognised building boundary and would ruin the linear nature of
the village.

- With the number of houses would completely overwhelm the Newtown area.

- The development would not fit in and would destroy the character of the village.

- The proposed development would have a detrimental impact on the SLA and AONB. Including views from
the footpath Network.

- The site is not suitable for sustainable development, due to its location and poor access to services.

- The development would result in the loss of agricultural land.

- The Fiood Risk Assessment is inadequate and the proposal would increase flood risk in the area.

- The existing mains surface and foul drainage infrastructure is at capacity and is inadequate to cope with
the proposed development

- The communications infrastructure is not sufficient to support a major housing development. Broadband
speed is currently very poor in the village, and there is poor mobile phone reception in Newtown.

- The JCS is wrong to identify Toddington as a service village.

- Detrimental impact on ecology would result from the removal of a large part of the northern hedgerow.

- The development is of an inappropriate density.

- The proposal would result in highway safety issues.

- The proposal would be detrimental to the residential amenities of existing residents.

Planning Officers Comments: Mr Ciaran Power

1.0 Introduction

1.1 The application relates to a parcel of land off of the B4077 which is located in the New Town, area of
Toddington (see attached location plan}.

1.2 The site is largely an L-shaped parcel of land which adjoins the B4077 to the north, and the B4632 to the
east. The application site is currently in agricultural use and is bounded by hedgerow on all sides. The site is
located within a Special Landscape Area (SLA) as defined in the Local Plan. The boundary of the Cotswolds
AONB is located directly opposite the application site to the north of the B4077.

1.3 The New Town area of Toddington is defined by largely linear development with relatively low density,
deep residential plols.

2.0 Relevant Planning History
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2.1 An outline Planning application {Application Ref; 14/00748/QUT) relating to the current application site
was refused on 9th December 2014 for the erection of up to 72 dwellings and associated works with all
matters reserved for fulure consideration with the exception of access. The Council refused the application
for the following reasons:

1. Whilst all matters relating to design and layout are reserved for future consideration, the proposal, by
virtue of its form, layout and prominent open location, would be out of keeping with the established linear
settlement pattern and therefore would not reflect the prevalent urban morphology of the area.
Furthermore, the proposal would represent an isolated form of development which would be poorly
connected to the wider settlement and would fail to establish a strong sense of place. The proposal would
therefore not respect the form, character and history of the adjacent area and fail to achieve high quality
and inclusive design contrary to section 7 of the NPPF (Requiring good design).

2. The proposal, by virtue of scale, density and prominent open location, would represent a significant
encroachment into the surrounding rural landscape. The proposal would therefore have a harmful impact
upon the characler and appearance of the landscape within a Special Landscape Area which serves to
protect the foreground setting of the Area of Outstanding Natural Beauty. The proposal therefore conflicts
with Polices LND2 and LND4 of the Tewkesbury Borough Local Plan to 2011 - March 2006 and section
11 of the NPPF (Conserving and enhancing the natural environment).

3. The application does not make adequate provision for on-site or off-site playing pitches with changing
facilities and sports facilities to meet the needs of the proposed community. The application therefore
conflicts with Policy RCN1 of the Tewkesbury Borough Local Plan to 2011 - March 2006 and section 8 of
the NPPF (Promoting healthy communities).

4, The application does not make provision for the delivery of secondary education infrastructure and library
provision and therefore the proposed development is contrary to Policy GNL11 of the Tewkesbury
Borough Local Plan to 2011 - March 2006 and section 8 of the NPPF (Promoting healthy communities).

5. The application does not make provision for improved local public transport, highway improvements and
access for pedestrians and cyclists and therefore conflicts with Policy TPT1 of the Tewkesbury Borough
Local Plan to 2011 - March 2006 and section 4 of the NPPF {Promoting sustainable transport).

6. The application does not provide housing that would be available to households who cannot afford to rent
or buy houses available on the existing housing market. As such the proposed development conflicts with
Policy HOU13 of the Tewkesbury Borough Local Plan to 2011 - March 2006.

2.2 The Council's decision was then appealed and a Public Inquiry was in August 2015 and closed on the 14
August 2015. The appeal was subsequently dismissed on 28th September 2015. The inspector concluded,
"On balance | consider that the negative aspects of this proposal significantly and demonstrably outweigh the
benefits. The proposal is in conflict with the DP, in particular LP Policy LNDZ2. The other material
considerations to which | have been referred do not indicate that planning permission should be granted. For
the reasons discussed above | therefore find that the appeal should be dismissed”.

2.3 Planning permission was refused on 21 April 2015 (application ref 14/00915/0UT) for Outline planning
application for the erection of up to 25 dwellings and associated works with all matters reserved for future
consideration with the exception of access. The site whilst not part of the current application site is located
immediately to the east of the application site on the opposite side of the B4632. The Council's reasons for
refusal were as follows:

1. Whilst all matters relating to design and layout are reserved for future consideration, the proposal, by
virtue of its form, layout and location, would be out of keeping with the established linear settlement
pattern and therefore would not reflect the prevalent urban morphology of the area. The proposal would
therefore not respect the form, character and history of the adjacent area and fail to achieve high quality
and inclusive design contrary to section 7 of the NPPF (Requiring good design) and emerging Policy SD5
of the Submission Joint Core Strategy (November 2014).

2. The proposal, by virtue of scale, density and prominent open location, would represent a significant
encroachment into the surrounding rural landscape. The proposal would therefore have a harmful impact
upon the character and appearance of the landscape within a Special Landscape Area which serves to
protect the foreground setting of the Area of Outstanding Natural Beauty. The proposal therefore conflicts
with Policy LND2 of the Tewkesbury Borough Local Plan to 2011 - March 2006, emerging Palicy SD8 of
the Submission Joint Core Strategy (November 2014} and section 11 of the NPPF (Conserving and
enhancing the natural environment).
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3. The application does not make adequate provision for on-site or off-site playing pitches with changing
facilities and sports facilities to meet the needs of the proposed community. The application therefore
conflicts with Policy RCN1 of the Tewkesbury Borough Local Plan to 2011 - March 2006, INF7 of the
Submission Joint Core Strategy (November 2014) and section 8 of the NPPF (Promoting healthy
communities),

4. The application does not make provision for the delivery of secondary education infrastructure and library
provision and therefore the proposed development is contrary to Policy GNL11 of the Tewkesbury
Borough Local Plan to 2011 - March 2006, INF7 of the Submission Joint Core Strategy (November 2014)
and section 8 of the NPPF (Promoting healthy communities).

5. The application does not provide housing that would be available to households who cannot afford to rent
or buy houses available on the existing housing market. As such the proposed development conflicts with
Palicy HOU13 of the Tewkesbury Borough Local Plan to 2011 - March 2006 and emerging Policies SD13
and INF7 of the Submission Joint Core Strategy (November 2014).

2.4 This application was appealed and dismissed by the Planning Inspectorate on the 8th October 2015. The
appeal inspector concluded, "On balance | consider that the negative aspects of this proposal, particularly the
harm to the character and appearance of the countryside (including the setting of the Cotswold Area of
Quistanding Natural Beauty (AONB)} and the sustainability of the settlement, significantly and demonstrably
outweigh the benefits. The proposal is in conflict with the DP, in particular LP Policy LND2. The other material
considerations, to which | have been referred, including the other appeals, do not indicate that planning
permission should be granted. For the reasons discussed above | therefore find that the appeal should be
dismissed".

3.0 Current Application

3.1 The application has been amended since its original submission and outline planning permission is now
sought for the erection of up to 33 dwellings (Previously 39) with associated infrastructure. The application
seeks to determine access at this stage; however, appearance, landscaping, layout and scale are reserved
for future consideration. Whilst the above matters are reserved, the applicant has provided an indicative
layout, which indicates the likely characteristics of the proposed development (see indicative layout).

3.2 The applicant also proposes contributions towards education, Green Space and Sport and Recreation
Facilities and Transport as set out in their submitted Draft Heads of Terms.

4.0 The Community Infrastructure Levy Regulations

4.1 The Community Infrastructure Levy (CIL) Regulations allow local authorities to raise funds from
developers undertaking new building projects in their area. Whilst Tewkesbury Borough Council has not yet
developed a levy the Regulations stipulate that, where planning applications are capable of being charged the
levy, they must comply with the tests set out in the CIL regulations. These tests are as follows:

(a) necessary to make the development acceptable in planning terms
(b} directly related to the development; and
{c) fairly and reasonably related in scale and kind to the development.

4.2 As a result of these regulations, local authorities and applicants need to ensure that planning obligations
are genuinely 'necessary’ and 'directly related to the development'. As such, the Regulations restrict local
authorities’ ability to use Section 106 Agreements to fund generic infrastructure projects, unless the above
tests are met. Where planning obligations do not meet the above tests, it is 'unlawful’ for those obligations to
be taken into account when determining an application. The need for planning obligations is set out in
relevant sections of the report.

4.3 The CIL regulations also provide that as from 6 April 2015, no more contributions may be collected in
respect of an infrastructure project or a type of infrastructure through a section 106 agreement, if five or more
obligations for that project or type of infrastructure have already been entered into since 6 April 2010, and it is
a type of infrastructure that is capable of being funded by the levy.

5.0 Principle of Development

The Development Plan
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5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined
in accordance with the development plan unless material considerations indicate otherwise. Section 70 (2) of
the Town and Country Planning Act 1990 provides that the local planning authority shall have regard to the
provisions of the development plan, so far as material to the application, and to any other material
considerations. The development plan comprises the saved polices of the Tewkesbury Borough Local Plan to
2011 - March 20086.

Tewkesbury Borough Local Plan to 2011 - March 2006

5.2 The application site lies outside of a recognised settlement boundary as defined by the Tewkesbury
Borough Local Plan to 2011 - March 2006. Consequently, the application is subject to policy HOU4 which
states that new residential development will only be permitted where such dwellings are essential to the
efficient operation of agriculture or forestry or the provision of affordable housing. 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 restricling 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.

5.3 Other relevant local plan policies are set out in the appropriate sections of this report.
Emerging Development Plan

5.4 The emerging development plan will comprise the Joint Core Strategy (JCS), Tewkesbury Borough Plan
and any adopted neighbourhood plans. These are all currently at varying stages of development.

5.5 The submission version of the Joint Core Strategy (November 2014) is the latest version of the document
and sets out the preferred sirategy over the period of 2011-2031. This document, inter alia, sets out the
preferred strategy to help meet the identified level of need. Policy SP2 of the Pre-Submission JCS sets out
the overall level of development and approach to its distribution,

5.6 Within the rural areas of Tewkesbury Borough, 2,740 dwellings are proposed to be delivered in the plan
period to 2031. Approximately two thirds of this rural development has already been committed through
planning permissions already granted. The remainder of this requirement will be allocated at rural service
centres and service villages through the Tewkesbury Borough Plan and neighbourhood plans. Toddington
(including Newtown) is identified as a Service Village in the emerging JCS.

5.7 Paragraph 216 of the NPPF sets out that decision-takers may give weight to relevant policies in emerging
plans according to:

- the stage of preparation of the emerging plan (the more advanced the preparation, the greater the weight
that may be given);

- the extent to which there are unresolved objections to relevant policies (the less significant the unresolved
objections, the grealer the weight that may be given); and

- the degree of consistency of the relevant policies in the emerging plan to the policies in the NPPF (the
closer the policies in the emerging plan to the policies in the NPPF, the greater the weight that may be
given).

5.8 On 20 November 2014 the JCS was submitted for examination and the examination hearings
commenced in May 2015 and are still on-going. Having been submitted the JCS has therefore reached a
further advanced stage, but it is not yet formally part of the development plan for the area and the weight that
can be attached to each of its policies will be subject to the criteria set out above, including the extent to
which there are unresolved objections. In respect of the distribution of housing (Policy SP2) there are
significant objections to this policy and therefore the current weight which can be afforded will be limited.

National Policy/Guidance

5.9 The National Planning Policy Framework (NPPF) sets out the Government's planning policies for England
and how these are expected to be applied. The NPPF also sets out a presumption in favour of sustainable
development and states that development proposals that accord with the development plan should be
approved without delay. The NPPF goes on to say that where the development plan is absent, silent or
relevant policies are out of date, permission should be granted unless any adverse impacts of doing so would
significantly and demaonstrably outweigh the benefits, when assessed against the polices in the Framewaork
taken as a whole; or where specific policies in the Framework indicate development should be restricted. In
this case, there are no specific polices which indicate that development should be restricted.
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5.10 The NPPF requires applications to be considered in the context of sustainable development and sels out
that there are three dimensions to sustainable development: economic, social and environmental. In
essence, the economic role should contribute to building a strong, responsive and competitive economy; the
social role should support strong, vibrant and healthy communities; and the environmental role should
contribute to protecting and enhancing the natural, built and historic environment. These roles should not be
undertaken in isolation, because they are mutually dependant.

5.11 The NPPF is supplemented by the Government's Planning Practice Guidance. Of relevance to this case
is the section on rural housing which states that it is important to recognise the particular issues facing rural
areas in terms of housing supply and affordability, and the role of housing in supporting the broader
sustainability of villages and smaller settlements. It follows that a thriving rural community in a living, working
countryside depends, in part, on retaining local services and community facilities such as schools, local
shops, cultural venues, public houses and places of worship. Rural housing is essential to ensure viable use
of these local facilities.

5-Year Housing Land Supply and the implications of the NPPF

5.12 The NPPF requires local planning authorities to demonstrate an up-to-date five year supply of
deliverable housing sites. Where there has been a persistent under-delivery of housing, a 20% buffer is
applied, effectively making the requirement a six year supply. Where local authorities cannot demonstrate a
five year supply of deliverable housing sites, paragraph 49 of the NPPF sets out that housing policies
contained within development plans should not be considered up-to-date.

5.13 The Council cannot currently demonstrate a five year supply of deliverable housing sites and on that
basis, the Council's relevant policies for the supply of housing are out-of-date. In accordance with paragraph
14 of the NPPF, the presumption in favour of sustainable development therefore applies and permission
should be granted unless there are any adverse impacts of doing so which would significantly and
demonstrably outweigh the benefits when assessed against the NPPF as a whole.

6.0 Landscape and Visual Impact

6.1 One of the core planning principles of the NPPF sets out that the planning system should recognise the
infrinsic character and beauty of the countryside. Section 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 LND2 of the Local Plan states that special attention will be accorded to the protection and
enhancement of the Special Landscape Area and that proposals must demonstrate that they do not
adversely affect the environment, its visual attractiveness, wildlife or ecology or detract from the quiet
enjoyment of the countryside. The reasoned justification to Policy LND2 explains that the identification of the
Special Landscape Area aims to protect the foreground setting of the Area of Outstanding Natural Beauty
(AONB) where the topography of the area is a continuation of the AONB and/or where the vegetation
associated features are characteristic of the AONB. The Special Landscape Area is of a high landscape
quality that is worthy of protection in its own right, but it also protects the setting of the nationally designated
AONB. It is considered that policy LND2 is consistent with the NPPF and should be afforded considerable
weight.

6.2 The site and village lie on very gently sloping fand to the east of the river, which runs through the older
part of Toddington. The western margin of the site lies just below 74m AOD and the eastern margin rises to
just over 82m AQD.

6.3 The application has been accompanied with an LVIA which observes that although the site lies within a
SLA, its character is influenced by the overlooking residential edge of Toddington New Town, the B4077 and
B4632 abutting its northern and western boundaries, respectively, and the presence of the two sets of
overhead power lines (on poles). The LVIA considers the sites overall sensitivity lo residential development
as 'medium’.

6.4 The LVIA acknowledges that the site is visible from local viewpoints and may also be identified in a few
longer distance views from elevated viewpoints within the surrounding SLA and AONB. The LVIA also
accepts that there will be a residual effect {i.e. 15 Years after Planting) of ‘'moderate’ importance on local
Viewpoint 2 that directly overlooks the site from the B4077, where the existing view of agricultural land is
replaced by that of housing. This impact on this view point is an inevitable consequence of developing any
part of the application site and the scheme has been amended to incorporate views though the development,
a tapered edge offering clear open viewpoint across the POS and a rhythm of development which relates well
to the existing dwellings on the northern side of the B4077.
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6.5 The LVIA also considered that there will be no residual effects of notable importance on the few medium
distance views {0.5-2km distance) from the surrounding SLA, or few elevated, longer distance viewpoints
within the Cotswolds AONB. Whilst the proposed development would be visible in local views and from
elevated views in the SLA and AONB the development would be seen in the context of the existing
development within Toddinglon New Town and from distant views only forms a very small component of the
view. lts form with gardens between blocks of development would also assist in integrating the development
and affiliating it within the existing landscape.

6.6 In dismissing the previous appeal on the site the Inspector concluded in relation to landscape harm, that:
"The introduction of 72 dwellings onto this site, or even a lower number, in the manner illusirated on the
notional layout, would introduce an environment typical of many suburban housing developments that have
occurred in Britain over the past fifty years. It would appear as a tolally alien feature in this rural landscape.
Such a size of development would be inappropriately scaled, more than doubling the size of the settlement
and difficult to screen.

More fundamentally development to this extent could not fail but fo be noticed from the foolpaths within the
AQONB and al the net density suggested in the notional scheme it is doubtful if vegelation could ever
effectively filter the views of the development from the higher vantage points in the way that it screens the
traditional development in this area. | have concerns about the uncharacteristic scale of this development and
the consequent difficulty in satisfactorily assimilating it info the landscape, particularly when viewed from
higher elevations. The proposal before me would therefore adversely affect the character and appearance of
the AONB and fo a lesser extent that of the SLA. By not conserving the landscape and scenic beauty of the
AONB the proposal would be contrary to Paragraph 115 of the Framework, which says that great weight
should be given to their conservation. The proposal in its submitted form would not protect or enhance the
SLA and is therefore contrary to LP Policy LND2."

6.7 The LVIA has been assessed and the general conclusions with regard to the likely effects of the proposed
developments on landscape and visual sensitivity are accepted. The proposal would introduce a significant
number of dwellings onto an undeveloped site which would be visible from local viewpoints as well as
distance viewpoints form the wider area including the SLA and AONB. The current proposal is [ess than half
the previous proposal in terms of dwelling numbers and the extent of built development has similarly been
reduced. The design of the proposal, including the open space to the west of the site and the way that the
dwellings have been arranged to leave gaps between them giving views out to the open countryside beyond,
have sought to address the harm identified by the Council and the Inspector when considering the appeal
proposal. Additional planting is also proposed. The current proposal has gone some way to addressing the
Inspectors concerns, nevertheless the proposals would result in landscape harm, arising from the provision of
housing where there is currently open fields, and this weighs against the development in the planning
balance.

7.0 Design and Layout

7.1 The NPPF sels 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 pecple. The NPPF also provides that the planning system
can play an important role in facilitating social interaction and creating healthy, inclusive communities.

7.2 All matters relating to design and layout are reserved for future consideration. However, the application
has been supported with an indicative layout which illustrates how the site could be developed around the
proposed access {access details are included for consideration at this outline stage) {see attached plan). The
application is also supported with a design and access statement.

7.3 The indicative layout would be served by 4 separate vehicular accesses off of the B4077 each serving 4
individual cul-de-sacs. The northern site boundary which is currently defined by a large hedgerow would be
largely removed and the indicative plan indicates that this would be replaced with low boundary treatments
including hedgerow and boundary walls which are reflective of the boundary treatments on the opposite side
of the B4077. The 9 properties which run adjacent to the northern site boundary (plots 1, 3, 4, 14, 15, 23, 24,
29 and 30) would provide pedestrian accesses onto the B4077 and their principal elevation is shown fronting
onto this road creating active frontage which appears to positively reflect the scale and character of the
existing dwellings on the opposite site of the B4077 as well as the rhythm of development in the street scene.
The cul-de-sac arrangement then would provide vehicular access to parking for these properties as well as
access to dwellings which extend beyond the rear of the northern most properties. The departure from linear
form is uncharacteristic of the current setilement. Within the New Town area of Toddington there are very few



examples of back land development and the strong linear form of the settlement is rarely departed from. The
proposed development consisting of groups of small cul-de-sacs would introduce a form and density of
development which would see a more urban form of development increasing the number of dwellings within
the whole of the Toddington Newtown Area as a whole by approximately a third.

7.4 The applicants have developed a scheme which seeks to positively pick up on the strong character and
sense of place along the B4077 whilst introducing development beyond this. The proposal has also been
arranged in a manner which maintains gardens between blocks of dwellings to maintain spaces between
buildings to preserve some sense of openness reflective of that on the northern side of this part of the B4077.
The proposed scheme as shown on the indicative plan also shows a number of open views through the
development including the area of open space as well as from the accesses into each cul-de-sac off of the
B4077. The scheme is also considered to respond relatively sensitively to the existing settlement by
restricting actual developed area of the site to within the prevalent and typical plot depth of adjacent and
nearby properties. It is accepted that the overall development density is considerably higher than is typical in
the settlement and that the extending of development behind the principle site frontage will create a very
different character to the interface between the settiement and the wider landscape, but the fact that
development is restricted to the prevalent plot depth is considered to contain any wider visual impact of the
development to within what could be considered to be a natural boundary of the settiement.

7.5 Whilst clearly the proposed form of the development would be a departure from the established
settlement pattern the illustrative master plan demonstrates that the applicant has carefully considered the
key features of the settlement and it is considered that if a departure from the linear form is accepted then the
current scheme would deliver the quantum of development required within Toddington in a sympathetic way.
It is also important to note the when considering the appeal on land adjacent {o the application site the
Inspector commented that, ".... / take the view that the introduction of sensitively designed small cul-de-sacs,
even if not a current characteristic of Toddington New Town would be preferable to significant linear
extensions to the seltlement”. The inspector makes an important point that if the numbers are not
accommodaled at sites within the settlement it is likely that Toddington would need expand through
significant linear extensions to the settlement which although would be characteristic of how New Town has
previously evolved would not, in officers opinion, be the most effect solution to integrate development into the
existing settlement, create a scene of place or minimise the settiement sprawling further outwards.

7.6 Whilst the proposals would result in a departure from the linear settlement pattern and would change the
character of the settlement in this part of New Town it is considered that, on balance, the illustrative layout
demonstrates that the quantum of development could be accommadated at the site in an acceptable way.

8.0 Accessibility and Highway Safety

8.1 Section 4 of the NPPF states that 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. 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 altracted to the development should not impair that safety or satisfactory operation of the highway
network and requires satisfactory highway access to be provided.

8.2 Facilities in Toddington, Newtown include a public house, village hall, garden centre, and convenience
store. These facilities are within walking distance of the application site, although other trip destinations such
as supermarkets and main employment centres are outside of standard active travel distances. Nearest bus
stops are within The Chartered Institution of Highways & Transportation (CIHT) recommended walking
distance of the site. There is no footway provision on the south side of the B4077 or the south arm of the
B4632. A footway is available on the north arm of the B4632. There are currently no pedestrian crossing
facilities on the B4077 or at the Newtown Roundabout. Whilst traffic islands at the Newtown Roundabout
could be used to aid pedestrian crossing, no tactile paving or dropped kerbs are available.

8.3 The site is served by a single bus route providing connections with Cheltenham, Broadway and
Winchcombe, although the service frequency is intermittent. Bus stop infrastructure is relatively poor with only
a sheiter provided on the south of the B4077, but without footway.

8.4 The Transport Statement (TS) submitted with the application concludes that the proposed development is

sustainable, has satisfactory access arrangements, and that it can be accommodated without detriment to
the existing safety or operation of the local highway network.
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8.5 In dismissing the previous appeal the Inspector noted that "Although acceptable for a rural setifement, the
provision of facilities and public transport in New Town is far from good. In consequence, a disproportionate
number of its residents are likely to use the private car for many journeys. Development al the appeal site is
less likely to result in modal shifts in favour of public transport than would developments in or adjacent to the
urban areas, or larger setflements...In this particular case, the absence of opportunities to use more
sustainable modes of transport, and the associated implications in terms of increased pollution, constitute an
adverse impact that will need to be weighed in the overall planning balance. Overall | find that the site's
locational disadvantages are significant and that this weighs heavily against the proposal.”

8.6 The Inspectors comments are noted however it is relevant that the current proposal is for a substantially
lower number of dwellings. It must also be stressed that Toddington is a Service Village identified in the
emerging JCS and will be expected to deliver a proportionate number of houses to meet the identified need.
The County Highway Authority have not formally commented on the application as of yet but they considered
the previous application on the site for 74 to be acceptable in highway terms as highway requirements could
be secured through the imposition of conditions or, where necessary, secured through a Section 106
Agreement. It is anticipated that the proposal would be acceptable in highway terms however an update will
be provided prior to Committee.

9.0 Affordable Housing

8.1 Local Plan Policy HOU13 provides that the Council will seek to negotiate with developers to provide
affordable housing. Furthermore, Affordable Housing Supplementary Planning Guidance (SPG) was adopted
by the Council in August 2005. The purpose of the SPG is to assist the implementation of affordable housing
policies contained within the Local Plan and it is a material consideration in the determination of planning
applications.

9.2 The application proposes that 35% of the dwellings would be affordable. However, no information was
provided in terms of the proposed mix and tenure. Following consultation with the Housing Enabling and
Strategy Officer it is recommended that the affordable housing should comprise 2 affordable rent one bed
dwellings, 6 two bed houses(2 affordable rents and 4 shared ownership) and 4 three bed housing (2
affordable rents and 2 shared ownership}.

9.3 The applicant has not confirmed that the proposed affordable housing mix put forward by the Enabling
and Strategy Officer is acceptable to them. However the details of the tenure can be secured through S106
negotiations should members be minded to grant planning permission.

10.0 Open Space, Outdoor Recreation and Sports Facilities

10.1 The NPPF sets out that the planning system can play an important role in facilitating social interaction
and creating healthy, inclusive communities. Access to high quality open spaces and opportunities for sport
and recreation can make an important contribution to the health and well-being of communities. Furthermore,
saved policy RCN1 of the Local Plan requires the provision of easily accessible outdoor playing space at a
standard of 2.43ha per 1000 population.

10.2 Based on the Council's playing pitch policy 0.07ha of playing pitches should be provided either on or off
site, or the equivalent financial contribution for existing provision, plus changing provision.

10.3 However, in this circumstance Toddington Parish Council has requested funds for playing provision are
directed towards tennis courts located at the village hall. This tennis court could also be built in such a way as
to be jointly used as a MUGA, to provide an additional facility for teenagers, something else that the parish
council has identified as a need for.

10.4 The Community and Economic Development Team have advised that the required offsite contribution
for playing pitches/changing facilities, based on Sport England figures, would amount to £31,689. In terms of
the provision of sports facilities based on the Sport England sports facility calculator the following
contributions are sought:

- £13,445 contribution for nearest public swimming pool, Tewkesbury Leisure Centre.

- £17,336 contribution for nearest sports hall, Toddington Village Hall fowards improvements.
- £2,103 confribution for nearest astroturf, Winchcombe Schoal.
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10.5 Local Plan Policy RCN1 also requires that for residential development of 10 dwellings or more, provision
of outdoor playing space will be expected to be made in accordance with this standard to cater for the needs
of future residents. Provision of open space may be either on site or via a commuted sum, to be paid to the
borough council, for upgrading existing facilities. The LEAP would need to designed in line with the borough
council specifications. A circular walk on the site should be provided.

10.6 In terms of the balance of open space required; it is considered that there would be adequale space
within the site to provide this space.

10.7 Further, based on a calculation using the Gloucestershire Infrastructure Delivery Plan assessment
formula, £15,005 is required for community buildings to be used for Toddington Village Hall.

10.8 The applicants have nol confirmed they are agreeable in principle to the contributions set out above.
However if agreement were reached this could be secured through a section 106 legal agreement.

11.0 Education and Library Provision

11.1 The NPPF states that the Government attaches great importance to ensuring that a sufficient choice of
school places is available to meet the needs of existing and new communities. Local Plan Policy GNL11
highlights that permission will not be provided for development unless the infrastructure and public services
necessary to enable the development to take place are either available or can be provided.

11.2 With regards to education, following consultation with Gloucestershire County Council, it is advised that
the proposed development would generate demand 4.95 secondary school places at a cost of £93,298. The
money would be uses towards capital works to extend, remodel upgrade and improved the capacity and
sustainability of Winchcombe School (Secondary).

11.3 Gloucestershire County Council has also identified a need for contributions towards public libraries.
Based on the scale of the proposal and the requirements necessary to serve the new population, there is a
requirement to provide an exlension to the local service to meet the new demand and maintain the welfare of
any new community. In order to meet this requirement, a contribution of £6,468 is sought.

11.4 The applicants are agreeable in principle to the contributions towards education as set out in the
submitted draft Heads of Terms, however contributions towards library provision is not included within the
document.

12.0 Flood Risk and Drainage

12.1 The NPPF aims to direct development away from areas at highest risk. Development itself should be
safe and should not increase flood risk elsewhere, Policy EVTS reflects this advice and Policy EVT9 of the
Local Plan requires that development proposals demonstrate provision for the attenuation and treatment of
surface water run-off in accordance with sustainable drainage systems (SuDS) criteria. The adopted Flood
and Water Management Supplementary Planning Document has the following key objectives: to ensure that
new development does not increase the risk of flooding either on a site or cumulatively elsewhere and to
seek betterment, where possible; to require the inclusion of Sustainable Drainage Systems (SuDS) within
new developments, which mimic natural drainage as closely as possible (e.g. permeable paving, planted
roofs, filter drains, swales and ponds) and provision for their long-term maintenance, in order to mitigate the
risk of flooding; to ensure that development incorporates appropriate water management techniques that
maintain existing hydrological conditions and avoid adverse effects upon the natural water cycle and to
encourage on-site storage capacity for surface water attenuation for storm events up to the 1% probability
event {1 in 100 years) including allowance for climate change.

12.2 The proposed development is in Flood Zone 1. In line with the NPPF; in this zone the authority would
seek evidence that the overall level of flood risk in the area and beyond is reduced and water quality
improved, through the layout and form of the development and the appropriate application of sustainable
drainage systems (designed to control surface water run off close to where it falls and mimic natural drainage
as closely as possible).

12.3 The Lead Local Flood Authority(LLFA) have been consulted and have commented that the proposed
drainage scheme would discharge at the site's QBar (1 in 2.3 year event) run off rate from the pond for all
events up to and including the 1 in 100 year event, this would provide betterment to the catchment of the
River Isbourne. The pond has not been designed to absorb or infiltrate the site's runoff, rather it would
discharge at a controlled rate (QBar) in to the watercourse to the south of the site. This is in line with best
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practice and above the requirements of national standards. The LLFA are satisfied with the general proposal
based upon the evidence provided and raise no objection to the proposal subject to the imposition of an
appropriately worded planning condition requiring detailed design for surface water drainage.

12.4 It is intended to manage the foul sewage by connection to mains sewer and Severn Trent Waler raise
no objection this these proposals subject to a condition requiring full details of foul and surface waler
drainage.

12.5 The comments of the local community and Parish Council in respect of flood risk and drainage are
noted, however, having regard to the above it is considered that drainage matters could be dealt with by the
imposition of appropriate worded planning conditions.

13.0 Ecology and Nature Conservation

13.1 The NPPF sets out, inter alia, that when determining planning applications, local planning authorities
should aim to conserve and enhance biodiversity by encouraging opportunities to incorporate biodiversity in
and around developments. Furthermaore, planning permission should be refused for development resulting in
the loss of deterioration of irreplaceable habitats. Local Plan Policy NCN5 seeks to protect and enhance
biodiversity in considering development proposals.

13.2 The application is supported by an Ecological Survey which assesses the ecological impact of the
proposed development. The application is also supported by a Bat Survey and Reptile Report. The site itself
is not subject to any statutory or local designation relating to matters of ecology. The Ecological Survey notes
records of protected and notable species within 1km of the site. In addition to this, records of bat species and
roosts were obtained within 4km of the site.

13.3 In terms of habitats, the Ecological Survey concludes that there is a species rich hedgerow along the site
boundaries. The hedgerows on site will largely remain intact however the northern hedgerow (H4) will be
removed and reinstated with a mixed evergreen hedge. The replanting would be situated directly behind the
existing hedgerow. To compensate for the loss of biodiversity value of H4 a new hedge along the southern
edge of the site shall incorporate the large existing oak and be enhanced for wildlife by including other native
broadleaved species. The development would also result in the loss of approximately 4ha of agricultural land
with limited ecological value. The site is located in an agricultural landscape, surrounded by similarly
managed fields and therefore this loss is not considered to be significant.

13.4 The submitted Reptile Survey identifies a low population of grass snakes with the wider area, including
the site, likely to provide a range of habitats suitable for grass snakes. Avoidance, mitigation and
compensation measures have been proposed to ensure that these adverse impacts are reduced and avoided
as far as possible. The submitted reptile survey concludes that should the recommendations be successfully
implemented, the favourable conservation status of grass snakes can be maintained both within the local
area and on the site.

13.5 The proposed development could result in adverse impacts upon bats currently using the site for
foraging and commuting as well as the habitats of a low grass snake population. Avoidance strategies and
mitigation/compensation measures have been proposed with the aim of reducing these adverse impacts
where possible.

13.6 Having regard to the above, appropriate survey work has been carried out in accordance with the
recommendations contained within the submitted Ecological Survey and suitable mitigation is proposed.
Therefare subject to the imposition of an appropriately worded condition requiring mitigation and
compensatory measures in accordance with the recommendations of the submitted surveys the development
would accord with Palicy NCN7 of the Local Plan and the aims and objectives of the NPPF.

14.0 Archaeology and Cultural Heritage

14.1 The NPPF sets out that great weight should be given to the conservation of heritage assets. The more
important the asset, the greater the weight should be. Significance can be harmed or lost through alteration
or destruction of the heritage asset or development within its setting. Paragraph 135 of the NPPF states that
the effect of an application on the significance of a non-designated heritage asset should be taken into
account when determining the application. In weighing applications that affect directly or indirectly non
designated heritage assets, a balanced judgement will be required having regard to the scale of harm or loss
and the significance of the heritage asset.
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14.2 The application has been submitted with an Archaeological Assessment. This assessment concluded
that a geophysical survey of the application site was required to be carried out. The geophysical survey of the
application site was carried in June 2014. However, this did not identify any significant buried archaeological
remains. Following completion of the geophysical survey a programme of trial trenching was also carried out.
This also concluded that no features of archaeological significance are present.

14.3 With regards to archaeoclogy, the County Archaeologist advises that there is low potential for the
application site to contain archaeological remains of any significance. Consequently, no further
archaeological investigation or recording is required.

15.0 Other Matters

15.1 Concern has been raised by local residents regarding the scale of development proposed and the
impact that this would have on the social wellbeing of the existing New Town area.

15.2 The concept of wellbeing and "community cohesion” is difficult to define and measure in relation to
planning proposals and is not a concept recognised in Development Plan policies. Nevertheless, it will always
take time for a community to adapt to a new development. Any proposal that would be disproportionate to
the size and function of a settlement could lead to tensions between the existing residents and the occupiers
of the new homes, resulting from the increased pressure on local services or facilities, or resentment that a
long established rural idyll may be affected.

15.3 Whilst JCS policy SP2 can only be afforded limited weight at this stage, it does state that development in
Tewkesbury Borough will be met, inter alia, through smaller scale development meeting local needs, and that
development in Rural Service Centres and Service Villages will be proportional to their size and function and
also reflect their proximity and accessibility to Cheltenham and Gloucester. Formal expansion plans for each
of the Rural Service Centres and Service Villages will be determined through the Borough Plan.

15.4 For the purposes of the JCS Newtown is combined with Toddington as a single settlement as the
functionality and reliance on services is interlinked as well as the close geographical relationship. There are
currently 202 (approximately) dwellings in Toddington (including Newtown). The addition of the proposed 33
would increase this to 235 which is an increase of just over 16%.

15.5 It is not clear at this stage what number of new homes will be required in Toddington through the
Borough Plan process. Whilst a 16 percent increase in Toddington's housing stock is not being
underestimated, it is not considered that such a proportionate increase would result in the existing community
being 'overwhelmed' in any way. Further, no specific evidence has been put forward to demonstrate how
such an increase would have a significant and demonstrable adverse impact on the existing community.

16.0 Overall Balancing Exercise and Conclusions

16.1 Paragraph 14 of the NPPF states that development proposals that accord with the development plan
should be approved without delay. Where the development plan is absent, silent or relevant policies are out
of date, permission should be granted unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the polices in the Framework taken as a whole,
or where specific policies in the Framework indicate development should be restricted. As set out previously,
the Council's relevant policies for the supply of housing are not considered up-to-date given that the council
cannot demonstrate a five-year supply of deliverable housing sites.

16.2 In terms of the need for the development, the proposal would meet the Government's stated intention of
boosting the supply of housing and contribute towards addressing the Council's current five year housing land
supply shortfall. The development would also provide much needed affordable housing and would provide
direct and indirect contributions towards economic growth, including to the local economy. These are all
positive benefits which weigh significantly in favour of the proposal.

16.3 The proposed development would not be at an unacceptable risk of flooding and would not exacerbate
flooding problems.

16.4 In terms of highway considerations, Toddington is considered to have generally good access to both
primary and secondary services and, subject to improvements, would have a reasonable public transport link
to the surrounding areas. The development would have a safe and suitable access and the cumulative
residual impact on the surrounding highway network would not be severe subject to securing a package of
appropriate mitigation measures.
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16.5 Whilst all matters relating to design and layout are reserved, the form of the development would be a
clear departure from the established linear settlement pattern. However the illustrative master plan carefully
incorporates key features of the settlement and it is considered that the proposed departure from the linear
form would deliver the quantumn of development proposed in a sympathetic way.

16.6 With regards to the impact on the landscape, the proposed development would introduce a significant
number of dwellings onto an undeveloped site which would be visible from local viewpoints as well as
distance viewpoints form the wider area including the SLA and AONB. The current proposal has gone some
way to addressing the Inspector's concerns, nevertheless the proposals would result in landscape harm,
arising from the provision of housing where there is currently open fields, and this weighs against the
development in the planning balance.

16.7 In terms of biodiversity, the applicant has demonstrated that the impact upon protected species would
be acceptable or alternatively could be appropriately mitigated.

16.8 It is also concluded that the introduction of a further up to 33 houses in Toddington (including Newtown)
would not have an unduly adverse impact on the social and cultural wellbeing of the local community.

16.9 In weighing up the planning balance, it is considered that the benefits identified above outweigh the
identified harms and as such the proposal is considered to represent sustainable development in the context
of the NPPF. The proposal is therefore recommended for DELEGATED to the Development Manager
subject to the signing of a section 106 legal agreement to secure the following heads of terms:

- Affordable dwellings - 35%

- Offsite Playing Pitch Provision including Changing rooms - £31,689

- £32884 towards public swimming pool, sports hall and astroturf.

- £15,005 is required for community buildings to be used for Toddington Village Hall.
- Education (Winchcombe School)- £93,298

- Libraries contribution - £6,468

- Waste and recycling contribution - £73 per dwelling

- Dog Bins and Dog fouling signs: £350 (1 bin); £200 (4 signs)

RECOMMENDATION Delegated Permit

Conditions:

1 Details of the appearance, landscaping, |ayout, and scale, (hereinafter called "the reserved matters")
shall be submitted to and approved in writing by the local planning authority before any development
begins and the development shall be carried out as approved.

2 The application for the approval of the reserved matters shall be made to the local planning authority
before the expiration of 3 years from the date of this permission.

3 The development hereby permitted shall be begun before the expiration of 2 years from the date of
approval of the {ast of the reserved matters to be approved.

4 Applications for the approval of the reserved matters shall be in accordance with the principles and
parameters described in the approved design and access statement. Any reserved matter application
shall include a statement providing an explanation as to how the design of the development responds
to the Site Layout Proposals Plan.

5 No development shall take place until details of existing and proposed ground levels and ground floor
slab levels of the buildings relative to Ordnance Datum Newlyn have been submitted to and approved
in writing by the local planning authority. The development shall be carried out in accordance with the
approved details.

6 Development shall not take place until the detailed design for surface water drainage has been
submitted to and approved in writing by the Local Planning Authority, incorporating betterment as
stated in the applicants Flood Risk Assessment and subsequent correspondence dated 8th May
2015. The scheme shall subsequently be completed in accordance with the approved details before
the development is first brought into usefoccupied.
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10

11

12

13

14

15

No development shall take place until details, which show how the existing trees and hedgerows that
are to be retained will be protected during the course of construction, have been submitted to and
approved in writing by the local planning authority. The details shall accord with BS 5837: Trees in
Relation to Construction. All approved tree and hedge protection measures shall be in place prior to
the commencement of construction and shall be retained thereafter until construction has been
completed.

The reserved matters submitied pursuant to condition 1 shall be accompanied by full details of both
hard and soft landscape proposals. These details shall include, as appropriate:

(i} Proposed finished levels or contours;

(it) Positions, design, materials and type of boundary treatment to be erected;
(iii) Hard surfacing materials;

(iv) The equipment and surfacing for the open space; and

Soft landscape details shall include:

a. Planting plans including positions for all tree, hedge and shrub planting;

b. Written specifications (including cullivation and other operations associated with plant and grass
establishment);

c¢. Schedules of plants, noting species, planting sizes and densities; and

d. Implementation timetables including time of planting.

If within a period of five years from the date of the pfanting of any tree that tree, or any tree planted in
replacement for it, is removed, uprooted or destroyed or dies, or becomes, in the opinion of the Local
Planning Authority, seriously damaged or defective, another tree of the same species and size as
that originally planted shall be planted at the same place.

No external lighting shall be erected on any part of the site until a scheme has been implemented in
accordance with details that have been submitted to and approved in writing by the local planning
autharity. Artificial lighting to the development must conform to requirements to meet the Obtrusive
Light Limitations for Exterior Lighting Installations for Environmental Zone - E2 contained within Table
1 of the Institute of Light Engineers Guidance Notes for the Reduction of Obtrusive Lighting, GNO1,
dated 2005.

Unless otherwise agreed in writing by the Local Planning Authority, the development hereby
permitted shall be implemented strictly in accordance with the recommendations and regquirements of
the Ecological Survey Report, Bat Survey and Reptile Report all dated March 2015.

No development shall take place until a biodiversity enhancement scheme has been implemented on
the site in accordance with a scheme that shall have first been submitted to and approved in writing
by the local planning authority. The approved measures shall be maintained and managed thereafter.

No development shall take place, until a Construction Method Statement has been submitied to, and
approved in writing by, the local planning authority. The approved Statement shall be adhered to
throughout the construction period. The Statement shall provide for:

i. specify the type and number of vehicles

ii. the parking of vehicles of site operatives and visitors

ii. loading and unloading of plant and materials

iv. storage of plant and materials used in constructing the development

V. the erection and maintenance of security hoarding including decorative displays and facilities
for public viewing, where appropriate

vi. wheel washing facilities

vii. measures fo control the emission of dust and dirt during construction

The car parking, vehicular loading and turning, and cycle parking arrangements agreed as part of the
Reserved Matters application shall be provided prior to accupation of the dwelling to which they relate
and shall be maintained thereafter.

No works shall commence on site until details of appropriate pedestrian improvement works and bus
stop relocation have been submitted to and approved in writing by the Local Planning Autherity, no
dwelling shall be occupied until the approved works have been completed, the works shall be
maintained as such thereafter unless and until adopted as highway maintainable at public expense.
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16

17

18

19

20

No building on the development shall be occupied until the carriageway(s) (including surface water
drainage/disposal, vehicular turning head(s) and street lighting) providing access from the nearest
public highway to that dwelling have been completed to at least binder course level and the
footway(s) to surface course level.

No development shall be commenced until details of the proposed arrangements for future
management and maintenance of the proposed streets within the development have been submitted
to and approved in writing by the local planning authority. The streets shall thereafter be maintained
in accordance with the approved management and maintenance details until such time as either a
dedication agreement has been entered into or a private management and maintenance company
has been established.

Prior to the use of each site access the first 10m of that access road, including the junction with the
existing public road and associated visibility splays, shall be completed to at least binder course level.

No development shall commence on site until 2 scheme has been submitted to, and agreed in writing
by the Council, for the provision of fire hydrants (served by mains water supply) and no dwelling shall
be occupied until the hydrant serving that property has been provided to the satisfaction of the
Council.

The vehicular accesses hereby permitted shall not be brought inlo use until the existing roadside
frontage boundaries have been set back to provide visibility splays in accordance with drawing Fig
3.1 of the Transport Statement dated 30.03.15. The area between those splays and the carriageway
shall be reduced in level and thereafter maintained so as to provide clear visibility between 1.05m
and 2.0m at the X point and between 0.26m and 2.0m at the Y point above the adjacent carriageway
level.

Reasons:

1

10

The application is in outline only and the reserved matters referred to in the foregoing condition will
require further consideration.

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004,

To ensure the development is carried out in accordance with the agreed principles and parameters
and to ensure that the new development will be visually attractive in the interests of good design and
amenity.

To ensure that the development integrates harmoniously with its surroundings and does not
adversely impact upon existing residential properties in accordance with the NPPF and Policy LND2
of the Tewkesbury Borough Local Plan - March 2006.

To ensure that the development is provided with a satisfactory means of drainage, as well as
reducing the risk of flooding both on the site itself and the surrounding area, and to minimise the risk
of pollution, all in accordance with the saved policies and NPPF guidance.

To protect the retained trees and hedgerow from damage during construction and in recognition of
the contribution which the retained tree(s) give(s) and will continue to give to the amenity of the area.

Reason: To ensure that the new development will be visually attractive in the interests of amenity in
accordance with Policy LND7 of the Tewkesbury Borough Local Plan to 2011 - March 20086.

To ensure that the new development will be visually attractive in the interests of amenity in
accordance with Policy LND7 of the Tewkesbury Borough Local Plan to 2011 - March 2006.

To protect the amenities of nearby residential property and in the interests of visual amenity in

accordance with Policies LND2 and EVT2 of the Tewkesbury Borough Lecal Plan to 2011 - March
2006.
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11

12

13

14
15

16

17

18

19

20

Note:

To ensure proper provision is made to safeguard protected species and their habitats, in accordance
with the guidance set out in the NFPF and Policy NCNS of the Tewkesbury Borough Local Plan to
2011 - March 2006.

To ensure proper provision is made to safeguard protected species and their habitats, in accordance
with the guidance set out in the NPPF and Policy NCNS5 of the Tewkesbury Borough Local Plan to
2011 - March 2006.

To reduce the potential impact on the public highway and accommodate the efficient delivery of
goods and supplies in accordance paragraph 35 of the National Planning Policy Framework.

To reduce potential highway impact, in accordance with paragraph 32 and 35 of The Framework.
To reduce potential highway impact, in accardance with paragraph 32 of The Framework.

To minimise hazards and inconvenience for users of the development by ensuring that there is a
safe, suitable and secure means of access for all people that minimises the confiict between traffic
and cyclists and pedestrians in accordance with the National Planning Policy Framework.

To ensure that safe, suitable and secure access is achieved and maintained for all people that
minimises the conflict between traffic and cyclists and pedestrians in accordance with the National
Planning Policy Framework and to establish and maintain a strong sense of place to create attractive
and comfortable places to live, work and visit as required by paragraph 58 of the Framework.

To minimise hazards and inconvenience for users of the development by ensuring that there is a
safe, suitable and secure means of access for all people that minimises the conflict between traffic
and cyclists and pedestrians in accordance with the National Planning Policy Framework.

To ensure adequate water infrastructure provision is made on site for the local fire service to tackle
any property fire.

To reduce potential highway impact by ensuring that adequate visibility is provided and maintained
and to ensure that a safe, suitable and secure means of access for all people that minimises the
conflict between traffic and cyclists and pedestrians is provided in accordance with the National
Planning Policy Framework.

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating to improve the
design principles.
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15/00865/FUL Land at Berrow Farm, Wickridge Street, Ashleworth 6

Valid 24.08.2015 Installation of two no. biomass boilers on a concrete pad and the change
of use of the grain store and mill house for use in association with
commercial wood chip drying.

Grid Ref 381000 227000

Parish Ashleworth
Ward Highnam With Haw Chamberlayne Farms Limited
Bridge Maisemore Court Farm

Maisemore
RECOMMENDATION Minded to Permit
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - Policies AGR4, EVT1, EVT3, EVT4, LND4, TPT1

Flood and Water Management SPD

Joint Core Strategy Submission Version November 2014 - Policies SD1, SD2, SD7, INF1, INF2, INF6
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

Ashleworth Parish Council - Significant reservations about the proposed development and unzable to
support the application until the following issues have been addressed:

1. Noise levels of the new equipment are a great concern to local residents who report the operation can be
heard from their houses. The planning statement comments "The noise rating is significantly less than the
current drying system and will not be audible from the nearest dwelling” - clearly this is untrue and needs
addressing. The situation is further exacerbated by the 24/7 operation compared with the previous drying
plant which operated for only part of the year. We request that an independent acoustic engineer provides a
report on this matter.

2. To prevent further inappropriate development of the site we ask that conditions are imposed such that it be
used solely for the drying of grain and virgin woodchip and for no other activity in class B2.

3. Traffic issues are also of great concern to many village residents. Large trucks will be using very narrow
lanes and problems will occur if these trucks encounter, for example, school traffic, local delivery vehicles
and buses. We would like to see clear and enforced limitations on the number of vehicles visiting the site and
the times at which they may do so. To reinforce this limitation we would also recommend an enforceable
condition 1o limit the amount of material processed by the dryer. Based on the applicant's figures the amount
should not exceed 840 cubic metres in any seven day period.

4, To help screen the site from public view there should be landscaping conditions approved by Tewkesbury
Borough Council prior to first beneficial use and implemented in the first planting season following approval.

5. To ensure that any further development of the site is managed properly we ask that restrictions on use are
incorporated in a Section 106 agreement.

GCC Highways Authority - It is considered that safe and adequate access can be provided for the proposed
site use and no objection is raised on highways grounds subject to conditions.

Environmental Health -No objection subject to conditions.

Public Representations - 21 letters of abjection have been received in relation to the proposed development
for the following reasons:

- Ashleworth is mainly a residential village with a few agricultural holdings and is not suitable for Use Class

B2;
- The roads are in a poor state of repair and not suitable for use by heavy goods vehicles (HGVs). The
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significant increase in traffic movements would have an adverse impact on the local highway network.

- Ashleworth is a highly populated equestrian area where horses are ridden on these roads and there would
be nowhere to escape a HGV. This would impact on a number of equestrian businesses in the area.

- The proposed development would cause noise pollution and disturbance to nearby dwellings. The fans
and movement of goods will exceed acceptable noise levels and will negatively impact on the health and
well-being of local residents.

- Dust will result from both the drying process and the movement of woodchip on-site and there is a
question of how this will be managed or mitigated.

- The information contained within the supporting Planning Statement is inaccurate and misleading. The
site has not been used as pig farm for a number of years and is practically derelicl, with very few
movements to and from the grain barns.

- This is a quiet country single track lane where there are very few passing places. It is not the right location
for an industrial operation and frequent use of these lanes by HGVs raises significant safety issues.

- Many local residents enjoy walks along Wickridge Street, which has no footpaths, and the proposed
development will make it far too dangerous to continue walking along this route.

- The handling and drying of the wet wood chip can have a negative effect on health and there could be
potential for a new asbestos scenario circling the issue of mycotoxins that are on wet wood chip.

- Residents have moved to this area for the peace and tranquillity it brings, not to be surrounded by
conslant noise. It is understood that farmers need to diversify but this should not be at the expense of the
local community and their enjoyment of the countryside.

- The route from Stream Farm towards The Berrows is a Site of Special Scientific Interest (SSSI) and
increased traffic movements would have a damaging impact on many animal and insect species.

- The grain drying facility would be in continuous use and there are concerns regarding the hours of
operation, including the delivery, collection and transport implications.

- This building is for agricultural use and should not be given planning permission for a large scale
commercial use that contributes nothing to the small village.

- This is a school bus route used twice daily in school term times.

Planning Officers Comments: Mrs Helen Stocks

1.0 Introduction

1.1 The application was submitted on 24th August 2015. Officers had requested further information from the
applicant in relation to noise following concerns raised by the Environmental Health Adviser. Additional
information was submitted in January of this year which led to further correspondence between the applicants
agent, the case officer and the Environmental Health Adviser, to try and address the concerns in a proactive
way. Following a site visit the Environmental Health Adviser was able to recommend permission be granted
subject to conditions. However, the applicant chose at this stage to appeal against non-determination which
meant that the Council was no longer the determining authority. As such, members must advise the Planning
Inspector of its views on the proposals.

1.2 The application relates to land and buildings associated with Berrow Farm, Wickridge Street in
Ashleworth. The site lies in the open countryside, approximately 500 metres north of village of Ashleworth,
and relates to two existing farm buildings and an area of intervening concrete hardstanding {see attached
site location plan). The site forms part of a larger agricultural unit, which was previously used for the
breeding and fattening of pigs, and there are a number of large agricultural buildings immediately south of the
application site. Access to the site is provided via an existing entrance onto Wickridge Street which extends
along the eastern boundary.

1.3 The site itself is not subject to any heritage or landscape designations but the Landscape Protection Zone
(LPZ), as identified in the Tewkesbury Borough Local Plan to 2011 - March 20086, extends to cover the area
immediately east of the application site, on the opposite side of Wickridge Street. The surrounding area is
traversed by several Public Rights of Way (PROWSs), the closest of which runs in and east to west direction
approximately 20 metres north of the site.

1.4 There are a small number of residential properties within vicinity of the application site and the closest
dwelling - Orchardside - is circa 65 metres to the north-east. Further neighbouring dwellings lie to the south
of the site.

2.0 Planning History
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2.1 An application for oulline planning permission was granted in April 1973 for the erection of a bungalow
and garage for an agricultural worker; the erection of farm buildings, not exceeding a total area of 20,000 sq.
ft. for the breeding and fattening of pigs; and, the construction of vehicular access and alteration of access
(ref: G.6238).

2.2 Applications for detailed planning permission were subsequently granted in July 1973 and November
1973 for the erection of the agricultural workers dwelling (ref: G.6238/ap) and the erection of an agricultural
building and construction of vehicular access (ref: G.6238/ap/1).

2.3 Planning permission was granted in March 1974 for an extension to a pig unit (ref; G.6238/b).

2.4 Planning permission was granted in April 1985 for the erection of a building for use as a general purpose
agricultural and grain store (ref: TG.6238/d).

3.0 Current Application

3.1 The current application seeks planning permission for the installation of two no. 200kW biomass boilers
sited on a concrete pad and the change of use of the existing grain store and mill house for use in
association with commercial woodchip drying (see attached plans).

3.2 This application is part retrospective as the biomass boilers have already been installed on site. The
boilers replace a diesel generator and are housed within a shipping container and connected to two fuel silos.
The biomass boilers adjoin the existing grain store which already contains an en-floor drying facility for
moisture to be removed from harvested grain. The grain store comprises a steel portal frame building,
measuring approximately 17.7 metres by 30.5 metres. There would be no change to the size of the existing
building, with the only external alteration being the installation of a new door opening on the east elevation
{see attached plans). There would be no external alterations to the mill house building.

3.3 The supporting planning statement makes clear that the existing grain store would continue to be used for
grain drying during the months from May to September. Outside of this period, the building would be used to
dry woodchip. The woodchip would be imported from elsewhere - some for the biomass boilers themselves
and others to be dried by the biomass boilers - and there would be no chipping, screening or other industrial
equipment on site,

3.4 In terms of the operation process, wet woodchip would be delivered to the site each day directly to the
existing grain store. The mill house would be used for the storage of dry woodchip only. The drying process
would take up to 48 hours and woodchip would be transported from the gain store to the mill house using a
telehandler. Further information on the transport movements associated with the woodchip (including
deliveries) is detailed in Section 5 of the report.

3.5 There would be no alteration to existing access arrangements as a result of the proposed development
and vehicular traffic would continue to access the site from Wickridge Street. The supporting planning
statement indicates that approximately two articulated lorries would deliver wet woodchip and collect dry
woodchip each day.

4.0 Policy Context

4.1 The National Planning Policy Framework (NPPF) sets out a presumption in favour of sustainable
development and makes a clear commitment to supporting economic growth in rural areas. In particular,
paragraph 28 of the NPPF emphasises that planning policies should support economic growth in rural areas
in order to create jobs and prosperity by taking a positive approach to sustainable new development. It states
that local planning authorities should support sustainable growth and expansion of all types of business and
enterprise in rural areas and promote the development and diversification of agricultural and other land-based
rural businesses. This is reflected in Policy AGR4 of the Local Plan which is supportive of proposals for farm
diversification provided that the scale and use are appropriate to a rural environment, they are in keeping with
the character of the surroundings and maximise the use of existing buildings or structures.

4.2 The NPPF alsc makes clear that planning plays a key role in helping shape places to secure radical
reductions in greenhouse gas emissions, minimising vulnerability and providing resilience to the impacts of
climate change, and supporting the delivery of renewable and low carbon energy and associated
infrastructure. This is central to the economic, social and environmental dimensions of sustainable
development. This is echoed in Policy EVT1 of the Tewkesbury Borough Local Plan which advises that
proposals for the development of renewable energy installations will be supported provided that they:
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a) do not result in unacceptable loss of amenity to local residents or businesses by reason of noise, traffic or
other disturbance.

b) do not result in any risk to public health and safety.

c) do not adversely affect the quality of conservation areas or landscapes designated as areas of outstanding
natural beauty, special landscape area or landscape protection zone.

4.3 Policy INF6 of the JCS Submission Version also supports proposals for the generation of energy from
renewable resources provided the wider environmental, social and economic benefits of the installation would
not be outweighed by a significant impact on the local environment.

4.4 One of the core principles of the NPPF is to secure high quality design and seek a good standard of
amenity for all existing and future occupants of land and buildings. Policy EVT3 of the Local Plan provides
that new development should be sited away from sources of noise and planning permission should not be
granted for development where noise would cause harm and could not be ameliorated. Similarly, Policy
SD15 of the JCS (Submission Version) seeks to promote health and environmental quality and ensure that
new development does not result in unacceplable levels of noise,

4.5 Other policies of relevance to the determination of this application include Policy TPT1 of the Local Plan
(and Policy INF2 of the JCS Submission Version) which requires development to provide safe and convenient
access and not generate traffic movements that would impair the safety or satisfactory operation of the
highway network. Policy LND4 of the Local Plan is also relevant and states in considering proposals for
development in rural areas other than the Area of Qutstanding Natural Beauty, Special Landscape Area and
lLandscape Protection Zone, regard will be given to the need to protect the character and appearance of the
rural landscape.

4.6 The above local plan policies are considered to be consistent with the NPPF and are therefore
considered to have significant weight. The policies contained within the JCS Submission Version are also
considered to be consistent with the NPPF and as such should be afford some weight.

5.0 Analysis

5.1 The main issues to consider are the principle of development; design and visual impact; impact on
residential amenity of nearby properties; and, traffic movements and highway safety. Each of these will be
considered under a separate sub-heading below.

Principle of Development

5.2 The application site is located within the countryside and forms part of a larger agricultural unit. The
installation of the biomass boilers and proposed use of the existing buildings for commercial woodchip drying
is deemed to constitute a form of agricultural diversification as it would provide the farm with an additional
source of income and greater security. It would also make use of an under-utilised site and the woodchip
powered biomass boilers would contribute towards a reduction in greenhouse gas emissions. Having regard
to this, it is considered that the proposed development is acceptable in principle in line with the provisions of
the NPPF and Policy AGR4 of the Local Plan. The determining factors in this case are the impact of the
proposed development on residential amenity, landscape impact and acceptability in the rural environment,
accessibility of the proposal and impact on highway safety.

Design and Visual Impact

5.3 The proposed development would be contained within part of a larger agricultural unit and would utilise
existing farm buildings. The biomass boilers have been positioned behind the grain slore, in the north-west
corner of the application site, and are not visible when approaching the site from Wickridge Street. Thereis a
PROW to the north of the application site where footpath users would be afforded views of the storage
container (which houses the biomass boilers) and associated fuel silos. However, these would be seen
against the backdrop of existing farm buildings and are not considered to have a harmful impact on the rural
landscape. Furthermore, there would be minimal alterations to existing buildings which would retain their
agricultural appearance and remain in keeping with the wider site. As such, it is not considered that the
proposal would cause undue harm to the character and appearance of the surrounding landscape and
therefore accords with Policies LND4 and AGR4 of the Local Plan in this regard.



Residential Amenity

5.4 There are residential properties located in close proximity to the application site (circa. 65 metres north-
east and 85 melres south of the site). The proposed use of the site for commercial woodchip drying has the
potential to result in a significant amount of noise and disturbance to the residential amenity enjoyed by the
occupiers of these nearby properties. A number of objections have been received from members of the
public raising concerns about the potential for noise pollution and the negative impact this would have on the
health and well-being of local residents. Similar concerns have been raised by the Parish Council.

5.5 The Council's Environmental Health Advisor has been consulted on the application and, following the
submission of a noise survey, raises no objection to the proposed development subject to a number of
conditions. Within the Environmental Health Advisor's consultation response it is duly noted that the existing
farm buildings have been subject to a limited amount of activity in recent years following the closure of the
site as a commercial pig rearing unit. However, the proposed development is not considered to have any
greater noise impact than if it was still being used for these farming purposes, which is accepted tobe a
legitimate fall-back position, and the level of noise emitted from the proposed development (including
associated traffic movements) is not considered to be out of characler with rural farming activities that are
common place in countryside locations.

5.6 Having regard to the above and subject lo conditions, it is considered that the proposed development
would be compatible with the surrounding land uses and would not harm the residential amenity of
neighbouring property. The proposal is therefore considered to accord with Policy EVT3 of the Local Plan
and Policy SD15 of the JCS (Submission Version).

Traffic Movements and Highway Safety

5.7 Access to the site would be via the existing entrance from Wickridge Street. The supporting planning
statement confirms there would be no change to current access arrangements as a result of the proposed
development. The proposed use for commercial woodchip drying would result in two articulated lorries
delivering / collecting woodchip each day, equating to approximately four vehicle movements per day. The
biomass boilers would also require daily inspections and annual maintenance resulting in two movements by
car/farm vehicle.

5.8 Several letters of abjection have been received from members of the public in terms of the highway safety
implications of the proposed development due to the number of HGVs that would be delivering / collecting
woodchip at the application site. Concerns have also been raised in relation to current state of the local road
network, whereby Wickridge Street is not considered suitable for use by HGVs as it is a single track lane
where there are few passing places and no pavements for pedestrians. The Parish Council has
acknowledged that the traffic movements would be an issue and has requested that clear and enforceable
limitations should be placed on the number of vehicles visiting the site and the time at which they may do so
should planning permission be granted.

5.9 The County Highways Authority (CHA) has been consulted on the application and requested the
submission of additional information regarding existing and proposed trip generation for the application sile to
demonstrate the impact of the development on the local highway network. Itis understood that the proposed
woodchip drying operation would lead to an increase of 334 annual trips to the sites from 218 existing visits.
This equates to an estimated total of 552 trips per annum.

5.10 The CHA has acknowledged the concerns that have been raised by local residents, particularly in
relation to the increase in number of vehicle movements using narrow lanes, but considers that the proposed
maximum visits to the site in one day would be unchanged and would not significantly impact on the daily
movements on the highway network. It is understood that this is based on the number of trips that are
generated on a daily basis when the site is used for grain drying during the months from July to September.
Although the proposed use for commercial woodchip drying would result in traffic movements being all year
round, the CHA has commented that articulated |orries would be similar to those used to collect grain from
the site and is not considered to impair the safety or satisfactory operation of the highway network.

5.11 In light of the above, the CHA has raised no objection to the proposal and is satisfied that safe and
convenient access can be provided for the proposed site use in accordance with the NPPF and Policy TPT1
of the Local Plan. This is subject to a condition requiring visibility splays to be sought from the site entrance
in accordance with speed survey evidence that has been adjusted for wet weather in order to ensure a safe,
suitable and secure means of access.
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Other Matters

5.12 Cancern has been raised regarding the potential impact of the proposed development on local wildlife
given that the route along Wickridge Street is a Site of Special Scientific Interest (SSSI). The site is not,
however, in close proximity to any S88I designations and the route along Wickridge Street (from Stream
Farm towards The Berrows) is not recognised to be of national or local ecological importance.
Notwithstanding this, the impact of the proposed development on local wildlife has been taken into account.
Given the nature of the development and the ulilisation of existing farm buildings, it is not considered that the
proposed woodchip drying operations would have a detrimental impact on local wildlife.

6.0 Conclusion

6.1 The NPPF makes clear that Local Planning Authorities {LPAs) should be supportive of a prosperous rural
economy setiing out that planning policies should support economic growth in rural areas in order to create
jobs and prosperity by taking a positive approach to sustainable new development and promole the
development and diversification of agricultural businesses. It also makes clear that planning plays a key role
in reducing greenhouse gas emissions and supporting the delivery of renewable and low carbon energy.

6.2 The proposed development represents a form of agricultural diversification which would also contribute to
a reduction in greenhouse gas emissions by delivering a low carbon energy source. It would utilise existing
agricultural buildings and would result in limited landscape harm to the surrounding area. Although there
have been a number of concerns surrounding the noise implications of the proposed development, it is
considered that the potential harm to the residential amenity of nearby properties can be sufficiently
conirolled by conditions. Furthermore, the CHA raised no objection to the proposed development in terms of
traffic movement and highway safety.

6.3 For these reasons, the proposal is considered to accord with relevant national and local planning policy
and it is recommended that Members be minded to permit the application.

RECOMMENDATION Minded to Permit
Conditions:

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

2 The development hereby permitted shall be carried out in accordance with the following approved
plans and information:

Planning Statement (dated July 2015), received 07.08.15;

Proposed Block Plan, received 24.08.15;

Proposed Elevations (Drawing No: 150824/GC), received 24.08.15;

Existing Site Visibility Splays (Drawing No: 17379-01), received 16.10.15

D1 Stack Height Calculation (Version 3.0), received 12.01.16

Noise Assessment (dated 16 December 2015), received 18.01.16

3 No operations or activities required in connection with commercial woodchip drying shall be carried
out except between the following times: 08:00 - 17:00 hours Monday to Friday (excluding Public
Holidays) and 09:00 - 16:00 hours on Saturday, Sunday and Public Holidays.

4 The maximum number of heavy goods vehicles (HGVs) delivering and collecting woodchip to and
from the site shall not exceed two HGVs per day (four movements/day) and the hours of
deliveries/collections shall be restricted to 10:00 - 15:00 hours Monday to Saturday. There shall be
no deliveries/collections on Sundays or Public Holidays.

] The vehicular access hereby permitted shall not be brought into use until the existing roadside
frontage boundaries have been set back to provide visibility splays extending from a point 2.4 metres
back along the centre of the access measured from the public road carriageway edge (the X point) to
a point on the nearer carriageway edge of the public road 27 metres north and 31 metres south (the
Y poinis). The area between those splays and the carriageway shall be reduced in level and
thereafter maintain so as to provide clear visibility between 1.05 metres and 2.0 metres at the X point
and between 0.26 metres and 2.0 metres at the Y point above the adjacent carriageway level.

937



10

A noise management plan for commercial woodchip drying activities and associated operations shall
be submitted to and approved in writing by the Local Planning Authority prior to the commencement
of development. The operation of the site shall thereafter be carried out in accordance with the
approved noise management plan.

No activities hereby permitted shall cause dust to be emitted so as to cause a statutory nuisance to
nearby residential properties and other sensitive users and the local environment. Should such an
emission eccur, the activity shall be suspended until as a result of different methods of working, the
addition of dust suppression measures or changed weather conditions, it can be resumed without
giving rise to that level of dust emissions.

All site machinery operated or owned by the applicant that is to be used in connection with the
woodchip drying operations shall be fitted with white noise reversing alarms.

Notwithstanding the information contained within the Noise Assessment prepared by Acoustic
Associates (dated 16 December 2015), full details of the noise mitigation and acoustic protection
measures shall be submitied to and approved in writing by the Local Planning Authority prior to the
commencement of the commercial woodchip drying operations. This shall include details of the
acoustic housing of the biomass boiler equipment (including the heat exchangers and fans) and
details of the acoustic fencing to be erected to the front of the grain store along the east site
boundary at a minimum height of 2 metres. The approved details shall be implemented in full before
the commencement of woodchip drying operations and shall thereafter be maintained.

No floodlighting or other form of external lighting shall be installed in any part of the site without the
prior express consent of the Local Planning Authority.

Reasons:

1

10

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

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

To safeguard the amenities of local residents in accordance with the National Planning Policy
Framework and Policy EVT3 of the Tewkesbury Borough Local Plan to 2011 - March 2006.

To safeguard the amenities of local residents in accordance with the National Planning Policy
Framework and Policy EVT3 of the Tewkesbury Borough Local Plan to 2011 - March 2006.

To reduce potential highway impact by ensuring that adequate visibility is provided and maintained
and to ensure that a safe, suitable and secure means of access for all people that minimise the
conflict between traffic and cyclists and pedestrians is provided in accordance with the National
Planning Policy Framework.

To safeguard the amenities of local residents in accordance with the National Planning Policy
Framework and Policy EVT3 of the Tewkesbury Borough Local Plan to 2011 - March 2006.

To protect the amenities of nearby residential property in accordance with Policy EVT4 of the
Tewkesbury Borough Local Plan to 2011 - March 2006.

In the interests of safety and to safeguard the amenities of local residents in accordance with the
National Planning Policy Framework and Policy EVT3 of the Tewkesbury Borough Local Plan to 2011
- March 2006.

To safeguard the amenities of local residenis in accordance with the National Planning Policy
Framework and Policy EVT3 of the Tewkesbury Borough Local Plan to 2011 - March 2006,

In the interests of visual amenity in accordance with the National Planning Policy Framewaork.
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Note:
Statement of Positive and Proactive Engagement
In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will

improve the economic, social and environmental conditions of the area by negotiating noise and
traffic issues.

919



15 [00BES [ FUL

The Berrow. Ashleworth
Site Location Plan

Orchardside

Berrowslde\

Boxbush

Om 10m 20m 30m Coltage
—_——

Urdname Sanny © Crompt Cogrpghe J01E Al pphita 1 mened
Inwme oumber [00234 82 THotte) Senle » 11280

Y4 Promap Scale 1: 1250 at A4

= [A



EYIE 005 - | 905

dewoid /)

PP P ST A PR ettt W I WA 1 el sy

wog oz wai o

diyopoom Aip jo abeio)s
|[euoseas ay) 10) pasn
aq 0} asnoy ||iw Jawio

so|is
|[an} pue sue} yum s1a)10q
‘MN00< X¢ Jo-uone|eisu)

pauiejal aq 0} e

‘Bulpue)spliey/s)e1ouco mc_uw_x.m._.__ A
%

e

Builip diyopoom mojje oy asn jo
abueyo |euoseas pasodoid - 210]s ulelo)

&

X

200 ueld ¥20ig pasodaly
Yuoma[usy ‘Mosag sy |

asa |8



yN'GY s MOUNIIAEE sAmnbUI ewy
OOVESE ¥RITO 1AL
LN LI RN AU

MANOULD

294528051 EV@ 00T 1 mﬁcﬂ.mo.ewa
3y a)ess 1218
31015 VIRID

P11 Sue4 auAepsaquueyd o Jleyaq ug
suoneaa(3 Sunsixy

uoneas|3 15aMm

uoneas|y 1se3

uDIBAR|3 YINDS

UOINEAD) YUIDN

J

7



P11 SWIRY AUABIAGQWEL) JO JBYIG U
suofieaa)] pasodorg

25/v780ST | €v® 001 1| 51028002
FEN ETE :91eQ |
31015 UleIg

uoNeAR|3 IS

uaneadjs 1seg

uoneas| \inos

uojieasjy yUoN



15/00982/FUL Hayden Hill Fruit Farm, Old Gloucester Road, Boddington 7

Valid 11.09.2015 Erection of ground mounted solar panels with an electrical output of
approximately SMW along with associated infrastructure, landscaping and
ancillary structures.

Grid Ref 390662 224016

Parish Boddington

Ward Badgeworth Mr Scott Newhouse
Blue Planet Solar
C/o Indigo Planning Ltd

DEFERRED AT 22.12.15 COMMITTEE (ltem No 6, Page No 600)
RECOMMENDATION Refuse

Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance
JCS Submission Version November 2014 - SD1, 8D7, SD10, SD15, INF2, INF3 and INF6
The Tewkesbury Borough Local Plan to 2011 - March 2006 - GRB1, LND4, LND7, TPT1, EVT1, EVT3, EVTS

and NCNS,

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)

Green Belt

Flood Zone 1

Consultations and Representations
Boddington Parish Council objects to this application on the following grounds:

1. The proposal will be visible along Old Gloucester Road and the existing boundary hedgerows are not
particularly well maintained. It will take time for additional planting to become established and provide good
visible protection.

2. The existing hedgerows along Withybridge Lane are even less well-maintained. The area cannot be
hidden where the ground rises and these hedges will also take a long time to grow.

3. The boundary hedge between the House in the Tree Public House {PH) and Field 3 is very low and sparse
and may well affect the outlook of the pub.

4. Concerns about the maintenance of the hedges and area. Although this is the responsibility of the
company, if things were not done properly, it would be the responsibility of the Borough Council Enforcement
Officer to sort it out.

5. Concerns about what would happen if the company failed and whether there would be a safeguard in
place.

Gloucestershire County Council Highways - No objection subject to conditions.

Environmental Health - Initial concerns regarding the noise impact of the proposed development. No
response received following the submission of additional details and suggested planning condition.

Landscape Consultant - Objects to the proposed development commenting that a sizeable area would
become dominated by regimented lines of solar panels and associated infrastructure. The effects upon
landscape character will be adverse and the propose solar panels wilt contrast with the agricultural

surroundings and be more reminiscent of built development than characteristic of agricultural land uses.

County Archaeological Officer - Object to the proposed development. Recommend an archaeological field
evaluation to be undertaken in advance of the determination of this planning application. This cannot be deall
with by the imposition of a pre-commencement of development condition which would be contrary to
paragraph 128 of the NPPF.
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Historic England - No objection.
Natural England - No objection.
Lead Local Flood Authority - No objection subject to conditions.

Public Representations: 1 |etter has been received from a local resident objecting to the proposal for the
following reasons:

- The proposal will have a huge impact on the view of the surrounding area.
Planning Officers Comments: Mrs Helen Stocks
1.0 Introduction

1.1 The site covers an area of 13.68 hectares of agricultural farmland at Hayden Hill Fruit Farm, which is
located approximately 1500m to the north west of the edge of Cheltenham. The site comprises four open
pastoral fields and an area of traditional orchard, divided by well-established hedgerows with some mature
trees.

1.2 The site is bordered along its western boundary by Withybridge Lane and the southern boundary follows
the Old Gloucester Road which connects north Cheltenham to Staverton Bridge and Gloucestershire Airport.
Agricultural land extends to the north of the site while the eastern boundary abuts the curtilage of residential
property. Power lines cross the site from south-east to north-west. There are no public rights of way
(PROWSs) crossing the application site but there are a number of PROWSs within the vicinity of the site,
including the Cheltenham Circular Footpath (see attached location plan).

1.3 The site is located within Flood Zone 1 and is also located with the Green Belt, as designated in the
Tewkesbury Borough Local Plan to 2011.

2.0 History

2.1 The proposed development has been subject of a screening opinion which concluded that the proposal
was not Environmental Impact Assessment (EIA) development for the purposes of the EIA Regulations.

3.0 Current Application

3.1 The proposed development comprises the consiruction of a 5.0MW capacity solar farm to be operational
for a 25 year period. The proposed solar farm would comprise a series of photovoltaic modules (PV) fixed
onto a non-reflective aluminium frame system secured to the ground by shallow piles driven approximately
1.5 metres into the ground. The maximum height of the solar arrays would be 2 meters. The panels would
be aligned in an east-west direction with the panels angled at approximately 25 degrees facing south.

3.2 The proposed solar farm also includes four inverter / transformer buildings to be located across the
application site and one substation to allow the electricity generated from the PV array to be fed into the
National Grid. The substation would be designed in accordance with Western Power Distribution {WPD)
standards and would measure approximately 6 metres long by 2.5 metres. It would have a flat roof with a
maximum height of 3.5 metres.

3.3 A perimeter deer security fence would enclose the application site to protect the solar panels and ancillary
structures. The proposed fencing would be 2 metres high, constructed of wooden posts and wire mesh, and
would be erected within the agricultural field boundaries. There would also be inward facing CCTV mounted
on poles at regular intervals along the perimeter of site but within the fence boundary. The site would be
accessed via a gravel access track that enters the fields directly to the south of the site (from Old Gloucester
Road) through an existing gated opening.

3.4 The Planning, Design and Access Statements indicates that throughout the operational lifetime of the
solar farm, the land would remain in agricultural use as a pasture for grazing sheep. Following the period of
construction, the existing hedgerows would be managed / improved and bird and bat nest boxes would be
placed across the site to improve the ecology of the area.
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4.0 Policy Context

4.1 At the heart of the NPPF is a presumption in favour of sustainable development, of which there are three
dimensions: economic, social and environmental. The NPPF does not change the statutory status of the
development plan as the starting point for decision making but emphasises the desirability of local planning
authorities having an up-to-date plan. According to paragraph 215 of Annex 1 of the NPPF, due weight
should be given to relevant policies in existing development plans according to their degree of consistency
with the framework (the closer the policies in the plan to the policies in the framework, the greater the weight
that may be given).

4.2 Paragraph 216 of the NPPF sets out that that from the day of publication decision-makers may also give
weight to relevant policies in emerging plans according to the stage of preparation of the emerging plan. The
weight to be attributed to each policy will be affected by the extent to which there are unresolved objections to
relevant policies with the emerging plan (the less significant the unresolved objections, the greater the weight
that may be given} and the degree of consistency of the emerging policies to the NPPF. The more advanced
the preparation of a plan, the greater the weight that may be given.

4.3 Policy GRB1 of the Local ptan states that in the Green Belt, planning permission will not be granted for
development other than the construction of new buildings for the following purposes:

- Necessary for the efficient use of agriculiure or forestry.

- Essential facilities for outdoor sport and outdoor recreation.

- Limited extension, alteration or replacement of dwellings.

- The carrying out of an engineering or other operation or the making of - a material change in the use of land
provided that it maintains the openness of the Green Belt and does not conflict with the purposes of including
land in it.

4.4 The NPPF mirrors the advice of the Development Plan by stating at paragraph 89 that local planning
authorities should regard the construction of new buildings as inappropriate in Green Belts. Exceptions to this
are: buildings for agriculture and forestry; provision of appropriate facilities for outdoor sport and recreation
etc; the extension or alteration of a building provided that it does not result in disproportionate additions over
and above the size of the original building; the replacement of a building; limited infilling in villages; and,
limited affordable housing for local community needs.

4.5 In addition, paragraph 90 advises that certain forms of development are also not inappropriate in Green
Belt provided they preserve the openness of the Green Belt and do not conflict with the purposes of including
land in Green Belt. They do not however list the construction of solar arrays as an appropriate form of
development. In relation to the Green Belt, paragraph 91 of the NPPF specifically states that "elements of
many renewable energy projects will comprise inappropriate development. In such cases developers will
need lo demonstrate very special circumstances if projects are to proceed. Such very special circumstances
may include the wider environmental benefits associated with increased production of energy from renewable
sources”.

4.6 Paragraph 93 of the NPPF advises that planning plays a key role in helping shape places to secure
radical reductions in greenhouse gas emissions, minimising vulnerability and providing resilience to the
impacts of climate change, and supporting the delivery of renewable and low carbon energy and associated
infrastructure. This is echoed in Policy EVT1 of the Tewkesbury Borough Local Plan which advises that
proposals for the development of renewable energy installations will be supported provided that they:

a) do not result in unacceptable loss of amenity to local residents or businesses by reason of noise, traffic or
other disturbance.

b) do not result in any risk to public health and safety.

c) do not adversely affect the quality of conservation areas or landscapes designated as areas of
outstanding natural beauty, special landscape area or landscape protection zone.

4.7 Policy INF6 of the JCS Submission Version also supports proposals for the generation of energy from
renewable resources provided the wider environmental, social and economic benefits of the installation would
not be outweighed by a significant impact on the local environment.

4.8 Policy LND4 of the Local Plan states in considering proposals for development in rural areas other than
the Area of Outstanding Natural Beauty, Special Landscape Area and Landscape Protection Zone, regard will
be given to the need to protect the character and appearance of the rural landscape.



4.9 Policy NCNS of the local plan and Policy SD10 of the JCS (Submission Version) seeks to protect and,
wherever possible enhance biodiversity, including wildlife and habitats.

4.10 Local Plan Policy EVT3 provides that new development should be sited away from sources of noise and
planning permission should not be granted for development where noise would cause harm and could not be
ameliorated. Similarly, Policy SD15 of the JCS (Submission Version) seeks to promote health and
environmental quality and ensure that new development does not result in unacceptable levels of noise.

4.11 Policy EVTS of the Local Plan requires that certain developments within Flood Zone 1 be accompanied
by a flood risk assessment and that developments should not exacerbate or cause flooding problems.
Furthermare, Policy EVTS of the Local Plan requires that development proposals demonstrate provision for
the attenuation and treatment of surface water run-off in accordance with sustainable drainage systems
(SUDS) criteria. Similarly Policy INF3 of the JCS (Submission Version) seeks to ensure that development
propasals avoid areas at risk of flooding and do not increase the level of flood risk.

4.12 Policy TPT1 of the local plan seeks to ensure that highway access can be provided to an appropriate
standard which would not adversely affect the safety or satisfactory operation of the highway network, nor
cause an unacceptable loss of amenity to users of adjacent land. Similarly Policy INF2 of the JCS
{Submission Version) seeks to protect the safety and efficiency of the transport network.

4.13 The above local plan policies in respect of conserving the natural environment and supporting renewable
energy are considered to be consistent with the NPPF and are therefore considered to have significant
weight. The JCS Submission Version policies detailed above are also considered to be consistent with the
NPPF and as such should be accorded some weight.

5.0 Analysis

5.1 The main issues in this case are considered to be the principle of the development in the Green Belt and
its effect on the landscape character and visual amenity of the area.

Principle of development

5.2 The NPPF states that "Planning plays a key role in helping shape places to secure radical reductions in
greenhouse gas emissions, minimising vulnerability and providing resilience to the impacts of climate change,
and supporting the delivery of renewable and low carbon energy and associated infrastructure. This is central
to the economic, social and environmental dimensions of sustainable development.” When determining
planning applications, local planning authorities are advised that they should:

- not require applicants for energy development to demonstrate the overall need for renewable or low
carbon energy and
- approve the application if its impacts are {or can be made) acceptable.

5.3 Planning Practice Guidance (PPG) on 'Renewable and low carbon energy’ advises inter alia, that the
need for renewable energy does not automatically override environmental protections and that local
topography is an important factor in assessing whether large solar farms could have a damaging effect on
landscapes and recognise that the impact can be as great in predominantly flat landscapes as in hilly or
mountainous areas. It also sets out particular factors a local planning authority (LPA) will need to consider
which includes encouraging the effective use of land by focussing large scale solar farms on previously
developed and non agricultural land, provided that it is not of high environmental value. Where a proposal
involves greenfield land, an LPA will need to consider, whether (i} the proposed use of any agricultural land
has been shown to be necessary and poorer quality land has been used in preference to higher quality land;
and (i) the proposal allows for continued agricultural use and/or encourages biodiversity improvements
around arrays.

5.4 Furthermore, the UK Solar PV Strategy (2013) sets out four guiding principles for solar PV, the third of
which states, amongst other things, that solar PV should be appropriately sited with proper weight being given
to environmental considerations such as landscape and visual impact. Following publication of this sirategy,
the Minister for Energy and Climate Change produced a letter dated 1st November 2013 indicating that
...inappropriately sited solar PV is something that | take extremely seriously and | am determined to crack
down on.
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5.5 The provision of renewable energy development is encouraged in local plan policies EVT1 of the local
plan and INF6 of the JCS Submission Version, as detailed above, but subject to the need to protect the
quality of designated landscape areas. This site lies within the open countryside within the Green Beit.

5.6 The panels would be connected to the national grid and it is anticipated that they would generate up to
5.0MW of power. The panels would be erected for a period of 25 years and would see renewable energy
(RE) fed into the grid, thus representing a contribution to the UK's renewable energy targets. The Planning
Statement states that the energy generated would be sufficient to power 1,503 homes per annum and would
save up to 70,950 tonnes CO2 over its lifetime (26 years).

5.7 These benefits would accord with the NPPF's renewable energy provisions, which indicate that the
delivery of renewable, low carbon energy is central to the economic, social and environmental dimensions of
sustainable development and that local communities have a responsibility to contribute to the generation of
such energy amongst other things.

5.8 Notwithstanding these benefits it is necessary, as advised in the PPG, to consider the effect of the
proposal on the landscape and visual amenity of the area, whether it has been demonsirated that
development of agricultural land is necessary and whether very special circumstances exist to outweigh any
harm to the Green Beilt.

Green Belt

5.9 As set out above the NPPF provides that many elements of renewable energy projects will constitute
inappropriate development in the Green Belt. In this case it is considered that the proposal would be an
inappropriate form of development in the Green Belt due to the extent of the built form of the proposals
including the solar arrays and ancillary development. Paragraph 87 of the NPPF makes clear that
inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in
very special circumstances. It goes on to state that 'very special circumstances' will not exist unless the
potential harm to the Green Belt by reason of its inappropriateness, and any other harm, is clearly outweighed
by other considerations.

5.10 As mentioned above, the proposed solar farm would generate enough eleclricity to provide energy for
approximately 1,500 homes per annum. This is a considerable amount of energy and there is no doubt that
the proposal would make a significant contribution to energy security and reducing greenhouse emissions.
This environmental benefit is recognised in paragraph 98 of the NPPF and the importance of meeting local
and national renewable energy targets must be given considerable weight when considering the harm to the
Green Belt.

5.11 The applicant has also sought to demonstrate the proposed scheme would incorporate a number of
other significant environmental and socio-economic benefits and it is these which form the ‘very special
circumstances' as follows:

- The scheme would bring improvements in air quality and contribute to a reduction in carbon emissions,
resulting in a saving of approximately 70,950 metric tonnes of carbon dioxide over the lifetime of the
development (25 years).

- The application is supported by a range of assessments and reports which have found that potential
impacts of the development are not significant and where they exist can be suitably mitigated.

- The proposal includes targeted plans to provide places for nature and wildlife, both by preserving the
ecological assets onsite and by seeking to increase the biodiversity of the site in the future through
sensitive management methods. These factors represent net gains for biodiversity in comparison to the
current permanent pasture system onsite.

- The proposals are fully reversible and temporary in nature. Therefore there would be no long term
impacts from the development.

- The proposal would generate employment opporiunities during the construction, management and
operational maintenance of the solar energy generating installation. It would also have an indirect
employment benefit in the supply chain, such as the production of components and induced economic
multiplier effects by recirculating income in the local area.

- The provision of the proposed solar farm would increase security and reliability of energy supply and the
use of farmland for energy production would contribute to the UK's energy security, allowing a reduction
in reliance on fossil fuels and helping to mitigate the effects of climate change.

- The solar development represents the diversification of the existing agricultural business and would
provide the business with a stable source of rural income linked to RPI for a 25 year period. This would
make a significant contribution towards the rural economy, at a time when there is increasing volatility in
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agricultural commodity prices.
- The proposal would give rise to educational opportunities, potentially leading to a wider awareness of
renewable energy and an increased sense of environmental stewardship among the local population.

5.12 In considering the aforementioned benefits of the scheme, it is also acknowledged that the proposed
solar panels would not occupy the whole of the site and would be set back from field boundaries. There
would no solar panels located in the south-west corner of the application site which is traversed by power
lines. Taking into account the separation distance between the rows of panels, it is understood that the PV
arrays would occupy around 2.86 hectares of agricultural land. Nevertheless, the proposed panels would be
spread across the application site and around 13.33 hectares of land would be enclosed by 2 metre high
security fencing {see proposed plans).

5.13 With this in mind, it is considered that the proposal would fundamentally alter the ‘open countryside'
appearance of the site and it would come to have all the characteristics of built development. It is noted that
the proposal would be limited in height, with the panels at circa. 2 metres high and no other structures above
3.5 metres high. In addition, it is acknowledged that existing vegetation and proposed mitigation planting
would provide an element of screening. However, the industrial appearance of the development, including
the solar panels, associated buildings and security fencing, would clearly have an impact on the openness of
the Green Belt and would cause additional harm. The application site would no longer be percelved as 'open’
and the proposal is therefore considered contrary to one of the five purposes of the Green Belt set out in
paragraph 80 of the NPPF which is "to assist in safeguarding the countryside from encroachment”.

5.14 Furthermore, the proposed solar development would involve developing part of the countryside that it is
currently undeveloped. Although it is accepted that planning permission is being sought for a temporary
period of 25 years and the decommissioning of the site could be secured by condition; consideration has to
be given to the fact that 25 years is a substantial period of time - the span of a generation - and the time-
limited period does little to reduce the harm to the openness of the Green Belt. The proposed landscaping
would also take a significant period of the 25 years to mature and provide effective screening. For this
reason, it is considered that limited weight can be afforded to the reversibility of the scheme when
considering the 'very special circumstances' to justify the proposed development.

5.15 In light of the above, it is considered that the proposal constitutes inappropriate development in the
Green Belt and would harm ils openness. Notwithstanding national and local support for renewable energy
generation, the proposed solar farm would be 2 man-made imposition on the landscape which would reduce
the openness of the Green Belt to a significant degree. Although the supporting documentation has sought to
demonstrate 'very special circumstances', it is considered in the case of this application that the level of harm
to the Green Belt significantly outweighs the benefits of the proposal. The contribution towards renewable
energy, the reversible nature of the development and the economic benefits in delivering such development
are not considered to amount to very special circumstances which clearly outweighs the identified harms to
the Green Belt by way of inappropriateness and loss of openness in this case. As such, the proposal is
deemed contrary to the provisions of the NPPF, Policy GRB1 of the Tewkesbury Borough Local Plan to 2011
and Policy SD6 of the emerging JCS.

Use of Agricultural Land

5.16 The NPPF advises that account should be taken of the benefits of the best and most versatile (BMV)
agricultural Jand, and where it is necessary to use agricultural land that poorer quality land should be used in
preference to that of a higher quality. This principle is espoused in PPG relating to solar farms. Best and most
versatile is land within Grades 1, 2 and 3a of the agricultural land classification.

5.17 The application has been accompanied by an Agricultural Land Classification Survey. This sets out that
the land is shown as being undifferentiated Grade 3 agricultural land on the Provisional Land Classification
Map. However, the survey informs that the land has been down to permanent pasture for a considerable
period of time (circa. 50 years) and the soil texture and structure would make it unsuitable for conversion to
arable cropping or any other alternative agricultural use. The survey concludes that the fields included within
the site boundary are Grade 3b, showing signs of Grade 4 in certain places.

5.18 In conclusion, the survey has demonstrated that the proposal would not be sited on BMV agricultural
land and further assessment is not therefore required. The proposal is deemed acceptable in this regard in
line with the provisions of the NPPF.

Effect on landscape character and visual amenity of the area
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5.19 The application site is located on the Severn and Avon Vale within an area identified as the 'Settled
Unwooded Vale' in the Gloucestershire Landscape Character Assessment (2006). This is an area of
relatively flat and soft undulating landscape with arable and pastoral land enclosed by hedgerow network,
which forms a strong landscape pattern. There are no national, regional or local landscape designations
directly affecting the site and the Cotswolds Area of Qutstanding Natural Beauty (AONB} is located
approximately 7km to the east.

5.20 A Landscape and Visual Impact Assessment {LVIA) has been submitted with the application which
concludes that the scale of landscape effect as a result of the proposed solar development would be
"low/medium adverse" over the lifetime of the development, including the construction and decommissioning
phases. Itis considered that one of the main landscape features affected by the proposal would be loss of
traditional orchard in field 4, however, it is noted that these trees have reached the end of their productive life
and replacement trees would be planted to the east of the proposed solar panels. The LVIA also comments
that the exisling hedgerows would be retained and reinforced wherever necessary which would be of long
term benefit to the landscape and the overall level of effect on the landscape is regarded as "minor
beneficial”.

5.21 The LVIA concludes that while the landscape character of the immediate site would significantly change,
the overall impacts on the surrounding landscape would not be significant and the LVIA considered that there
would be only minor changes to topography given the relatively gentle slopes and the modest structures
needed to mount the solar arrays which would not exceed 2 meires in height. In terms of mitigation, it is
considered that the protection, retention and reinforcement of existing mature landscape features would be
key and significant new native tree and shrub planting is proposed to add to the existing landscape features
to create a strong visual framework to help assimilate the development in the local and wider landscape.
Once the proposed landscaping is established the LVIA concludes that there would be no significant impacts
to residential receptors, to users of the local footpath network and road users. Overall, the LVIA concludes
that the proposed development would be acceptable in landscape and visual terms.

5.22 In addition, the LVIA considers there are man-made influences in the locality of the application site,
including the M5 motorway, pylons and overhead cables, local road network and scattered residential
development on the fringes of Cheltenham. While the Council's Landscape Consultant does not contest the
proximity of such elements, it is considered that the landscape is predominately rural in character and should
not be regarded as an 'urban fringe’ landscape as suggested in the LVIA. The Council's Landscape
Consuitant goes on to state that notwithstanding the retention of hedgerow boundaries, the uncompromising
geometric internal layout and the smooth, "man-made"” texture of the panels would contrast with the
agricultural surroundings and more reminiscent of built development than characteristic agricultural land
uses. It also stated that field 4, in the eastern part of the site, occupies elevated and sloping ground and that
a disproportionate level of harm might be incurred by extending the development onto these slopes. For
these reasons, the Council's Landscape Consultant concludes the effects upon the landscape character
would be adverse and the proposal would have an unacceptable impact on the character and appearance of
the area.

Archaeology

5.23 The application has been submitted with a Heritage Desk-Based Assessment (HDBA) which indicates
the only known heritage assets within the site boundary are the eroded remains of ridge and furrow
earthworks in the westernmost field. It is concluded that given the eroded condition and lack of association
with other evidence of medieval settlement, the value of these heritage assets is limited.

5.24 Other designated heritage assets were identified, including a Scheduled Monument and three Grade Il
listed buildings within a 1km radius of the application site. The HDBA has given due regard to these heritage
assets but concludes the proposed solar development would not alter the key physical surrounds of these
assets and there would be no harm to their heritage significance. Historic England has been consulted on the
application and raises no objection to the proposed development, commenting it would not result in a change
to the setting of the designated heritage assets due to the existing vegetative and topographic screening
along the distances between the application site and the assets.

5.25 With regard to archaeological remains, there is no evidence from previous archaeological investigations
and the extent, date, character and significance of any archaeological remains contained within the site is
currently unknown. Although the application documentation considers there is limited potential for such
remains, the County Archaeologist has commented that the wider locality is known to contain extensive
archaeological remains relating to prehistoric and Roman activity and settlement. Without undertaking
further survey work, the County Archaeoiogist maintains there is potential for any remains within the site to be
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adversely affected by the construction ground works required for this scheme. As a result, the County
Archaeologist has recommended that in advance of the determination of this application the applicant should
provide results of an archaeological field evaluation which describes the significance of any remains and how
these would be affected by the proposed development. This is in accordance with paragraph 128 of the
NPPF.

5.26 The applicants have supplied additional information which seeks to demonstrate the archaeological field
evaluation can be controlled by way of a pre-commencement of development condition. However, the
County Archaeologist strongly disagrees with this approach as it would fail to conform to paragraph 128 of the
NPPF which requires the resulfts of archaeological evaluation to be provided in advance of determination so
as to allow an informed planning decision to be made. It is therefore recommended by the County
Archaeologist that planning permission should be refused for the above reasons.

Ecology

5.27 The application has been supported with an Ecological Assessment which identifies that the site is not
located in any inlernational or national areas of conservation importance. Fiddlers Green Lane Meadow Key
Wildlife Site (KWS) is located approximately 1.56km north-east of the site. This KWS is an area of neutral
grassland which supports an array of plant species. Natural England has been consulted on the application
and raises no objections to the proposal in terms of its impact on the KWS.

5.28 The Ecological Assessment concludes that although the remnant orchard on-site would be lost in order
to facilitate the proposal, it is not deemed worthy of retention and the provision of a new orchard of similar
species would compensate for its loss. Existing frees and hedgerows are recognised as providing ideal
opportunities for nesting birds and a variety of species were seen to be using these habitats when
undertaking the survey. In addition, the hedgerows are also noted to provide habitat for commuting and
foraging bats, providing connectivity to other suitable habitats in the local area.

5.29 The ecological findings, as well as the findings of the LVIA, have led to the creation of a Landscape and
Biodiversity Management Plan submitted with the application which seeks to provide, inter alia, enhanced and
new habitats. It details the retention and reinforcement of existing hedgerows, the replacement of the plum
orchard in the eastern part of field 4 and the provision of bird and bat boxes at suitable locations around the
site. Itis also recommended that existing grassland would be managed by low level sheep grazing /
occasional mowing to enhance the biodiversity value of the habitat.

5.30 Having regard to the above, it is considered that the proposed development is in accordance with the
NPPF and Policy NCN5 of the Local Plan subject to an appropriately worded planning condition requiring the
measures identified in the Landscape and Biodiversity Management Plan to be carried out.

Flood Risk

5.31 The application site is located within Flood Zone 1, however, due to its size is accompanied by a Flood
Risk Assessment (FRA). The FRA shows that the impermeable area introduced across the site is very small
relative to the size of the site and as such would have limited impact upon the runoff rates from the site. The
Lead Local Flood Authority {LLFA) initially raised an objection to the application and requested the
submission of additional information to assess the adequacy of the surface water drainage system. The
applicant has prepared and submitted a FRA Addendum which indicates a shallow swale and berm
arrangement would be provided at the bottom edge of each slope within the site to prevent any run-off flowing
off-site. The LLFA has considered the revised drainage strategy and is satisfied that the surface water
management proposals are acceptable.

5.32 Having regards to the above, it is considered that subject to an appropriately worded condition requiring
the mitigation to be carried out in accordance with that outlined in the FRA Addendum and the submission of
detailed drainage design, the proposal would not have a detrimental impact upon flood risk.

Access and Highway Safety

5.33 Access to the site is proposed to be via an existing field gateway from Old Gloucester Road. A short
access track would be constructed within the field to provide access through the site for general access and
maintenance purposes. The track would be gravelled (type 1) and would be a maximum of 3.5 metres wide,
The County Highways Authority requested the submission of additional information to demonstrate the impact
of the development on the local highway network and whether safe and suitable access can be achieved in
accordance with the NPPF. Additional information has been provided which illustrates the necessary visibility
splays can be achieved and sufficient space is provided within the site {o provide for access and turning of
HGVs.
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5.34 The County Highway Authority therefore raises no objection to the proposal subject to a condition
requiring the submitted construction method statement to be adhered to. It is also recommended that
standard condition should be imposed requiring no works to commence on site until the first 15 metres of the
proposed access road has been completed to at least binder course level.

Residential Amenity

5.35 There are residential properties that are located in close proximity to the proposed solar development
(circa. 80 metres to the east of the site}). The Council's Environmental Health advisor has commented that
inverters, transformer stations and metering substations have the potential to generate noise that can cause
nuisance fo neighbours. However, it is noted that none of equipment is within 100m of the nearest residential
property and the noise effects of the plant at the boundary would be imperceptible above typical background
noise levels. The applicants have confirmed that they have no objections to a suitably worded condition
which would prevent the development from exceeding a level of 5dBA above existing background noise at
the ground floor of any existing residential property. No further comments have been received from
Environmental Health as to the acceptability of this condition and whether it addresses previous concerns.
An update will be provided at Commitiee.

6.0 Cverall Planning Balance and Conclusions

6.1 The economic, social and environmental roles for the planning system, which derive from the three
dimensions to sustainable development in the Framework, require that a balancing exercise be performed to
weigh the benefits of the proposed solar panels against their disadvantages.

6.2 Weighing against the proposal are the harm identified to the Green Belt, both in terms of
inappropriateness and loss of openness, and the harm to the character and appearance of the countryside.
The benefits of the proposal are the significant contribution that would be made towards the reduction of
greenhouse gas emissions. The development would also contribute to the local rural economy and would
have energy security benefits. It would also offer the potential to improve biodiversity.

6.3 Having regard to the above, while finely balanced, it is considered that the benefits of the proposal do not
outweigh the harm to the Green Belt in this case. The industrial appearance of the development, including
the solar panels, associated buildings and security fencing, would clearly have an impact on the openness of
the Green Belt and would cause additional harm. The harm that would be caused by reason of its
inappropriateness, by a significant loss of openness of the Green Belt, in addition to the harm that would be
caused to the character of the landscape, is not clearly outweighed by the environmental and biodiversity
benefits of the proposed scheme. The archaeological concerns also weigh against the proposal.

6.4 Overall, the proposal does not represent sustainable development and as such the application is
recommended for refusal.

7.0 Update

7.1 This application was considered by Planning Committee at its meeting on 22 December 2015
when it was resolved to defer the application in order to negotiate a reduced scheme in an attempt to
address landscape concerns.

7.2 Since the December Committee, the agent has prepared and submitted an amended scheme
which has reduced the number of proposed solar panels in response to previous concerns raised by
the Council's Landscape Consultant and Boddington Parish Council. The solar paneils have been
reduced to below the 29 metre contour and would no longer be sited in the upper slopes of fields 2
and 4 (see attached plan). The Landscape Consultant has been re-consulted on the amended
scheme and considers the revisions to be more sensitive to the local context, particularly as the solar
panels now avoid the exposed west facing slope. While the development would still influence the
local character, it is noted that the existing hedgerows and proposed mitigation planting would be far
more effective at screening and filtering views of the proposed development in its amended form.
Whilst the amended scheme does reduce the impact on the landscape to a degree, the proposals
would still introduce a significant amount of development into the rural landscape and this is a
matter which weighs against the application in the overall planning balance. The conclusions in
respect of Green Belt harm set out above still stand and the proposals represent inappropriate
development in the Green Belt which would compromise its open character.
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7.3 No further comments have been received from Boddington Parish Council as to whether the
amended scheme has overcome their objection regarding the landscape impact of the proposed
development.

7.4 In seeking to address landscape concerns, the agent has also sought to address the objection
raised by the County Archaeologist who recommended that the resuits of an archaeological field
evaluation should be provided prior to the determination of the application. The failure to provide
such information had previously formed a reason for refusal when the application was presented to
Members at December Planning Committee. However, further discussions have taken place with the
agent and the scheme has been amended to use concrete slabs for the mounting of solar panels
rather than using piles driven approximately 1.5 metres into the ground (see attached plan). The
County Archaeologist has considered these amendments and is satisfied that the use of concrete
beams would minimise any impact on underlying archaeological remains and has overcome the need
for the results of an archaeological field evaluation to be provided in connection with the proposal.
Thus, the County Archaeologist has withdrawn their objection and the requirement for an
archaeological field evaluation is no longer cited as a reason to refuse the proposed development.

7.5 However, the use of concrete beams to support the solar arrays would have an impact on
drainage arrangements for the proposed development. The agent has been advised to provide an
updated Flood Risk Assessment {FRA) to allow the Council to fully consider the drainage
implications of using concrete beams and demonstrate how any surface water run-off could be
effectively managed. No additional information has been submitted by the agent {or applicant)
despite requests from the planning officer. In the absence of the requested information, it is
therefore recommended that an additional reason for refusal should be added to the officer
recommendation and the application refused on the grounds of lack of information in that the
Council has insufficient information to correctly assess the impact of the proposed development.

7.6 There is no change to the officer recommendation and the application is recommended for
refusal.

RECOMMENDATION Refuse

Reasons:

1 The proposed development represents inappropriate development in the Green Belt which would
compromise its open character, appearance and function. The proposed development is therefore
contrary lo paragraphs 87, 88 and 89 and 90 of the National Planning Policy Framework, Policy
GRB1 of the Tewkesbury Borough Local Plan to 2011 - March 2006 and Policy SD6 of the JCS
(Submission Version) November 2014.

2 The development would result in significant harm to the character and visual quality of the area by
reason of the introduction of an extensive area of development which would significantly influence the
local landscape character. The proposal therefore does not represent sustainable development
within the context of the NPPF and would be contrary to Section 11 of the NPPF {Conserving and
enhancing the natural environment), Policy LND4 of the Tewkesbury Borough Local Plan to 2011 -
March 2006 and Policy SD7 of the JCS (Submission Version) November 2014,

3 Insufficient information has been submitted to demonstrate that surface water-run off as a result of
the proposed development would be effectively managed and would not exacerbate or cause
flooding problems. The proposal is therefore considered contrary to the provisions of the National
Planning Policy Framework, Policies EVT5 and ETV9 of the Tewkesbury Borough Local Plan to 2011
- March 2006 and Policy INF3 of the JCS (Submission Version) November 2014,
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15/01288/FUL Part Parcel 0022, Oxenton 8

Valid 06.03.2016 Proposed change of use of agricultural building to a dwelling house, and

associated building operations

Grid Ref 395958 231265
Parish Oxenton
Ward Oxenton Hill Mr William Hitchman

Bangrove Farm
Bengrove
Teddington
Tewkesbury

RECOMMENDATION Refuse

Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

JCS (Submission Version) November 2014

Tewkesbury Borough Local Plan to 2011 - March 2006 - GNL11, HOU4, HOU10, TPT1, AGR6 and AGR?7.
Flood and Water Management Supplementary Planning Document

Cotswolds AONB

Within 50m of a listed buildings (Rose Cottage and Crane Hill)

Public right of way

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

Oxenton Parish Council object -

The existing shed is not of substantial construction as made apparent by the Engineering consultants
Goaodhind.

The design is exceptionally large and out of character with a small village in ANOB. It would also represent
a substantial extension of the village boundary, setting a dangerous precedent and also detrimentally
affect the landscape features.

The construction using concrete blocks and composite roof is totally inappropriate for this location, and
would be highly visible especially from the Cotswold Way National Footpath.

Access is of particular concern. The lane connecting the site to the road is narrow in places and used by
schoglchildren walking to the pick up point on main road.

The site itself has no proper drainage which would make any development difficult, especially considering
abuse of the site by the previous owner.

An adjacent farmer believes he has a right of way along the bottom of the site to his field.

Conservation Officer - Objects: The proposed development would fail to preserve or enhance the setting of
Crane Hill and Rose Cottage, both Grade |l Listed Buildings and the overall public benefits would not
outweigh the harm caused.

Cotswolds Conservation Board — Object for the following reasons:

the structural suitability of the building is not suitable for conversion

the design is an overly domestic conversion particularly through the number and style of window openings
and external detailing would be harmful to the building and surrounding area.

The scheme has failed to address how, particularly through the design and landscaping process, the
character and special qualities of the AONB will be conserved and enhanced as required by the CRoW
Act 2000 and NPPF.

CPRE Cheltenham - Objects for the following reasons:

The site is in a highly attractive and sensitive rural location, cutside the residential envelope of the
settlement of Oxenton and within the Cotswolds AONB. It lies on the lower slopes of Crane Hill, an
outcrop of the Cotswold escarpment, and forms part of fine views from the village and from the
Gloucestershire Way long-distance footpath.

Conversion of what is now a typical agricultural site (albeit in poor condidtion) to a residential one, with the
creation of a residential building, drive, car parking area, gardens and the like, would totally change the

950



character of the area from a rural to a suburban one.

- The agricultural building proposed for conversion is no more than an open-sided steel-framed barn in an
extremely poor state and not worthy of preservation. Althcugh not of themselves attractive, such barns are
familiar in rural locations and fit into the rural landscape. On the other hand, the proposed dwelling is in
effect a new building, with little if any architectural character or any sympathy with a sensitive rural
location. It has all the appearance of having been contrived to seek to fulfill conditions for conversion.

- For the reasons given above, the proposals, if permitted, would damage a sensitive landscape in the
AONB. They are contrary to Policy LND1 of the Tewkesbury Local Plan to 2011. They are contrary to
NPPF Paragraph 114 which states "Great weight should be given to conserving landscape and scenic
beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, ... " and consequential
policies in the Joint Core Strategy (currently undergoing Examination) and embryonic Local Flan.

- Oxenton is a small rural settlement with very few facilities. As such, it is not allocated for expansion in the
Joint Core Strategy (currently undergoing Examination). Nor is it intended for additional housing in the
embryonic Tewkesbury Local Plan.

15 letters of local representation received raising the following concerns:

- Oxenton is not designated as a suslainable location for new development by Tewkesbury Borough
Council.

- As with most villages the need for affordable housing is the main priority. Another large detached property
is not what is needed.

- The existing shed is not of substantial construction.

- enclosing this structure would contribute a ‘'materially greater impact on the openness of the Green Belt'
than the present use.

- The shed was a second-hand structure bought by the previous [andowner and assembled by unskilled
workers. It is not a long standing building of the village.

- The design does not 'enhance the immediate setting' nor is it of 'exceptional quality or innovative nature'.

- The proposal would be damaging to the AONB

- The development would fail to preserve or enhance the setting of the adjacent listed buildings.

- The design of the building is totally inappropriate.

- Part of the conversion is outside the barns footprint.

- Increased traffic flow would result in highway safety concerns.

- Parking provision is unacceptable.

- The villages suffer from flooding.

- Services such as sewage, water, mains is not available and further investigation is required.

- The development would impact upon protected species.

- The area is a tourist destination and the proposed development would detract from it.

One letter of neighbour representation in support of the application raising the following:

- Current building is an eyesore and de-values both Oxenton village and AONB.

- Agricultural development would be acceptable in principle which would have a far greater negative effect
on the village and AONB.

- North facing 1st floor windows be scaled back and landscaping should be address.

- A"new build" slightly smaller footprint, traditional barn building (Cotswald stone, tiled roof and oak
features) could also be allowed to replace the existing building.

Planning Officers Comments: Mr Ciaran Power

1.0 Introduction

1.1 The application site relates to agricultural land and associated buildings at land off Crane Hill Lane,
Oxenton. The design and access statement accompanying the application explains that the land previously
formed part of Hill Farm which has been sold off over the years in various parcels. The application site is now
owned by an adjoining farm. There is one existing steel framed building with corrugated metal roofing sheets
sited on the application site. A public footpath crosses part of the application site in the north western corner
close to the site access. The site is located within the Cotswold AONB and Is located in close proximity to
Rose Cottage and Crane Hill both of which are Grade Il Listed Buildings.

2.0 History

2.1 No relevant planning history found.

3.0 Current Application
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3.1 This application seeks planning permission for a change of use of the existing agricultural building to a
single dwelling. The building would provide 4 bedrooms and living accommodation including a lounge,
kitchen, family room, gym, library, dining room and an internal garage. The proposed development would
include turning and off street parking areas within the site and would utilise the existing vehicular access to
the site. The proposal also includes a landscaping scheme which includes hedgerow planting and tree
planting.

4.0 Policy Context

4.1 The National Planning Policy Framework (NPPF) promotes sustainable development, of which there are
three dimensions: economic, social and environmental. It does not change the statutory status of the
development plan as the starting point for decision making but emphasises the desirability of local planning
authorities having an up-to-date plan.

4.2 According to paragraph 215 of Annex 1 of the NPPF, due weight should be given to relevant policies in
existing development plans according to their degree of consistency with the framework (the closer the
policies in the plan to the policies in the framework, the greater the weight that may be given). Where the
development plan is out of date, the NPPF advises that permission should be granted unless any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the
policies in this Framework as a whole; or specific policies in the Framework indicate development should be
restricted.

4.3 One of the core planning principles of the NPPF is that the planning system should recegnise 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.
The site is located within the Cotswolds AONB and paragraph 115 of the NPPF sets out that great weight
should be given to conserving landscape and scenic beauty in AONBs which, along with other designations,
have the highest status of protection in relation to landscape and scenic beauty.

4.4 Section 16 and 66 of the Planning (Listed Building and Conservation Areas) Act 1990 requires Authorities
to have special regard to the desirability of preserving any listed building or its setting or any features of
architectural or historic interest. This requirement is also set out at paragraphs 126 and 131 of the new
NPPF. The NPPF advises that when considering the impact of a proposed development on the significance
of a designated heritage asset, great weight should be given to the asset's conservation. It also advices that
significance can be harmed or lost through alteration or destruction of the heritage asset or development
within its setting. Furthermore, the NPPF states that, where development will lead to substantial harm to or
total loss of significance of a designated heritage asset, LPAs should refuse consent, unless it can be
demonstrated that the substantial harm or loss is necessary to achieve substantial public benefits.

4.5 Section 7 of the NPPF and the Planning Practice Guidance make it clear 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. Furthermore, one of the defined ‘Core Principles’ of the NPPF is that a good standard of amenity for
all existing and future occupants of land and buildings be achieved.

4.6 Policies AGR6 and AGR?7 of the local plan encourages the re-use of rural buildings and seek to preserve
their traditional rural appearance and character. Policy AGR7 also states that rural buildings should be
capable of conversion to the proposed alternative use without substantial alteration or extension to their
original structure.

4.7 The application site lies outside any recognised settlement as defined by the Tewkesbury Borough Local
Plan to 2011 - March 2006. Consequently, the application is subject to policy HOU4 which states that new
residential development will only be permitted where such dwellings are essential to the efficient operation of
agriculture or forestry or the provision of affordable housing.

4.8 The above local plan policies in respect of promoting good design and conserving built heritage are
considered to be consistent with the NPPF and are therefore considered to have significant weight. Palicy
HOUA4 is 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 because the Council cannot currently demonstrate a five year supply of deliverable
housing sites. Paragraph 55 of the NPPF however, specifies that, to promote sustainable development in
rural areas, housing should be located where it will enhance or maintain the vitality of rural communities. For
example, where there are groups of smaller settiements, development in one village may support services in
a village nearby. Local planning authorities should avoid new isolated homes in the countryside unless there
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are special circumstances such as:
- the essential need for a rural worker to live permanently at or near their place of work in the countryside,;
or
- where such development would represent the optimal viable use of a heritage asset or would be
appropriate enabling development to secure the future of heritage assets; or
- where the development would re-use redundant or disused buildings and lead to an enhancement to the
immediate setting, or
- the exceptional quality or innovative nature of the design of the dwelling. Such a design should:
- be truly outstanding or innovative, helping to raise standards of design more generally in rural areas;
- reflect the highest standards in architecture;
- significantly enhance its immediate setting; and
- be sensitive to the defining characterislics of the local area.

Analysis

5.1 The main planning issues to be considered in this application are the principle of this development; its
impact on the character and appearance of the existing rural building and the Cotwolds AONB; the setting of
the nearby listed buildings; the impact upon the residential amenity of neighbours and the traffic/highway
safety implications and flood risk and drainage.

Principle of Development

5.2 Policy AGR6 of the Local Plan supports the conversion of rural buildings provided that the buildings are of
a permanent and substantial construction and, in the open countryside, they must be capable of conversion
without major or complete reconstruction. Whilst policy AGR6 sets out a preferential hierarchy for end uses,
the NPPF no longer requires this. Policy AGR7 of the Local Plan reiterates that rural buildings should be
capable of conversion without substantial alteration or extension to the original structure. The essential scale,
form and character of the original building and as much of the original structure and essential features as
possible should be retained.

The submitted Condition Report on Barn Structure by Goodhind Engineering Consultants highlight the
following:

Ground floor slab structures were absent.

New structural elements are to be introduced to enhance the strength and robustness of the existing
elements, including the construction of new masenry walls in and around the existing elements.
New Foundations for the masonry elements

Introduction of a reinforced concrete ground slab

Strengthened roof elements

New perimeter walls.

New roof covering.

N —

NoobsW

5.3 By virtue of the extent of works which would need to be undertaken, it is considered that the existing barn
building would not be capable of conversion without major reconstruction, contrary to policies AGR6 and
AGRY7 of the Local Plan. Having regard to this the principle of conversion is not considered acceptable in this
instance.

5.4 For this reason the proposed development would be tantamount to the erection of a new dwelling in the
open countryside. Insufficient justification has been provided to support the provision of a new dwelling in this
rural location. The site is remotely located relative to the nearest amenities and facilities and is not served by
adequate footways, cycleways, or public transport facilities. The proposal would therefore increase the
reliance on the private motor vehicle. As such, the development is not considered to represent sustainable
development in a rural area.

5.5 The NPPF, which is more up-to-date than the Local Plan, places a clear emphasis on the conversion of
existing buildings in the countryside, and, at paragraph 55 specifies that local planning authorities should
avoid new isolated homes in the countryside unless there are 'special circumstances'. No such ‘special
circumstances' apply in this case. . The proposal is therefore in conflict with policy AGRS of the Tewkesbury
Borough Local Plan to 2011 (March 2006) and paragraphs 17 and 55 of the National Planning Policy
Framework.

Landscape Impact
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5.6 The reasoned justification for policy AGR7 of the Local Plan states that the overall design objective is to
retain the rural character and traditional appearance of the original building. The external appearance of the
existing barn is largely open sided, low key and agricultural in appearance which is typical of many similar
agricultural barns in the countryside. The proposed development would change the appearnce of the building
substantially to the extent that it would fail to retain any sort of rural character. It would see the introduction of
large areas of glazing including roof dormers, external walls (incorporating rendered block work and metai
profiling sheeting) enclosing the building and a new porch over the front door. It would also incorporate a
large domestic curtilage. The barn sits within a sensitive landscape being within the Cotswolds AONB and
would be highly visible from the surrounding footpath network including from the Cotswold Way National
Footpath. It is considered that the resulting building would fail to conserve the agricultural character of the
existing barn and would change the character and appearance of the site to a more intensive domestic
nature, to the detriment of the rural character and appearance of the area. Furthermore, the associated use
of the land surrounding the barn and the inevitable domestic paraphernalia would materially detract from the
character and appearance of the surrounding landscape. Both national and local planning policies require
developments to conserve of where appropriate enhance its landscape. This proposal does neither and as
such, the proposal would be contrary to policy AGR7 of the Local Plan and Policy SD8 of the Submission
version of the JSC,

Impact upon Heritage Assets

5.7 The application site is also located within 85 metres of Crane Hill and 110 metres of Rose Cottage. The
Council's Conservation Officer comments that Oxenton is a small village which sits at the foot of the western
scarp of the Cotswold Hills. It has a low density, linear form aligned along an east-west spine with a return at
its eastern end: Rose Cottage and Crane Hill, the listed buildings highlighted above, are the last two buildings
on this lane and mark the southernmost extent of the village. Both are archetypal thatched, timber-framed
rural cottages and the surrounding agricultural land forms part of their wider setting, so contrary to the design
and access statement, the application will have some impact on their setting simply by extending the
envelope of the settlement. The Conservation Officer also questions whether the scheme is an appropriate
form of development in reasonably close proximity to such sensitive heritage assets. Both are modest
vernacular cottages whereas the proposed dwelling is undisguisedly a 600m2 industrial building, and the
disparities in scale and architectural quality are enormous: certainly there is no benefit to either Crane Hill or
Rose Cottage in having such a development as a neighbour.

5.8 Historic England's 2015 'Historic Environment Good Practice Advice in Planning: 3 The Setting of
Heritage Assets' advises that ‘where the significance of a heritage asset has been compromised in the past
by unsympathetic development affecting its setting, to accord with NPPF policies, consideration still needs to
be given to whether additional change will further detract from...the significance of the asset.’ In this case the
domestication of the building and its surrounding land would further detract from the setting of the heritage
asset. The proposed development would fail to preserve or enhance the setting of the nearby heritage
assets, which are Grade Il Listed Buildings and the overall public benefits would not outweigh the harm
caused. As such the proposed development is contrary to Section 12 of the NPPF and emerging Policy SD9
of the Submission Joint Core Strategy (November 2014).

Residential Amenity

5.9 The proposed dwelling would be well distanced from other residential dwellings, and it is considered that,
by virlue of the scale and form of the proposed development and its proximity to other dwellings, this would
not unreasonably affect the amenity of adjoining occupiers. 1t is further considered that the comings and
goings of vehicles associated with the proposed residential use of this scale would not significantly adversely
affect their amenity.

Access and Parking and Impact on Highway Safety

5.10 The proposal would continue to use an existing access through Oxenton which is an unclassified
highway and would provide off-road parking spaces for a minimum of two cars. The level of parking proposed
is considered inadequate for a development of the proposed scheme, taking into account the floor space
generated by the development and the lack of any on-street parking or turning provision. There would be
adequate space within the application site to increase to level of off street parking provision and therefore
should members be minded to grant planning permission it is recommended that a condition be imposed
requiring a scheme for parking and turning to be provided. The development would utilise an existing
agricultural access and the level of development is unlikely to significantly increase the number of traffic
movements to an extent that would result in an objection on highway safety grounds.
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Drainage and Flood risk.

5.11 The site is located in Flood Zone 1 according to the Environment Agency's most up-to-date flood maps.
Having regard to this it is not considered that the proposed development would result in unacceptable flood
risk and would therefore accord with Policy EVT5 of the Local Plan, Policy SD14 of the Submission Version of
the Joint Core Strategy and section 10 of the NPPF.

5.12 In terms of foul drainage, the application proposals the use of a Package sewage treatment plant
(PTP). Government guidance contained within paragraph 20 of subsection 2 of the Water Supply Wastewater
and Water Quality section of the Planning Practice Guidance (PPG), gives a hierarchy of drainage options
that should be considered and discounted in the following order:

- 1. Connection to the public sewer;
- 2. Package sewage treatment plant (PTP});
- 3. Septic tank (discharging to soakaway);

5.13 The utilisation of non-mains drainage as part of the planning proposal will only be allowed in exceptional
circumstances and the development must provide evidence that a connection to the sewer is not practicable.
No Foul Drainage Assessment has been submitted with the application and therefore the applicant has failed
to demonstrate why the development could not be connected to a public sewer. Having regard to this it is
considered that the proposed development would be contrary to Policy SD14 of the Submission Version of
the Joint Core Strategy and section 10 of the NPPF.

6.0 Conclusion

8.1 Taking into account all of the above, it is concluded that this application, given the significant structural
and rebuilding works proposed would be tantamount to the erection of a new dwelling in the open countryside
and insufficient justification has been provided to support such a proposal in this rural location. The
development is not considered to represent sustainable development. Further, the reconstruction works
proposed would significantly alter the existing structure and would change the character and appearance of
the site to a more intensive domestic nature, to the detriment of the rural character and appearance of the
AONB. In addition the development would fail to preserve or enhance the setting of the nearby heritage
assets. The applicant has also failed to demonstrate that the site could not be connected to the public sewer.
The parking provision within the site is also considered to be inadequate although this could be addressed by
the submission of further details.

6.2 Whilst the proposed development would provide an additional dwelling, which would generate some
economic benefits it is considered that the adverse impacts arising from the proposal would significantly and
demonstrably outweigh the benefits. It is therefore recommended that planning permission is refused.

RECOMMENDATION Refuse

Reasons:

1 The proposed development would be tantamount to the erection of a new dwelling in the open
countryside and there is insufficient justification to support the provision of a new dwelling in this rural
location. The site is remotely located relative to the nearest amenities and facilities and is not served
by adequate footways, cycleways, or public transport facilities. The proposal would therefore increase
the reliance on the private motor vehicle. As such, the development is not considered to represent
sustainable development in a rural area. The proposal is therefore in conflict with policies TPT1 and
AGRS of the Tewkesbury Borough Local Plan to 2011 (March 2006) and paragraphs 17 and 55 of the
National Planning Policy Framework.

2 The proposed development would involve major reconstruction of the existing barn, which would
significantly alter the existing structure, and there is insufficient justification to support the re-
construction. The alterations would change the character and appearance of the site to a more
intensive domestic nature, to the detriment of the rural character and appearance of the area.
Furthermore, the harm to the landscape would be compounded by the associated intensification and
domestication of the surrounding land which would further detract from the qualities of the rural
landscape. The proposal therefore conflicts with policies AGRE and AGR7 of the Tewkesbury
Borough Local Plan to 2011 (March 20086), Policy SD8 of the Submission Version of the Joint Core
Strategy and the National Planning Policy Framework.
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Note:

The application has not been accompanied by a Foul Drainage Assessment to demonstrate why the

development could not be connected to a public sewer. Having regard to this it is considered that the
proposed development would be contrary to Policy SD15 of the Submission Version of the Joint Core
Strategy and sectlion 10 of the NPPF.

The proposed development would fail to preserve or enhance the setting of Crane Hill and Rose
Cottage, both Grade I Listed Buildings and the overall public benefits would not outweigh the harm
caused. As such the proposed development is contrary to Section 12 of the NPPF and emerging
Policy SD9 of the Submission Joint Core Strategy (November 2014).

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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15/00817/FUL Part Parcel 2813, Chosen Hill, Churchdown 9

Valid 14.09.2015 Upgrade existing entrance track
Grid Ref 388305 219169
Parish Churchdown
Ward Churchdown Brookfield Mr David Peake
28 The Sireet
Uley
Dursley
GL1158Y

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkebsury Borough Local Plan to 2011 - Policies GRB1, LND2, TPT1 EVTS
Flood and Water Management SPD

Joint Core Strategy (Submission Version} November 2014

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

Green Belt

Special Landscape Area

Consultations and Representations

Churchdown Parish Council - Objection on grounds that the proposed development would urbanise the
natural environment. It was also noted in relation to the original scheme that the proposal was not
complimentary to the landscape, may result in surface water being discharged onto the road and could result
in the spillage of earth due to soil which has been placed on site by the applicant. In terms of the revised
scheme, the Parish Council maintain their objection and comment that this is a Green Belt site, the grassed
bank has wild flowers in season and the introduction of railway sleepers is felt to be inappropriate.

GCC County Highways Authority - No objection. The upgraded site entrance will improve access
arrangements for the site and will have no significant adverse impact on Chosen Hill.

Land Drainage Officer - No objection to revised drainage strategy subject to the rainwater harvesting tank,
soakaway overflow and French drain being implemented in accordance with suppliers’ specifications and
standard industry guidance.

Public Representations - Two letters of objections have been received from the same local resident in
relation to both the original and amended scheme. The reasons for objection are detailed below:

0 The proposed gabion baskets are too harsh and incongruous for such a sensitive area, particularly at
this elevated position at a height of 2 metres extending for a distance of 16 metres along the existing
menage;

o The description of development is a complete misnomer to what is being carried out on site and the
plans are entirely different and removed from the formal description, with 'the track’ being only a minor part.

o The proposed works are resulting in the transformation of a delicate landscape and would cause
harm to the Special Landscape Area.

Planning Officers Comments: Mrs Helen Stocks

1.0 Application Site

1.1 The application relates to a parcel of land located on Chaosen Hill in Churchdown. The site is currently
used for equestrian purposes and there are existing stable blocks and horse menage located immediately

south of the application site. Access is provided from the unclassified single track lane up Chosen Hill {see
attached location plan).
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1.2 The site is located in the Green Belt and Special Landscape Area (SLA). There are several Public Rights
of Way (PROWSs) within proximity of the application site, the closest of which follows the route of the
unclassified road that extends along the eastern boundary of the site.

2.0 Planning History

2.1 Planning permission was granted in November 1983 for the retention of part of an existing building for
private use as stabling for two horses (ref: 83/00554/FUL). At the same time, planning permission was
refused for the erection of a loose box and tack room for private use (08/00553/FUL).

2.2 Planning permission was refused in November 1991 for the erection of a stable (ref: 91/94226/FUL).

2.3 Planning permission was granted in July 2001 for a replacement stableftack room and one remote stable
with two stables and feed storage in single location (ref: 00/00809/FUL).

2.4 More recently, the site has been subject to an open enforcement case regarding potential unauthorised
engineering operations. This was in relation to the upgrade works to the existing access track and resulted in
the submission of the current application.

3.0 Current Application

3.1 The current application seeks planning permission for the upgrade of an existing entrance track to
provide improved access and parking for a horsebox to allow for the safe loading/unloading of horses away
from the highway. The works include the widening of the existing access track by removing a section of the
grass banking along the western site boundary. The widened track would be fitted with a geo-textile
membrane topped with hardcore and then finished with crushed stone and mixed grass seed. The grass
banking would be re-profiled to a sloping gradient once works to the access track surface are complete. The
existing entrance gates would also be re-positioned closer to the highway and a retaining wall would be
erected at the site entrance, made of reclaimed railway sleepers (see attached plans).

3.2 The application also seeks permission for the erection of a retaining wall, made of 2 metre high gabion
baskets (with 0.3 - 0.5 metres below ground), to the grassed bank further south of the access track (see
plans). The applicant has confirmed that this is required to retain the grass banking and prevent earth from
sliding into the existing horse menage.

3.3 Revised plans have been submitted following an initial objection from the Council's Land Drainage Officer
in relation to the proposed soakaway arrangements. The revisions have amended the drainage
arrangements for the site and make provision for the installation of a french drain to collect surface water run-
off from the enlarged access track which would be discharged into a rainwater harvesting tank that would be
located underground {see attached plans). In addition, the site entrance is now shown to be surfaced with
ground re-enforcement mats which would be infilled with gravel to prevent any surface water being
discharged onto the highway.

3.4 It should be noted that this application is part retrospective. While works have now ceased to allow for
the consideration and determination of this application, the excavation of the grassed bank to allow for the
widening of the access track had been undertaken prior to the submission of the application.

4.0 Policy Context

4.1 The application site is located in the Green Belt. The National Planning Policy Framework (NPPF) states
that as with previous Green Belt policy, inappropriate development is, by definition, harmful to the Green Belt
and should not be approved except in very special circumstances. Paragraph 88 makes clear that local
planning authorities should ensure substantial weight is given to any harm in the Green Belt and ‘very special
circumstances' will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and
any other harm, is clearly outweighed by other considerations.

4.2 Paragraph 20 of the NPPF goes on to state that certain forms of development may not be inappropriate in
the Green Belt provided they preserve the openness of the Green Belt and do not conflict with the purposes
of including land within it. This includes, amongst other things, engineering operations. This approach to
development in the Green Belt is also set out in Policy GRB1 of the Local Plan which makes clear that
engineering operations may not constitute inappropriate development. Policy GRB1 is deemed to be
consistent with the NPPF in this regard and should be given considerable weight in the determination of this
application.
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4.3 Policy LND2 of the Local Plan relates to Special Landscape Areas (SLA) and sets out that special
attention will be accorded to the protection and enhancement of the landscape character of the SLA which
are of local significance. Proposals must 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 quiet
enjoyment of the countryside.

4.4 Policy TPT1 of the Local Plan is also of relevance to this application and sets out that development
should be permitted provided that the traffic generated by the development would not impair the safety or
satisfactory operation of the highway network and would not cause an unacceptable loss of amenity to users
of adjacent land.

4.5 Policy EVT of the Local Plan sets out development proposals must demonstrate that appropriate
provision has been made in their design for the on-site attenuation and treatment of surface water run-off.
Further guidance on this matter is contained in the Council's Flood and Water Management SPD which is a
malerial consideration in the determination of this planning application.

5.0 Analysis

5.1 The main issues for consideration relate to the principle of development given the site's location in the
Green Belt; the impact of the proposed works on the SLA; highways safety; and, flood risk and drainage.

Green Belt

5.2 The NPPF and Policy GRB1 of the Local Plan set out engineering operations may not constitute
inappropriate development in the Green Belt provided they preserve the openness of the Green Belt and do
not conflict with the purposes of including land within it.

5.3 In considering the current proposal, it is accepted that the scope of works would constitute engineering
operations. The proposed works would allow improvements to be made to an existing access track and it is
considered that the removal of part of the grassed banking to provide an enlarged parking and turning area
would have limited impact on the openness of the Green Belt. Furthermore, the proposed works would not
conflict with the purpose of the Green Belt which aims to prevent urban sprawl and assist in the safeguarding
of the countryside from encroachment. The proposed access track would be re-seeded with mixed grasses
which would help it to assimilate to the surrounding landscape rather than having a hard surface treatment
that would be more typical of an urban area.

5.4 For these reasons, the proposal is deemed to constitute appropriate development in the Green Belt and
would accord with the provisions of the NPPF and Policy GRB1 of the Local Plan.

Impact on character and appearance of SLA

5.5 Objections have been received from the Parish Council and a local resident on grounds that the proposed
upgrade works would have an urbanising effect on the area and would not be in keeping with the character
and appearance of the SLA. Particular concern is expressed in relation to the materials for the proposed
retaining walls along the western side of the site, namely the proposed gabion baskets and the reclaimed
railway sleepers.

5.6 The proposed retaining walls would, however, make use of natural materials and would not appear out of
character in the SLA. There is existing mature vegetation along the eastern boundary of the site and the
proposed access track and retaining walls would be largely screened from view and would not appear overly
prominent in the surrounding landscape. The existing vegetation would be retained and the applicant has
indicated that additional planting would be undertaken to enhance the existing boundary and stabilise the
grass banking. It is recommended that this additional planting is controlled by the imposition of a landscaping
condition,

5.7 Although the gabion baskets would not be overtly visible from public vantage points, it is acknowledged
that the appearance of the gabion baskets could be softened if soil was intermixed with the stone to allow for
the plating of grasses or other vegetation. This would help the gabion baskets assimilate to the grass
banking behind and would improve the aesthetical appearance of the retaining wall. It is recommended that
these details can be secured by way of an appropriately worded condition.
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5.8 Subject to the recommended conditions, it is considered that the proposed development would not have a
detrimental impact on the visual amenity of the area and would cause no undue harm to the character and
appearance of the SLA in accordance with Palicy LND2 of the Local Plan.

Highways Safety

5.9 The County Highways Authority (CHA) has been consulted on the application and raised no objection to
the proposal on highways grounds. It is commented that the proposed works would improve existing access
arrangements and would not cause undue harm lo other road users on Chosen Hill. Indeed, the provision of
an off-road parking and turning area would improve the safe operation of the highway network as vehicles
would no longer need to stop on the single track road for the loading / unloading of horses. As such, the
proposal is deemed to be accord with the requirements of Policy TPT1 of the Local Plan.

Flood Risk and Drainage

5.10 The Council's Land Drainage Officer raised an initial objection to the proposed soakaway arrangements.
It was considered that the proposed arrangements would fail to satisfactorily deal with the surface water
drainage and would have resulted in surface water run-off being discharged onto the highway. In light of this
objection, the applicant liaised direct with the Land Drainage Officer and supplied amended drawings to
overcome concerns. The revisions indicate the surface water drainage would be dealt with by the installation
of a french drain along the eastern boundary of the site, which would connect to a rainwater harvesting tank
located underground. Provision has also been made for an overflow soakway and the surface treatment at
the site entrance has been amended to channel surface water run-off into the rainwater harvesting tank.

5.11 The Land Drainage Officer has been consulted on the amended scheme and is satisfied that the
proposed development satisfactorily addresses pervious concerns subject to a condition requiring the
proposed drainage strategy to be implemented in accordance with suppliers’ specifications and standard
industry guidance. The proposal is therefore deemed to comply with Policy ETV9 of the Local Plan and the
Flood and Water Management SPD.

6.0 Conclusion

6.1 For the reasons set out in the aforementioned section, the proposed development is deemed to comply
with the provisions of the NPPF and relevant policies of the Tewkesbury Borough Local Plan to 2011 - March
2006. The proposal would constitute an engineering operation which would not impact on the openness of
the Green Belt or conflict with the purposes of including land within it. Subject to conditions, it is not
considered that the proposal would have a detrimental impact on the character and appearance of the SLA
and would not cause harm to the safe and satisfactory operation of the highway network. Previous concerns
relating to the proposed drainage strategy have been resolved and the revised scheme is considered to
satisfactorily deal with surface water run-off. Thus, the planning application is recommended for Permit.

RECOMMENDATION Permit
Conditions:

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

2 The development hereby permitted shall be carried out in accordance with the drawing 'proposed
upgrading of existing access track' received 24 February 2016 and information contained in the
covering letter and email received on 24 February 2016 and 23 March 2016 respectively.

3 The surface water drainage works hereby permitted shall be carried out in accordance with the
approved details and shall be implemented in accordance with suppliers' specifications and standard
industry guidance.

4 Notwithstanding the approved plans, a comprehensive landscaping scheme for the site shall be

submitted to and approved by the Local Planning Authority within a period of three months of the date
of this permission. The landscaping scheme shall include full details of the hedgerow improvements,
specify the fill materials of the gabion baskets and full details of the basket planting, including the
seed mix and type.
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Reasons:

1

Notes:

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004,

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

To ensure that the development is provided with a satisfactory means of drainage as well as to
reduce the risk of creating or exacerbating a flooding problem in accordance with the NPPF and
Policy EVTY of the Tewkesbury Borough Local Plan to 2011 - March 2006.

To ensure that the development will be visually attractive in the interests of amenity in accordance
with the provisions of the NPPF and Policy LND2 of the Tewkesbury Borough Local Plan to 2011 -
March 2006.

Statement of Positive and Proactive Engagement

In accordance with the requiremenits of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating drainage
issues.

The development includes a retaining wall adjacent to the highway and the Applicant/Developer is
required to have regard to Section 167 of the Highways Act 1980, which in some circumstances
requires plans, sections and the specification of the retaining wall to be submitted to the County
Council for its separate approval before works on the development can commence.

The proposed development will require the provision of a verge crossing and the Applicant/Developer
is required to obtain the permission of the County Council before commencing any works on the
highway.

The site is traversed by a public right of way and this permission does not authorise additional use by
motor vehicles, or obstruction, or diversion,
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15/00830/FUL The Hall, Stockwell Lane, Woodmancote 10

Valid 25.09.2015 Retrospective planning for retention of dwelling as built, including roof
light, garden walls and picket fence. Erection of single storey side
extension to provide garden room.

Grid Ref 397257 227234

Parish Woodmancote

Ward Cleeve Hill Mr Harry Sherborne
The Hall
Stockwell Lane
Woodmancote

RECOMMENDATION Permit
Policies and Constraints

Section 72 of the Planning (Listed Buildings and Conservation Areas} Act 1990

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - Policies HOU2, HOUS, TPT1, HEN2

Flood and Water Management SPD

Joint Core Strategy Submission Version November 2014

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

Woodmancote Conservation Area

Consultations and Representations
Woodmancote Parish Council - Raised an objection to the original scheme for the following reasons:

- The picket fence is out of character and should according to the plans be a continuation of the Cotswold

stone wall of the neighbouring property.
- The brick wall is far toa high and of single skin construction which is a danger to pedestrians in the event

of collapse.

- The gazebo is not suitable for the conservation area and should not be in the front garden. On the original
plans this area was to be used for additional parking, consequently, cars now have to park on the
pavement/road which means pedestrians, buggies and wheelchairs have to go on the road.

The Parish Council has been re-consulted following the submission of revised plans. An objection is raised
on grounds that original plans show a Cotswold stone wall, there is no red brick in the road and it is in the

conservation area. Picket fence is not suitable for the area. Extension may be overly large for the site of the
plot.

Conservation Officer - No objection to the revised plans.

GCC County Highways - Standing Advice.

Public Representations - No letters of representation have been received.

Planning Officers Comments: Mrs Helen Stocks

1.0 Application Site

1.1 The application relates to a parcel of land located on Stockwell Lane in Woodmancote. The site was
formerly occupied by the ‘old village hall’ but this building has been demolished and the site is currently
occupied by a detached dwelling (known as 'The Hall') which has not been constructed in accordance with
the approved plans and is therefore unauthorised.

1.2 The site is surrounded by residential development and is located within the established Residential
Development Boundary of Woodmancote as defined in the Tewkesbury Borough Local Plan to 2011 - March
2006. The site is also located within Woodmancote Conservation Area and is situated within 50 metres of
two listed buildings (Pear Tree Cottage and Pigeon House) on Stockwell Lane.
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2.0 Planning History

2.1 Planning permission and conservation area consent were granted in March 2014 for the demalition of the
existing village hall and the erection of a new dwelling with garage, vehicular access, parking and turning area
(ref: 13/01280/FUL and 13/01282/CAC). The village hall has been demolished and a new dwelling erected
on-site. However, the dwelling does not accord with the approved plans and additional works have been
undertaken contrary to the original planning permission. It was therefore advised that a new application
would be required for the retention of the dwelling as built.

3.0 Current Application

3.1 The current application seeks retrospective planning permission for the retention of the dwelling as built,
including the addition of a roof light, garden walls and picket fence. It also seeks planning permission for the
erection of a single storey side extension to provide a garden room. The site is accessed from Stockwell
Lane and provides off-road parking for two vehicles (see attached plans).

3.2 The above description of development was amended following the submission of revised plans and it
should be made clear that the initial application also sought the retention of the porch overhang and gazebo.
Following concerns raised by Officers, the applicant has resolved to remove these structures and reference
to the porch overhang and gazebo have therefore been omitted from the revised description of development.

4.0 Policy Context

4.1 Section 6 of the NPPF advises that housing applications should be considered in the context of the
presumption in favour of sustainable development.

4.2 The application site is located within the Residential Development Boundary (RDB) of Woodmancote as
identified in the Tewkesbury Borough Local Plan 1o 2011 - March 2006. The principle of new residential
development on the site Is therefore acceptable in accordance with Policy HOU2 of the Local Plan which seis
out that housing development will be supported within the RDB provided that such development can be
satisfactorily integrated within the framework of the settlement.

4.3 Policy HOUS of the Local Plan sets out that new housing development within existing residential areas will
be acceptable in principle provided that the proposal respects the existing form and character of the adjacent
area; does not result in an unacceptable loss of amenity; is of high quality design; and makes appropriate
access and parking provision. Section 7 of the NPPF reflects this by making it clear 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.

4.4 Section 4 of the NPPF states that local planning authorities should take account of whether safe and
suitable highway access can be provided within development. This is reflected in Local Plan Policy TPT1,
which highlights that development will be permitted where provision is made for safe and convenient access
and where there is an appropriate level of public transport service and infrastructure available. The resulting
development should also not adversely affect the traffic generation, safety and satisfactory operation of the
highway network.

4.5 Policies HOU2, HOUS5 and TPT1 of the Local Plan are considered to be consistent with the provisions of
the NPPF and should therefore be given considerable weight in the determination of the application.

5.0 Analysis

5.1 The principle of development has been established by the previous planning permission (ref:
13/01280/FUL). Therefore, the main issues to be considered in the determination of this application are the
impact of the development on the character and appearance of the surrounding area and street scene; the
impact on the residential amenity of neighbouring property; and the impact on highway safety.

Siting, Design and Street Scene Impact

5.2 Section 7 of the NPPF makes it clear that the Government attaches great importance to the design of the
built environment. Furthermore, Policy HOUS requires new residential development to respect the existing
form and character of the adjacent area and street scene.
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5.3 The dwelling proposed to be retained is identical in size and scale to that which was previously approved
by planning permission 13/01280/FUL apart from the addition of a roof light on the south facing roof slope
and the single storey side extension.

5.4 Taking each of these variances in turn, there are not considered to be any concerns regarding the
addition of the roof light which does not harm the overall character and appearance of the dwelling. The
single storey side extension is shown to provide an additional floor area of approximately 11.5 square metres
and reads as a subservient addition to the main dwelling. The Parish Council has raised concerns that the
extension may be overly large for the plot; however, there remains adequate private amenity space afforded
to the dwelling and the extension is well set back from the principle elevation, reducing its prominence in the
street scene. As such, it is considered that the resulting development accords with the provisions of the
NPPF and Policies HOU2 and HOUS of the Local Plan.

5.5 Notwithstanding the above, the boundary treatments erected on site are not consistent with the previously
approved plans which granted permission for the erection of a low stone wall along the front of the site.
Instead, the applicant has chosen to erect a 1.6 metre high brick wall and 1.1 metre high picket fence. The
Parish Council has raised an objection to the boundary treatments and commented that the brick wall and
picket fence is not in keeping with the street scene and has a harmful impact on the character of the
conservation area. In light of these objections, the applicant has supplied amended plans which have
reduced the brick wall and picket fence to 1 metre in height. The Parish Council has been re-consulted on
the amended scheme but do not consider the reduction in height is satisfactory and therefore uphold their
original objection.

5.6 The Council's Conservation Officer has been consulted on the original and revised scheme and raised no
objection to the current boundary treatments. While it is acknowledged that neighbouring boundary
treatments predominately comprise low stone walls, the ‘old village hall' had a low picket fence not dissimilar
to that currently erected on site. With regard to the brick wall, there is a mix of building materials within the
surrounding area and it is considered that the proposed reduction in height would reduce the prominence of
the brick wall in the street scene. Subject to these alterations, the current boundary treatments are not
considered to have an undue impact on the character and appearance of the street scene or the
conservation area that would warrant the refusal of planning permission.

Residential Amenity

5.7 Policy HOUS of the Local Plan sets out that new housing development within existing residential areas
should not result in an unacceptably low degree of residential amenity for existing or proposed dwellings.

5.8 There is approximately 17 metres between the rear elevation of the dwelling and the front elevation of
neighbouring property, The Wynards. There are no window openings on the rear elevation and it is not
considered that the dwelling as built would have an unduly overbearing impact or result in overlooking to this
property. In addition, there is not considered to be any impact on neighbouring properties to the east and
west of the dwelling.

5.9 Although the side extension has reduced the size of the residential curtilage, it is considered that there
remains adequate private amenity space afforded to the dwelling that is not directly overlooked by
neighbouring property. Nevertheless, it is acknowledged that further additions to the property under domestic
permitted development rights could result in substandard living conditions or be detrimental to the amenities
enjoyed by adjacent residential properties given the small enclosed nature of the plot. Having regard to this,
it is considered necessary to impose a condition for the removal of permitted development rights. This is in
the interests of ensuring a good standard of amenity for all existing and future occupants of land and
buildings in accordance with the provisions of the NPPF and Policy HOUS of the Local Plan.

Highways Safety

5.10 Policy TPT1 of the Local Plan highlights that development will be permitted where provision is made for
safe and convenient access and where there is an appropriate level of public transport service and
infrastructure available. The resulting development should also not adversely affect the traffic generation,
safety and satisfactory operation of the highway network.

5.11 There has been no alteration to the previously approved access arrangements, which were deemed to
provide safe and convenient access onto Stockwell Lane, and the submitted plans demonstrate there is
sufficient off-road parking. The development is therefore considered to accord with Policy TPT1 of the Local
Plan.
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6.0 Conclusion

6.1 In light of the above, the proposed development is considered to be of an appropriate size and design and
would have an acceptable impact on the character and appearance of the surrounding area. The scheme
does not harm the residential amenity of neighbouring property and provides for adequate off-road parking
facilities and does not adversely affect the satisfaclory operation of the highway network. As such, the
development is considered to accord with the provisions of the NPPF and the relevant policies of Tewkesbury
Borough Local Plan to 2011 - March 2006. The application is therefore recommended for Permit.

RECOMMENDATION Permit
Conditions:

1 The approved plans relating to the development hereby permitied are drawing nos: 1477-20, 147-25
Rev A and 13:1703:06 VS.

2 The car parking and manoeuvring facilities, including visibility splays, shall be provided in accordance
with the approved plans as shown on drawing number 13:1703:06 VS received 20 February 2014
and shall be similarly maintained thereafter for that purpose unless otherwise agreed in writing by the
Local Planning Authority.

3 Within a period of three months from the date of this permission, the existing brick wall and picket
fence shall be reduced to 1 metre in height in accordance with drawing no: 147-25 Rev A received by
the Local Planning Authority on 15 February 2016.

4 Notwithstanding the provisions of Classes A, B and E of the Town and Country Planning (General
Permitted Development} Order 2015 {or any order revoking, re-enacting or modifying that Order), no
development shall take place other than that expressly authorised by this permission.

5 Notwithstanding the submitted plans, the oak framed porch overhang and gazebo shall be removed
from the site within a period of three months from the date of this permission.

Reasons:
1 To define the extent of the permission for the avoidance of doubt.
2 To ensure adequate visibility and to enable vehicles to enter and leave the highway in a forward gear

in the interests of highway safety in accordance with Policy TPT1 of the Tewkesbury Borough Local
Plan to 2011 - March 2006.

3 In the interests of visual amenity in accordance with the NPPF.

4 In the interest of residential amenity of the current and future occupants and adjacent residential
properties.

5 To define the extent of the permission for the avoidance of doubt and in the interests of visual

amenity in accordance with the NPPF.
Note:
Statement of Positive and Proactive Engagement
In accordance with the requirements of the NPPF the Local Planning Authority has worked with the

applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating design issues.
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16/00027/FUL Longmarsh House, 97A Tewkesbury Road, Longford 11

Valid 15.01.2016 Change of use of domestic double garage to architectural reclamation
showroom and office, including roof alterations.
Grid Ref 383782 220749
Parish Longford
Ward Coombe Hill Mr D Jones
Longmarsh House,
97A Tewkesbury Road
l.ongford
GL2 9BG

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - Policies EMP2, TPT1, EVTS3, ETV5
Flood and Water Management SPD

Joint Core Strategy (Submission Version) November 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

Longford Parish Council - Objection on grounds that the proposed development would have an overbearing
effect on the residents of adjoining property (99 Tewkesbury Road), taking away their privacy and enjoyment
living in a semi-rural location not an industrial area. The alterations whilst taking taking away the windows is
still turning a residential rural area into an industrial area and the impact on the neighbours will be immense
ad infringe on their human rights.

GCC Highways Authority - No objection.
Environmental Health - No objection subject to standard conditions.

Local Residents - Two letters of objection have been received in relation to the original scheme. The

grounds for objection are as follows:

- Overlooking and overbearing impact, resulting in a loss of privacy and loss of light to property and gardens
at 99 and 101 Tewkesbury Road.

- Change of use is extending beyond what may be reasonable in a residential area.

- Proposed development poses unacceptably high density / over-development of the site, especially as it
involves the loss of garden land in a residential area.

- The proposal is not in keeping with other properties in the area - most have large gardens that are not
overlooked - this development would impact on the character of the neighbourhood.

- The loss of existing views from neighbouring properties would adversely affect the residential amenity of
neighbouring property.

- The development would adversely affect highway safety or the convenience of road users as the only
access is via the A38.

No letters of representation have been received in relation to the revised plans.
Planning Officers Comments: Mrs Helen Stocks

1.0 Application Site

1.1 The application relates Longmarsh House, 97A Tewkesbury Road, Longford. The site comprises a two
storey dwelling (including domestic garage and associated garden area) and a rectangular plot of land
containing two outbuildings which are used as architectural showrooms, garages and ancillary offices. The
site adjoins properties located along Tewkesbury Road and allotments to the rear (see site location plan).
The site is accessed off the A38 between Tewkesbury and Gloucester and is located within Flood Zones 2
and 3.
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2.0 Planning History

2.1 An outline application for the erection of a new bungalow on the site was refused in 1993 on the grounds
that the development would cause highway safety issues and would not respect the character and form of the
area (ref: 93/9258/0748/0UT). However, permission was later granted on appeal by the Planning
Inspectorate. This permission was not implemented and expired in 1999.

2.2 A naw application for the erection of a bungalow on the site was refused in 2002 on flood risk grounds

(ref: 02/9258/0879/0UT). Although permission had previously heen granted on the site for a new dwelling,
the introduction of PPG25 (Development and Flood Risk) in July 2001 rendered the development at direct

risk of flooding and therefore unacceptable. This decision was later upheld by the Planning Inspector.

2.3 A further application was submitted in 2009 for a new bungalow but this was later withdrawn due to
objections from the Environment Agency (ref: 09/00177/FUL). It was considered that a residential use would
be a 'more vulnerable' use within a high-risk flood zone, contrary to PPS25.

2.4 An application was submitted in 2011 for the erection two garage buildings and ancillary office
accommodation to be used in association with a minibus company (ref: 11/00756/FUL). This was granted
planning permission and had been partially implemented.

2.5 Planning permission was granted in May 2015 for the erection of two outbuildings to be used as
architectural reclamation showrooms, garages and ancillary offices (ref: 11/00756/FUL). This permission has
been implemented. The buildings occupy the same footprint as the previously approved scheme (ref:
11/00756/FUL} and are subject to the condition that the development permitted shall be used in conjunction
with 97A Tewkesbury Road and shall not be used separately.

3.0 Current Proposal

3.1 The current application seeks planning permission for the change of use of an existing domestic double
garage (relating to 87A Tewkesbury Road) to an architectural reclamation showroom and office. The building
would be used in conjunction with the existing buildings on-site and would be used to display architectural
reclamation items. There would be no change to existing access arrangements.

3.2 The proposal also involves alterations to the existing garage roof in order to provide an office at first floor
level. The orientation of the roof would be amended and the eaves and ridge height increased to 3.2 metres
and 7.2 metres respectively. The office space would be afforded natural light from the installation of three
roof lights {(550mm by 1180mm) on the south facing roof slope.

3.3 The original plans also showed the installation of three roof lights on the north facing roof slope; however,
the scheme has been amended following concerns raised by local residents and revised plans have been
submitted which omit these roof lights from the current scheme (see revised plans attached).

4.0 Policy Context

4.1 Policy EMP2 of the Local FPlan relates to employment uses within settlements outside allocated sites. It
specifies that proposals for new or extensions to existing employment uses will be granted provided that any
increase in traffic can be safely accommodated; adequate parking and manoeuvring space can be provided;
the residential amenity of neighbouring properties would not be adversely affected; the scale and design
complements the existing townscape; and, environmental impact is minimised.

4.2 Other policies contained in the Local Plan which are of relevance to the determination of this application
include Poalicy ETV3 which relates to noise pollution, Policy ETVS which relates to flood risk and Policy TPT1
which requires developments to provide safe access and not generate traffic that would impair the safety or
satisfactory operation of the highway network. These policies will be considered in more detail in the relevant
sections of this report.

4.3 These policies are considered to be consistent with the relevant advice contained within the National
Planning Palicy Framework (NPPF) which sets out a presumption in favour of sustainable development and
makes a clear commitment to securing economic growth. One of the 'core principles' of the NPPF is to also
secure high quality design and a good standard of amenity for all existing and future occupants of land and
buildings.
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5.0 Analysis

5.1 The proposed development is deemed to be acceptable in principle. It would involve an extension to an
existing employment use in line with Policy EMP2 of the Local Plan. The commercial use of part of the
application site has been established by previous planning permissions (see history) and the main issues for
consideration with this application are the impact on the residential amenity of neighbouring property; impact
on the character and appearance of the area; highway safety; and, flood risk.

Residential Amenity

5.2 Objections have been received from the Parish Council and local residents on grounds that the proposal
would cause overlooking and would have an overbearing impact, resulting in the loss of privacy and light to
Nos.99 and 101 Tewkesbury Road. The main area of contention relates to the installation of three roof lights
on the north facing roof slope and the proposed alterations to the ridge and eaves height of the existing
garage.

5.3 Although the cill height of the proposed roof lights would have been 1.7 metres above finished floor level,
it is acknowledged that the roof lights would have given the perception of overlooking and the agent has
sought to address concerns by omitting the three roof lights on the north facing roof slope. These alterations
are clearly shown on the revised plans (see attached). The Parish Council has been re-consulted on the
revisions and upholds their original objection. No further letters of representation have been received from
local residents in regard to the amended scheme. Nevertheless, the removal of the roof lights from the
northern roof slope is considered to be an appropriate design response which satisfactorily addresses
previous concerns regarding overlooking and loss of privacy. There would be no window openings facing
towards residential properties (or garden areas) to the north of the site and the proposa! is not considered to
cause any undue harm in this regard. Furthermore, there are no concerns regarding the installation of three
roof lights on the south facing roof slope which would not cause undue harm to the residential amenity of
properties to the south of the site.

5.4 In terms of the proposed alterations to the roof of the existing garage, the eaves and ridge height would
be increased to 3.2 metres and 7.2 metres respectively. The existing garage currently has a ridge height of
4.5 metres and it is acknowledged that the proposed alterations are reguired in order to accommodate an
office at first floor level. The Parish Council and local residents have raised an objection to the proposed
increase in height on grounds that it would have an overbearing impact and would result in a loss of light to
the neighbouring garden. However, it is not considered that the proposed alterations would have any greater
impact than the existing outbuildings. The orientation of the garage roof would be changed from its current
position and the gable end would no longer face towards the garden area of No.99 Tewkesbury Road. The
roof ridge would be parallel to the site boundary and the roof would slope away from neighbouring property,
therefore reducing the extent of overshadowing and overbearing impact to the neighbouring garden. There is
not considered to be any overshadowing or loss of light to habitable rooms at the neighbouring property given
the separation distance from the existing/proposed garage which is in excess of 16 metres. As such, the
proposal is deemed to have an acceptable impact on the residential amenity of neighbouring property and
would not warrant refusal on grounds of overshadowing or loss of light.

5.5 With regard to noise and disturbance as a resuit of the proposed change of use, the Council's
Environmental Health Officer has been consulted and raised no objection to the proposal subject to standard
conditions restricting the hours of operation. It is not considered that the change of use of the existing
domestic garage to an architectural showroom and office would generate levels of noise that would be
unacceptable in the locality. The proposal is therefore considered to accord with Policies EMP2 and EVT3 of
the Local Plan.

Design and Impact on the Character and Appearance of Surrounding Area

5.6 Although used for domestic purposes, the existing garage is located at the rear of the garden in close
proximity to the existing outbuildings which form architectural reclamation showrooms and offices. The
change of use of the garage would result in the small loss of residential curtilage but this is not considered to
be significant and would cause no undue harm to the character of the area. Similarly, the existing garage is
not prominent within the street scene and its use for commercial purposes in connection with the remainder
of the site is not considered to have a detrimental impact on the character of the area.

5.7 The proposed roof alterations to the existing garage, including the increase in height, would not be visible
from Tewkesbury Road and would not impact on the street scene. The external appearance of the garage
would be in keeping with the neighbouring outbuildings and external materials would comprise facing
brickwork and concrete tiles to match those of the existing garage.
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Highway Safety

5.8 There would be no change to existing access arrangements as a result of the proposed development.
The County Highways Authority (CHA) has been consulted on the proposal and raised no objection to the
change of use of the existing domestic garage to an architectural showroom and office. It was commented
that the proposal does not amount to significant development and would not have a severe impact on
highway safety in line with the provisions of the NPPF and Policies TPT1 and EMP2 of the Local Plan.

5.9 In terms of parking provision, the existing domestic garage was used for storage purposes and the
proposed change of use would not result in a loss of off-road parking spaces. There is provision for 7
parking spaces to the front of 97A Tewkesbury Road, which would provide parking for the existing dwelling
and visitors to the site, and a parking area between the existing cutbuildings to the rear of the site which
provide an additional 4 to 5 spaces. Thus, there is considered to be sufficient parking provision to serve both
the main dwelling and associated business in accordance with Policies TPT1 and EMPZ2 of the Local Plan.

Flood Risk

5.10 The site is located within both Flood Zones 2 and 3, which is an area at medium to high risk of flooding
as defined by the Environment Agency's most up to date flood risk maps. There would be no alteration to the
footprint of the existing garage and it is not considered that the proposed change of use of the building would
have any impact on flooding. The agent has indicated that there are no other buildings within immediate
vicinity available for the proposed use which are at a lower risk of flooding and there is a clear logic for
seeking the change of use of the existing garage which is immediately adjacent to the current business. The
proposal is considered to accord with the national and local requirements, including Policy EVTS of the Local
Plan.

6.0 Conclusion

6.1 The proposed development is deemed to be acceptable and would accord with the provisions of the
NPPF and relevant policies set out in the Tewkesbury Borough Local Plan to 2011. The revised scheme is
considered to have satisfactorily addressed concerns relating to overlooking and subject to planning
conditions, it is considered that the proposed development would not have an undue impact on the residential
amenity of neighbouring property. The application is therefore recommended for Permit.

RECOMMENDATION Permit
Conditions:

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

2 The development hereby permitted shall be carried out in accordance with the fellowing approved
drawing: 204 Rev A, received by the Local Planning Authority on 12 February 2016.

3 The external materials shall comprise facing brickwork and concrete tiles to match as near as
possible the materials of the existing building.

4 No working/deliveries/collections, within/toffrom shall be carried out on the application site other than
between the hours of 0730 and 1800 Mondays to Fridays and between 0730 and 1400 on Saturdays.
No such activity shall take place at any time on Sundays or Bank Holidays.

5 There shall be no outside storage of materials or other goods whatsoever on the application site.

6 No roof lights shall be installed on the northern roof slope without the prior express permission of the
Local Planning Authority,

7 The development hereby permitted shall be used in conjunction with 97A Tewkesbury Road and shall
not be used separately.

8 The use of building shall, in addition to storage, be hereby permitted for use as an architectural
reclamation showroom and ancillary office all in connection with reclaimed building materials and
architectural artefacts and fittings, but for no other purpose (including any other purposes within
Classes A1 and B1 of the Town and Country Planning {Use Cilasses) Order 1987 as amended, or in
any provision equivalent to those Classes in any statutory instrument revoking and re-enacling that
Order).
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Reasons:

1

Note:

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

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

To ensure that the proposed alterations are in keeping with the existing building in accordance with
the NPPF.

To protect neighbouring properties from undue noise and disturbance in accordance with the NPPF
and Policies EMP2 and EVT3 of the Tewkesbury Borough Local Plan to 2011 - March 2006.

To preserve and enhance the visual amenities of the locality in accordance with the NPPF.

To protect the residential amenity of neighbouring property in accordance with the NPPF and Policy
EMP2 of the Tewkesbury Borough Local Plan to 2011 - March 2006.

In the interests of the amenities of the future occupiers of 97A Tewkesbury Road in accordance with
the NPPF and Policy EVT3 of the Tewkesbury Borough Local Plan to 2011 - March 2006.

The site is not in an area normally intended for development of this kind and permission is only
granted exceptionally for this specialist reclamation business.

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating the removal of
roof lights on the northern roof slope.
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16/00138/FUL Land West of Ash Lane, Down Hatherley 12

Valid 08.02.2016 Erection of a single infill dwelling and a detached garage.
Grid Ref 385384 222289

Parish Down Hatherley

Ward Innsworth With Down Mr Duncan Faice

Hatherley

c/o Agent

RECOMMENDATION Permit

Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - Policies HOU4, GRB1 and TPT1
Joint Core Strategy Submission Version November 2014

Consultations and Representations

Parish Council Object for the following reasons:

The term infill is used by the applicant, presumably to imply the land is a mere repository for development.
This is a cynical ploy which should be rejected. The land is a green space which provides important
breathing space and visual amenity within a residential area.

The Down Hatherley Parish Plan highlights the importance of the remaining green spaces within the
village environment.

This application is trying to take advantage of the recent controversial approval of two dwellings in Ash
Lane (reference 15/00720/FUL). This was strongly objected to by the Parish Council, was recommended
for refusal by TBC planning staff, and was subject to a marginal vote to permit by the TBC planning
committee. The Parish Council greatly regrets the controversy created by permitting application
15/00720/FUL.

The land has Green Belt status with stringent protection.

The Parish Council rejects the special pleading proposed by the applicant to justify violating the Green
Belt. The planning appeal cases cited by the applicant in application 15/00720/FUL (and deemed relevant
by the same planning consultants seeking to benefit from this application) are not applicable or relevant to
the situation in Down Hatherley and its planning context.

Down Hatherley is not a Service Village under the Joint Core Strategy and is consequently
accommodating no housing under the JCS.

The scale of the proposed dwelling completely overcrowds the land in question.

The location is a private road, which is maintained collectively and privately by its residents. This proposed
residential dwelling would place additional pressure on the road while making no contribution to its
management and upkeep

7 Letters of neighbour objection received which are summarised as follows:

The proposal would result in the loss of Green Belt, agricultural land.
Loss of open space

Would result in highway safety issues.

Would set precedent for similar proposals.

Surface water should be managed within the site.

Inappropriate development in the Green Belt.

Concern regarding land ownership.

The proposed could result in overlooking.

Design is out of keeping and disproportionate.

The Nissan hut is made of asbestos and its removal is a concern.
The proposed development would be detrimental to protected species.

Planning Officers Comments: Mr Ciaran Power
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1.0 Application Site

1.1 The application relates to a parcel of land to the west of Ash Lane, Down Hatherley. The site forms part
of an agricultural field. The site is bound by open fields to the west, Ash Lane to the east and residential
dwellings adjacent to the northern and southern boundaries. The site is located outside of a Residential
Development Boundary (RDB) as defined in the Tewkesbury Borough Local Plan to 2011 - March 2006. The
site is located within the Green Belt.

2.0 Planning History
2.1 No relevant planning history.
3.0 Current Application

3.1 The current application seeks planning permission for the erection of one new two storey dwelling and
detached garage.

4.0 Policy Context

4.1 National Planning Policy Framework

4.2 Planning Practice Guidance

4.3 Tewkesbury Borough Local Plan to 2011 - Policies HOU4, GRB1 and TPT1
4 4 Joint Core Strategy Submission Version November 2014

5.0 Analysis

Principle of Development

5.1 The site is located outside of a recognised settlement boundary and therefore the proposal is contrary to
policy HOU4 of the Local Plan. However, paragraph 49 of the NPPF sets out that relevant policies for the
supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a
five-year supply of deliverable housing sites. Palicy 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 insofar as it relates
to restricting the supply of housing. The policy is also out of date because the Council cannot currently
demonstrate a five year supply of deliverable housing sites.

5.2 Paragraph 14 of the NPPF sets out a presumption in favour of sustainable development and states that
development proposals that accord with the development plan should be approved without delay. The NPPF
goes on to say that where the development plan is absent, silent or relevant policies are out of date,
permission should be granted unless any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the polices in the Framework taken as a whole; or where
specific policies in the Framework indicate development should be restricted. In this case the site is located
within the Green Belt where the NPPF provides the most up to date policy guidance on Green Belt.

5.3 Paragraph 89 of the NPPF provides the most up to date policy guidance on Green Belts and advises that
a local planning authority should regard the construction of new buildings as inappropriate in Green Belt.
Exceptions to this are:

- buildings for agriculture and forestry;

- provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries, as long as it
preserves the openness of the Green Belt and does not conflict with the purposes of including land within
it;

- the extension or alteration of a building provided that it does not result in disproportionate additions over
and above the size of the original building;

- the replacement of a building, provided the new building is in the same use and not materially larger than
the one it replaces;

- limited infilling in villages, and limited affordable housing for local community needs under policies set out
in the Local Plan; or

- limited infilling or the partial or complete redevelopment of previously developed sites (brownfield land),
whether redundant or in continuing use (excluding temporary buildings}, which would not have a greater
impact on the openness of the Green Belt and the purpose of including land within it than the existing
development.
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5.4 The applicant argues that the proposed development would represent limited infilling in a village and
therefore would not constitute "inappropriate development”. Helpfully the applicants also refer to a very recent
High Court Judgement relating to the case of Vs SOS for Communities and Local Government and
Gravesham Borough Council {(February 2015). Previously the NPPF's bullet point (para 99) referring to
limited infilling in a Green Belt village was widely open to interpretation with many ascertaining that it related
to limited infilling in villages of affordable housing. However this recent High Court Judgement is clear that the
intention is to allow limited infilling in villages whether it is for market or affordable housing.

5.5 The applicants agent also refers to a previous planning appiication (15/00720/FUL) considered at
Planning Committee and subsequently approved in October 2015 where the infilling of an agricultural plot on
Ash Lane was considered, by the Planning Committee, to constitute limited infilling within a village and
therefore was not inappropriate development within the Green Belt.

5.6 Having regard to the above, it is considered that the proposals represent infilling within a village and the
proposal would not represent inappropriate development in the Green Belt.

Openness and Landscape Impact

5.7 Itis also necessary to consider the impact of the proposal on the openness of the Green Belt. The site is
set between two existing dwellings, one a bungalow and the other a two-storey dwelling. Whilst there would
be an impact on openness, the NPPF does low for infilling as set out above and, in the context of the NPPF it
is not considered that there would be an undue impact on the openness of the Green Belt in this particular
location. Similarly, in landscape terms the proposals do not encroach beyond the existing building line of Ash
Lane and as such the impact on the landscape would be limited. However due to the scale of the proposed
dwelling, the inclusion of a detached garage and its Green Belt location it is considered reasonable to remove
permitted development rights in this instance and an appropriately worded condition is recommended should
members be minded to grant planning permission.

Design and residential amenity

5.8 Ash Lane is characterised by a mix of housing types, spread irregularly along Ash Lane. It is considered
that the design of the propased dwelling is acceptable; the adjoining residential property to the north is two
storey and Ashmead to the south is a bungalow. The proposed development would be of a similar height to
two storey dwelling to the north and would also have an acceptable relationship with the bungalow to the
south. Overall the proposal would not have a detrimental impact on the character and appearance of the area
or street scene generally. The proposed detached garage would be located to the rear of the dwelling which
is characteristic of Ash Lane and both the adjacent properties have outbuildings located to the rear of their
dwellings.

5.9 Whilst there are windows in the side elevations of the residential properties to the north and the south
these appear to serve non habitable rooms or are secondary windows. The proposed development would not
raise any residential amenity issues in terms of outlook, light and privacy.

Highway Impacts

5.10 With regard to highways safety, the proposal would be acceptable in highway safety terms subject to
conditions controlling the visibility splays and off-road parking provision. The proposal is therefore considered
to be acceptable in this regard.

5.11 Whilst the site is outside of any recognised settiement with a good range of services and facilities, the
site is reasonably well served by pedestrian links to some services and bus stops on the A38 served by good
bus services to and from Gloucester.

Ecology

5.12 A letter of neighbour representation has been received which raises concern that there are Great
Crested Newts present on site. The applicant has had a Great Crested Newt Survey carried out by a qualified
ecologist which confirms that there were no Great Crested Newts recorded during the survey and the site has
low potential.

Other matters



5.13 Some concern has been raised regarding the removal of the Nissan hut given its likely asbestos
construction. Prior to demoalition the developer / landowner have a legal obligation to ensure that all the
buildings involved are free from asbestos containing materials under the Control of Asbestos Regulations
2012. This is therefore controlled by other legislation outside of the planning system, nevertheless a note is
suggested to be attached to any planning permission, bringing this to the developer's attention.

6.0 Balancing Exercise

6.1 The proposed development would represent appropriate infill development within a village in the Green
Belt in accordance with the NPPF. The impact on the openness of the Green Belt and landscape, design,
impact on residential amenity, accessibility and access and turning arrangements are considered acceptable.

6.2 Overall the proposals would constitute sustainable development in the context of the NPPF and 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.

The dwelling(s) hereby permitted shall not be occupied until the vehicular parking and turning
facilities have been provided in accordance with the submitted plan no. 02 and those facilities shall
be maintained available for those purposes for the duration of the development.

No development shall take place until details of the proposed finished floor levels; ridge and eaves
heights of the buildings hereby approved have been submitted to and approved in writing by the
Local Planning Authority. The submitted levels details shall be measured against a fixed datum and
shall show the existing and finished ground levels, eaves and ridge heights of surrounding property.
The development shall be carried out as approved.

The development hereby permitted shall be carried out in accordance with the following approved
plans, 02, 04, 05, 06 received 5th February 2016.

Building operations shall not be commenced until samples of the facing brick and roof tiles proposed
to be used have been submitted to and approved in writing by the Local Planning Authority and all
materials used shall conform to the sample(s) so approved.

Notwithstanding the provisions of Classes A, B and E of the Town and Country Planning (General
Permitted Development) Order 2015 {or any order revoking, re-enacting or modifying that Order), no
development shall take place other than that expressly authorised by this permission

Reasons:

1

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

To reduce potential highway impact in accordance with Paragraph 32 of the NPPF.

To ensure that the external appearance of the proposed development will be in keeping with the
character of the area and adjoining buildings in the interests of visual amenity in accordance with the
NPPF.

To ensure that the development permitted is carried out in accordance with the approved plans.

To ensure that the external appearance of the proposed development will be in keeping with the
character of the area and adjoining buildings in the interests of visual amenity in accordance with the
NPPF.

To ensure that the external appearance of the proposed development will be in keeping with the

character of the area and adjacent buildings in the interests of visual amenity and in order to maintain
the openness of the Green Belt in accordance with the NPPF.
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Notes:

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.

Prior to demolition the developer / landowner has a legal obligation to ensure that all the buildings

involved are free from asbestos containing materials under the Control of Asbestos Regulations
2012.
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15/01274/APP Land to the west & South of Gloucester Business Park, 13
Brockworth

Valid 09.12.2015 Proposed development of 214 residential dwellings with associated roads,
footways, parking, drainage and landscaping comprising parcels 25a, 25b,
26a, 26b, 27a, 27b.

Grid Ref 387601 216165

Parish Hucclecote

Ward Hucclecote Bovis Homes
Clo Agent

RECOMMENDATION Delegated Approve
Policies and Constraints

NPPF

Planning Practice Guidance

The Tewkesbury Borough Local Plan to 2011 - March 2006 - BR1, GNL2, GNL8, HOU1, HOUS, HOU13,
TPT1, TPT5, LND7, EVT9

Joint Core Strategy (Gloucester Cheltenham Tewkesbury) Submission Version November 2014 - SD4, SD5,
SD7, 8SD11, SD13, INF1 and INF3

Flood and Waler Management SPD

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

Consultations and Representations

Hucclecote Parish Council - The Parish Council has no objection to this application. However it is

concerned that further strain will be put on the local GP surgeries. The proposed health centre for Coopers

Edge was not built and this has become an issue for some residents. There is also a need for a local shop

on Coopers Edge and we would urge the developers to look into providing this on the available land.

Brockworth Parish Council - Parish Council have no objection to this application.

Environmental Health - An up-date will be provided.

Housing Enabling and Policy Manager - No objections.

County Highways - No formal response at the time of writing the report. An up-date will be provided at

Committee.

Severn Trent Water Ltd - No objection.

Stroud District Council - No response at time of writing report.

Local residents - Three letters have been received from local residents raising the following concerns:

- The current infrastructure in the immediate and close area of this proposed development is already
insufficient. Paragraph 162 of the National Planning Policy Framework outlines that 'Locail planning
authorities should work with other authorities and providers to: assess the quality and capacity of
infrastructure for transport, water supply, wastewater and its treatment, energy (including heat),
telecommunications, utilities, waste, health, social care, education, flood risk and coastal change
management, and its ability to meet forecast demands; and take account of the need for strategic
infrastructure including nationally significant infrastructure within their areas

- Insufficient designated residential parking has made the roads a very dangerous place. The sheer level of
traffic already dictates that road capacity enhancement takes place before further traffic is added.

- The proposed plans do not make any reservation for replacement green spaces of equal value to be
presented to the community. The field is regularly used by local residents.

- Without implementing a comprehensive solution to the existing problems, further development in this area
which will only succeed in worsening the current situation.

- Any form of collaboration seems to be absent between the LPA, authorities and other providers. There is
no update estimate to assess the capacity of the infrastructure which cannot serve a further residential
development in this area.

- There is a resident barn owl on this parcel of land which it regularly uses as a hunting ground.

Planning Officers Comments: Mr John Hinett

076



1.0 Introduction

1.1 The site forms part of Coopers Edge development and is located at its south eastern edge as shown on
the original masterplan. The parcel of land is surrounded on its northern and western boundaries by phases
of residential development that have already been built out. The eastern and southern boundaries comprise
open countryside and are outside the 'Coopers Edge' residential area. The site measures 5.55 ha. ltis a
sloping site, rising from the High Street in the north to the Open Space in the south.

2.0 Relevant planning history

2.1 In January 2005, outline permission Ref: - 01/10875/01124/OUT was granted for a new residential
neighbourhood comprising approximately 1900 homes on 70 hectares of land located to the south and west
of Gloucester Business Park.

3.0 Current application

3.1 The current proposal is for reserved matlers approval for 214 no. dwellings comprising a range of sizes
and tenures including a mix of detached, semi-detached and terraced properties from 2 bedroom flats over
garages to larger 5 bedroom homes (location plan attached).

3.2 The application comprises the following mix of dwellings:

Market Housing - 192 units

o 35 x 2 bed houses
o 110 x 3 bed houses
0 41 x 4 bed houses
o} 6 x 5 bed houses

Affordable Housing - 22 units

0 7 x 2 bungalows

0 10 x 3 bed houses
o] 5 x 4 bed 4 houses
4.0 Analysis

4.1 The key issues to be considered in relation to this reserved matters application are considered to be
layout, house type design, scale, residential amenity, landscaping, highway and parking issues, affordable
housing provision and drainage.

Design and Layout

4.2 The NPPF states that it is important to plan positively for the achievement of high quality and inclusive
design for all development, including individual buildings, public and private spaces and wider area
development schemes. Policy SD5 of the Joint Core Strategy Submission Version (November 2014) similarly
seeks good design reflecting the guidance.

4.3 Policy GNL2 requires the provision of design statements for major new developments indicating how the
development addresses key points of urban design. A Master Plan and Design Code have been approved as
part of the outline planning permission to establish design principles for the development. An Area Master
Plan has also been approved for this part of the development.

4.4 Condition 19 of the outline planning permission requires that each application for approval of reserved
matters accord with the Design Code. The Code divides the site into 5 character areas to help create a
distinctive and legible environment. Parcels 25a, 25b, 263, 26b, 27a, 27b (subject of the current application)
fall within three character areas: ‘General Residential’; 'Formal’; and 'Development Edge'.

General Residential

4.5 The majority of the proposal comprises 'General Residential'. The key elements of the character area are
described below:

- Well defined street frontages with predominantly terraced and semi-detached buildings

- Avariety of 2 and 3 storey buildings with a limited quantity of 1 and 1.5 storey dwellings

- A varied urban form provided by varying widths between frontages and gently curving building lines
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- Backland areas within the block with courtyards linked by narrow lanes

- Variation in roof forms

- Buildings predominantly close to back of footway with little or no front garden
- Avaried palette of materials

Formatl

4.6 A small element of the western boundary of the application site comprises 'Formal' area fronting a
large ceniral area of Public Open Space. The Design Code sets out the key elements of this character area
below:

- Strong, consistent building lines

- Balance and symmetry in architectural and urban form, articulated at key focal points

- Uniformity achieved through the use of a rigorously applied architectural language

- Arestricled palette of building materials’

Development Edge

4.7 The application site's southern and eastern boundaries comprise 'Development Edge’. The key
elements of the character area are described below:

- Varied building line with setbacks and relatively long front gardens

- Varied building form with a number of detached buildings

- Space for tree planting within plots, highway and open spaces

- Use of hedges and picket fences to enclose front gardens

Street Hierarchy

4.8 The Design Code also sets out a hierarchy of roads within each of these areas comprising; Primary;
Secondary, Tertiary; and Parking Courts (Mews). The Design Code sets out a number of key design
characteristics for each of these streets, for example frontage depths, parking characteristics and key design
features.

Application proposal

4.9 The Council's Urban Design Officer assessed the original layout and commented that it did not reflect
the differing characteristics of the street hierarchy set out in the Design Code and that there appeared to be
little difference between the secondary streets and the tertiary streets. Whilst the primary frontage was more
discernible it lacked street trees, as did the secondary streets. It was also commented that many of the
properties lacked front boundary treatments required by the Design Code. There were also concerns
regarding the proposed parking. The Code allows for a variety of parking solutions. However, parking to the
front of properties should be limited, avoiding long runs with front parking to maintain enclosure to the street.
The Code requires that on-plot parking should be behind the building line and there should be no more than
two integral garages in a row. The Urban Design Officer considered that the original layout included too
many instances of on-plot parking to frontages. It was also considered that the courtyards lacked adequate
areas of soft landscaping and tree planting. The Urban Design Officer requested that the applicant address
these issues and encouraged the applicant to incorporate un-allocated parallel on sireet parking to the front
of the dwellings to prevent anti-social parking and give residents a more convenient parking option.

410  Ofiicers also had concerns regarding the back-to-back separation distances of dwellings in some
parts of the layout which were well below the normally accepted standards. There were also a number of
examples of some dwellings being immediately adjacent to the rear gardens of others, resulting in
overbearing relationships. It was also noted that the southern edge of the application fell within an 'Area of
Height Sensitivity' and that some of the proposed house types exceeded the heights allowed in the Design
Code. It was also the case that the palette of external materials did not accord with the Code, with far too
many dwellings proposing brick rather than stone.

Revised Layout

411 The applicant has submitted a revised layout, including some revised house types, that seeks to
address Officer's concerns. Changes have been made to the layout and design of the streets in order to
create a clear distinction between the hierarchy of roads. The spine road now incorporates parallel parking
bays to the front of a number of plots and railings have alsc been introduced to the road frontage in line with
the approved DAS. The secondary street that runs north to south through the centre of the parcel has been
revised to indicate a stronger building line with street planting and parallel parking bays in some places.
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Railings have also been introduced in line with the approved DAS. The turning heads have also been
increased to improve manoeuvring following the highways comments. The Code states that Tertiary streets
should take the form of lanes or mews and should be shared surface where possible. The revised layout
now indicates these streets would be a 6.8m width shared surface. The crossing points have also been
added at the appropriate locations. The revised details indicate that the frontages to the primary streets would
be mostly railings with tree planting in places. Frontage to the secondary streets would be mostly railings with
occasional hedge/shrub/tree planting, and frontages to the tertiary streets would be mostly hedge planting
and shrub/tree planting where appropriate.

412  The materials palette has also been amended to reflect the Code. The number of rendered buildings
has been reduced considerably and render is now only used as a main facing material on key buildings
where il is considered appropriate to the spine road frontage. The dwellings facing the 3 roads running north-
south are kept stone as are the dwellings along the southern boundary with brick used sparingly on the
dwellings fronting the internal streets and mews areas. A number of the house types facing the open space
have been substituted for more 'landmark' buildings as called for in the Code.

413 Changes have also been made to the parking arrangements to avoid the long runs of frontage
parking. The parking to the front of properties has been reduced considerably and where possible, on plot
parking is now mostly behind the building line. Visitor parking that was previously indicated to the front of
dwellings has been replaced mostly with parallel parking bays on the streets. This has created further
opportunities to add green areas with planting/trees in place of hard standing parking areas to the front of the
dwellings, and within the courtyard/ mews spaces. Where frontage parking cannot be avoided breaks have
been introduced between the parking bays and landscaping introduced to these areas to break up the hard
nature of parking areas. The revised road widths across the site now allow for visitor parking and many un-
allocated on street parking bays.

4.14  The revised layout has also increased the back-to-back distances with rear gardens being increased
in length with the majority of dwellings are being between the 20-22m ranges. Some of the fiats over garages
(FOGs) have also been repositioned away from the rear boundaries of other dwellings to improve the outlook
and reduce their impact. Sections of the FOGs have also been provided which demonstrate that the roof
lights would be at least 1.7m above floor levels preventing overlooking.

Building Heights

415  Condition 7 of the outline planning permission requires that each application for approval accords
with the building heights indicated on the Land Use Master Plan approved as part of the oulline planning
permission. The southern part of the application site falls within a 'height sensitive’ area where ridge heights
must not exceed 9.2m (according to the Code). For the remainder of the application site ridge heights should
not exceed 10.5m.

4.16  There were several instances where the house types originally proposed exceeded these height
parameters. Those house types have either been substituted for different units, or have had the pitch of the
roeofs slackened such that they now accord with the Land Use master Plan and Area Master Plan.

Density

417  The approved Master Plan indicates six broad density bands and provides a strategy for locating
different types of development. The application site comprises two density zones: Low Density along the
southern edge where density should falf within the 25 - 35dph range: and Medium Density for the remainder
of the site where densities should fall within 35 - 45dph. The proposed densities for the current application
are at the upper ranges of these densities, but do comply with the Code and Masterplan.

Materials

418 The Code sets out a strategy for the application of facing materials which focuses on the distinction
between character areas and encourages local distinctiveness and respect to local context. The majority of
the site falls with the 'Cotswold Palette' area where the range of materials should predominantly comprise
stone and stone-like wall, with slate and tites roofs; with a small quantity of red brick. At least 50% of the
primary facing materials should be within ranges specified in the Code with an additional 10% red brick. A
small part of the site adjacent to the open space falls within the 'Formal Paletie' where materials should
comprise predominantly render painted off-white shade, with stale roofs with at least 70% of the primary
facing materials and 100% of the roofing materials being with the ranges specified ion the Code.
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4.19  Following discussions the proposed materials schedule has been revised. The number of rendered
buildings has been reduced considerably and render is now only used as a main facing material on key
buildings where considered appropriate to the spine road frontage. The dwellings facing the 3 roads running
north-south are proposed to be of stone construction, as are the dwellings along the southern boundary with
brick now only proposed in certain locations on the dwellings fronting the internal streets and mews areas.

5.0 Vehicular Access and Parking

51 Policy TPT1 requires that highway access be provided to a safe and appropriate standard for
proposed development.

52 The County Highways Authority {CHA) are currently assessing the revised layout. An up-date will
be provided at Committee.

53 In terms of parking, all 2 and 3 bedroomed dwellings would have 2 spaces, with 4 bedroomed
dwellings having 3 spaces (including a garage) and 5 bedroomed dwellings having 4 spaces (including a
double garage) - making a total number of 482. In addition to these, there would 35 visitor spaces.

6.0 Affordable Housing
6.1 Local Plan Policy HOU13 provides that provision will be made for affordable housing on appropriate
sites. The Area Master Plan indicates affordable housing numbers for each parcel. For Parcels 25a, 25b,

26a, 26b, 27a and 27b and for the proposed number of 214 dwellings, a total of 22 affordable homes is
required.

6.2 The application makes provision for 22 affordable housing units comprising:

o 7 x 2 bungalows
o 10 x 3 bed houses
0 5 x 4 bed 4 houses

6.3 The Councils Strategic Housing and Enabling Officer (HEQ) confirms that the proposed number of
affordable housing units proposed for each parcel in the current application satisfies the requirement. In
addition, the HEQ confirms that the proposed house types all meet the minimum standards set out in the
Section 106 Agreement. Similarly, the proposed layout is in accordance with the 106 Affordable Housing
provision regarding clustering of units and bus route clause. The proposal is therefore considered acceptable
in this regard.

7.0 Drainage Issues

7.1 Policy EVTO requires that development should make appropriate provision for sustainable urban
drainage. Condition 42 of the outline planning permission requires the approval of a sustainable urban
strategy for the whole site and that no dwelling shall be occupied until sustainable urban drainage measures
have been provided in accordance with the agreed strategy and agreed.

7.2 The applicant has clarified that the storm sewer network would connect to the overall drainage
system at the exisling manholes S3/SW-08/SW-09/SW-16/SW-18, which would discharge to a ditch north of
the parcel. The ditch would direct storm water to Pond D as shown in drawing 1062-DR-02-J. The foul sewer
network would connect to the overall drainage system at the existing manhole. From there the system would
flow to the South before connecting to an existing foul sewer in Lobleys Drive.

7.3 All finished floor levels are in accordance with the approved levels drawing.
8.0 Residential Amenity

8.1 Local Plan Policy HOUS relates to new housing development and includes a requirement that
proposals should not result in an unacceptably low degree of residential amenity for existing or proposed
dwellings.

8.2 As discussed above, the original layout has been amended to increase the back-to-back distances of
the dwellings which are now within the normally accepted standards. Similarly, some units have been re-
sited away from rear boundaries to improve outlook and general amenity. The proposal is considered
acceptable in residential amenity terms.
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8.2 Condition 9 of outline permission Ref: - 01/10875/01124/OUT stipulates that each application for
approval of reserved matters for housing in the Noise Abatement Zones shall include a scheme of noise
attenuation to protect proposed houses from noise from the M5 motorway. The current application site lies
outside the identified Noise Abatement Zone. However, due to the application site's location adjacent to
existing employment buildings along the eastern boundary, the Council's Environmental Health Officer (EHO)
requested a Noise Assessment. The applicant has subsequently provided a Noise Assessment which has
been considered by the EHO who confirms that subject to a condition requiring that the mitigation measures
outlined in the Noise Attenuation Strategy are implemented they have no objection.

9.0 Landscaping

9.1 The Design Code sets out that the relationship between green spaces and the built environment are
important elements of the public realm and will contribute significantly to the success of the scheme. As set
out above, additiona! planting has been provided along the streets with the scheme in accordance with the
requirementis of the Code,

10.0 Conclusion

10.1  The proposal, as amended, is considered to be of an appropriate layout and design and would have
an acceptable impact upon the appearance of the area and accords with the approved Area Master Plan and
Design Code. It is therefore recommended that the approval be delegated to the Development Manager
subject to receiving confirmation of the acceptability of the highway layout and noise mitigation
measures, and to the addition of further conditions as necessary.

RECOMMENDATION Delegated Approve

Conditions:

1 The development hereby approved shall be implemented in accordance with the plans and
information detailed on the approved Drawing Register (Job No 25565) received on the 23rd March
20186.

Reason: To clarify the terms of the approval.

2 The noise attenuation measures shall be implemented in accordance with the Noise Attenuation
Strategy Report (JMP Consultants - NW91450 - 18/03/2016) and maintained as such therefore afler
unless otherwise agreed in writing by the Local Planning Authority.

Reason: To minimise the effect of noise within the proposed dwellings (with windows closed) in the interests

of the amenities of future occupiers in accordance with and Policy EVT3 of the Tewkesbury Borough
Lecal Plan to 2011 - March 20086.

Notes:

1 Statement of Positive and Proactive Engagement
In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating to improve the
site layout and house type design.

2 To be read in conjunction with outline planning permission 01/1087/01124/0UT.
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15/01177/FUL Adjacent 74 Evesham Road, Bishops Cleeve 14

Valid 29.10.2015 Erection of 71 dwellings (access from Evesham Road), with public open
space and olher associated infrastructure.

Grid Ref 395657 228417

Parish Bishops Cleeve

Ward Cleeve St Michaels Redrow Homes South West
C1O Agent

RECOMMENDATION Delegated Permit

Policies and Constraints

NPPF

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies GNL2, GNL8, GNL11, HOU1, HOU4,
HOU13, TPT1, TPT3, TPT6, TPT11, EVTZ2, EVT3, EVT5, EVTY, LND2, LND7, RCN1, RCN2, NCN5 Joint
Core Strategy (Gloucester Cheltenham Tewkesbury) Submission Version November 2014 - SD4, SDS, SD7,
SD11, SD13, INF1 and INF3

Flood and Water Management SPD

Fields in Trust: Planning And Design For Outdoor Sport And Play

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

Bishop's Cleeve Parish Council objects to this application:

- The proposed development would have a disproportionate effect on the village in terms of the cumulative
impact of development and the social wellbeing of the community. In this sense, this would not represent
sustainable development.

- There are further concerns with regard the impact on infrastructure.

- The application states no consultation has yet taken place with the relevant utility companies regarding
services capacity.

- There are existing issues in Bishops Cleeve regarding Electricity Supply infrastructure and consider there
is evidence of insufficient capacity of supply. Also affects sewage pumping infrastructure which cannot
function without a reliable electricity supply.

- Utilities Statement also makes assumptions with regard to the capacity for: Gas; Water; and Sewerage.

- The statement contains the text Consultation with WWU will be necessary We believe that this is evidence
of the comprehensive failure of the effectiveness of the utilities statement.

- The proposed development is right on the edge of the floodplain and there is concern that foul water has
not been investigated underground.

- The Parish Council have further concerns with regard the highways infrastructure. The increased volume
of traffic from this development will have a negative impact on an already overburdened road network.
There is also inadequate accessibility to the public transport system.

- There are also concerns that the architectural design of the dwellings is poor. The style would be better
located in the cenire of an urban development, not on the transition edge. This is felt to urbanise the edge
of the village.

- There is further concern that the smaller units have no private garden and, in time, may accommodate
growing families with children who need safe play environments.

Gotherington Parish Council objects to the application on the following grounds:

- The site has a long and well-recorded history of flooding. The construction of a development of this size in
close proximity to the Dean Brook, will exacerbate this tendency.

- The traffic scheme is poor and will increase the difficulties which are already experienced by road users in
the vicinity. The siting of the access in relation to the Deans Lea development, the Cleevelands
roundabout and the junction of the Evesham Road with the A435 would add significantly to this situation.

- The demands on the local infrastructure, which have not been realistically addressed, impact significantly
on neighbouring communities, which include Gotherington. The utility suppliers are increasingly unable to
maintain service and additional development would put unacceptable demands on this.

- The parish council is concerned that the proposed layout shows development close to the parish
boundary, and particularly the inclusion of a hammerhead road layout at the edge of the development.
Were this application to be permitted, councillors would request a revision of the site layout to provide a
greater area of green space to the north of the site.
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Highways Officer - An up-date will be provided at Committee

County Archaeologist - An up-date will be provided at Committee

Gloucestershire County Council - No objections subject to contributions towards education and Libraries.
Environmental Health - No objections

Flood Risk Management Engineer - No objections.

Housing Enabling and Policy Officer - No objeclions.

Local Residents - 3 letters have been received from local residents objecting to the proposal for the

following reasons:
- Bishops Cleeve is already rapidly expanding and local infrastructure is unable to cope with the current

population. Bursting at the seams.

- Traffic is already heavy and due to increase as a result of permitted housing development in the area.
This would be further exacerbated by families in a further 71 dwellings attempting to reach school and
work.

- The local supermarkets cannot cope with the current demand.

- Power culs are a frequent occurrence and would be worsened by additional homes.

- There is a shortage of spaces in the local primary schools which are struggling to meet the already
growing population of the area and the senior school will certainly not be able to accommodate all in the
village who wish to attend.

- The site is frequented a wide range of wildlife. The local wildlife is abundant around the area of the
proposed development but is already being displaced by the Homelands development, this new additional
development would further restrict many types of wildlife.

- Why there is a need to approve another 71 houses before the impact of the current expansion has been
gauged or the villages services have had a chance to scale.

- Living in Bishops Cleeve will be like living in a Big town.

Planning Officers Comments: Mr John Hinett

1.0 Introduction

1.1 The application site is located outside of, but immediately north of and adjoining, the existing ‘built up
area’ of Bishop's Cleeve - but outside the Residential Development Boundary as defined in the Tewkesbury
Borough Local Plan (2006). The site has a total area of approximately 3.3ha. Evesham Road and the A435
occupy the southern and western boundary. A dwelling ('Anchor Cottage'} is also located to the western
boundary. To the north of the site are open fields, separated from the site by hedgerows and trees. Dean
Brook also runs along the northern boundary. Deans Court is located immediately to the south of the site
with the existing built form of Bishop's Cleeve beyond. To the east is an agricultural field with the Homelands
residential scheme beyond.

1.2 The majority of the site is undeveloped but part of the site at the south eastern corner is previously
developed comprising a cluster of buildings and a storage yard which was previously used as a car breaking
business. The site is relatively flat with a slight slope descending from the east of the site towards the west.

1.3 The site is unaffected by any landscape designations. Part of the southern and western parts of the site
are located within Flood Zone 3 and partly within Flood Zone 2.

2.0 Relevant planning history

2.1 Planning application T.1070/A for the retention of land and building for vehicular dismantling and storage
of parts, including office was permitted in 1978.

2.2 Planning application T.1070/C for the erection of a building to be used as stores and work bays was
permitted in 1981.

2.3 Planning application T.1070/D for the extension to vehicle dismantling shed to include new office, sales
and storage was permitted in 1986

2.4 Planning application 06/00008/FUL for the continued use of agricultural land as a storage area in
association with vehicle dismantling business. Retention of hardbase compound and steel panel fencing was
Permitted on the 28.07.2006

2.5 Planning application 06/01063/FUL for the change of use of part of existing manege to provide car park

ancillary to existing vehicle dismantling business (including the erection of 2m high timber fence and
formation of new field gate entrance) was permitied in 1.01.2007.
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Other relevant planning history

2.6 Land around Bishop's Cleeve has been subject to recent planning permissions for major development,
both allowed at appeal in 2012, which is at various of stages of construction, as follows:

(i) Development at 'Cleevelands' (Ref: 10/01216/OUT) for 550 dwellings; and

(i) Development at 'Homelands 2' (Ref: 10/01005/QUT) for 450 dwellings.

A number of reserved matters applications on both sites have been submitted.

2.7 A further Outline planning application for proposed development at Stoke Road (Ref: 15/00166/0UT) has
been submitted by Gladman Developments and also appears on the Schedule. This site is located
approximately a kilometre to the south west of the application site and the application seeks planning
permission for 265 dwellings.

2.8 Development is proposed (26 dwellings) on a parcel of land adjoining the applications site's eastern
boundary, 'Parcel 7346' (Ref: 14/01233/FUL); this application is currenlly Pending.

3.0 Current Application

3.1 The application seeks full planning permission for the development of 71 dwellings (Use Class C3), with
access from Evesham Road) and with public open space and other associated infrastructure.

3.2 The application proposes that 15 of the dwellings (21%) would be provided on-site with proportionate
financial contribution towards off-site affordable housing for the balance (13 units) - making an overall
contribution of 40%.

3.3 The scheme also proposes a communal area of landscaped open space, a surface water attenuation
pond and road infrastructure to provide vehicular and pedestrian access to dwellings.

Applicants case in favour of their proposal

3.4 The applicants point out that Tewkesbury Borough Council is currently unable to robustly demonstrate a
deliverable five year housing land supply and therefore the NPPF Paragraph 14 'presumption in favour of
sustainable development' is the correct basis on which this application should be determined. On the basis of
the presumption in favour of granting planning permission for this development, it is necessary to specifically
weigh the benefits of the development, against any significant and demonstrable harm.

3.5 ltis argued that the provision of housing (including affordable housing) is a key benefit of the application
proposal which attracts significant weight, and takes on increased importance given the lack of a deliverable
five year housing land supply. Moreover, planning policy is to 'boost significantly' national hausing supply, and
provision of housing over and above the minimum level does not, in itself, amount to harm.

3.6 The applicants consider the other key benefits attributable to the proposed development are:

- Economic benefits associated with both the (short-term) construction phase and (long-term) occupation
phase of the development;

- The development of a previously developed brownfield site with a positive visual and environmental
impact on the surrounding land uses;

- Betterment in respect of local flood risk, due to improvements associated with the proposed drainage
strategy for the development;

- Provision of areas for informal recreation and equipped children's play which will be accessible to new and
existing residents;

- Measures to provide a net enhancement to local biodiversity as a result of development of the site;

- Potential integration and permeability with the other proposed developments to the north of the settlement;

- Improved and extended pedestrian links along Evesham Road.

3.7 The negative impacts are acknowledged by the Applicant as being:
- Limited localised impacts on views and landscape character as a result of development on part of the site

as previously undeveloped land;
- Permanent loss of a small quantity of agricultural land.

However, the applicants do not consider these adverse impacts significantly and demonstrably outweigh the
benefits, and accordingly suggest that planning permission shouid be granted.
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4.0 The Community Infrastructure Levy Regulations

4.1 The Community Infrastructure Levy (CIL) Regulations allow local authorities to raise funds from
developers undertaking new building projects in their area. Whilst Tewkesbury Borough Council has not yet
developed a levy the Regulations stipulate that, where planning applications are capable of being charged the
levy, they must comply with the tests set out in the CIL regulations. These tests are as follows:

{a) necessary to make the development acceptable in planning terms

(b} directly related to the development; and

(c) fairly and reasonably related in scale and kind to the development.

4.2 As a result of these regulations, local authorities and applicants need to ensure that planning obligations
are genuinely ‘necessary' and 'directly related to the development'. As such, the Regulations restrict local
authorities' ability to use Section 106 Agreements to fund generic infrastructure projects, unless the above
tests are met. Where planning obligations do not meet the above tests, it is ‘unlawful' for those obligations to
be taken into account when determining an application. The need for planning obligations is set out in
relevant sections of the report.

4.3 The CIL regulations also provide that as from 6 April 2015, no more contributions may be collected in
respect of an infrastructure project or a type of infrastructure through a section 106 agreement, if five or more
obligations for that project or type of infrastructure have already been entered into since & April 2010, and it is
a type of infrastructure that is capable of being funded by the levy.

5.0 Principle of Development
The Development Plan

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined
in accordance with the development plan unless material considerations indicate otherwise. Section 70 (2) of
the Town and Country Planning Act 1990 provides that the local planning authority shall have regard to the
provisions of the development plan, so far as material to the application, and to any other material
considerations. The development plan comprises the saved polices of the Tewkesbury Borough Local Plan to
2011 - March 20086.

Tewkesbury Borough Local Plan to 2011 - March 2006

5.2 Although the site lies adjacent to the ‘Homelands' developmert, it does not form part of that consented
scheme and also lies outside of a recognised settlement boundary of Bishops Cleeve as defined by the
Tewkesbury Borough Local Plan to 2011 - March 2006. Consequently, the application is subject to policy
HOU4 which states that new residential development will only be permitted where such dwellings are
essential to the efficient operation of agriculture or forestry or the provision of affordable housing. However,
HOUA4 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 because the Council cannot demonstrate a five year supply of deliverable housing sites.

5.3 Other relevant local plan policies are set out in the appropriate sections of this report.

Emerging Development Plan

5.4 The emerging development plan will comprise the Joint Core Strategy (JCS), Tewkesbury Borough Plan
and any adopted neighbourhood plans. These are all currently at varying stages of development.

5.5 The Submission version of the Joint Core Strategy (November 2014) is the latest version of the
document and sets out the preferred strategy over the period of 2011-2031. This document, inter alia, sets
out the preferred strategy to help meet the identified level of need. Policy SP2 of the Submission JCS sets out
the overall level of development and approach to its distribution.

5.6 Within the rural areas of Tewkesbury Borough, approximately 2,612 dwellings are proposed to be
delivered in the plan period to 2031. A large proportion of this rural development has already been committed
through planning permissions already granted. The remainder of this requirement will be allocated at rural
service centres and service villages through the Tewkesbury Borough Plan and neighbourhood plans. The
Borough Plan is at an early stage of development and can be given very limited weight only at this stage.
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5.7 Paragraph 216 of the NPPF sets out that decision-takers may give weight to relevant policies in

emerging plans according to:

- the stage of preparation of the emerging plan (the more advanced the preparation, the greater the weight
that may be given);

- the extent to which there are unresolved objections to relevant palicies (the less significant the unresolved
objections, the greater the weight that may be given); and

- the degree of consistency of the relevant policies in the emerging plan to the policies in the NPPF (the
closer the policies in the emerging plan to the policies in the NPPF, the greater the weight that may be
given)

The Submission version of the JCS as now been submitted to the Secretary of State and is currently
undergoing Examination. The weight to be applied to specific policies will be discussed in the retevant
sections of this report.

Other Material Considerations

5.8 The National Planning Policy Framework (NPPF) sets out the Government's planning policies for England
and how these are expected to be applied. The NPPF also sets out a presumption in favour of sustainable
development and states that development proposals that accord with the development plan should be
approved without delay. The NPPF goes on to say that where the development plan is absent, silent or
relevant policies are out of date, permission should be granted unless any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits, when assessed against the polices in the Framework
taken as a whole; or where specific policies in the Framework indicate development should be restricted.

5.9 The NPPF requires applications to be considered in the context of sustainable development and sets out
that there are three dimensions to sustainable development: economic, social and environmental. In
essence, the economic role should contribute to building a strong, responsive and competitive economy; the
social role should support strong, vibrant and healthy communities; and the environmental role should
contribute to protecting and enhancing the natural, built and historic environment. These roles should not be
undertaken in isolation, because they are mutually dependant.

5-Year Housing Land Supoly and the implications of the NPPF

5.10 The NPPF requires local planning authorities to demonstrate an up-to-date five year supply of
deliverable housing sites. Where there has been a persistent under-delivery of housing, a 20% buffer is
applied. Where local authorities cannot demonstrate a five year supply of deliverable housing sites,
paragraph 49 of the NPPF sets out that housing policies contained within development plans should not be
considered up-to-date.

5.11 As set out above, the Council cannot currently demonstrate a five-year supply of deliverable housing
sites. On that basis, the Council's relevant policies for the supply of housing are out-of-date. In accordance
with paragraph 14 of the NPPF, the presumption in favour of sustainable development therefore applies and
permission should be granted unless there are any adverse impacts of doing so which would significantly and
demonstrably outweigh the benefits when assessed against the NPPF as a whole.

6.0 Access to local services and facilities

6.1 Section 4 of the NPPF (Promoting sustainable transport) recognises that transport policies have an
important role to play in facilitating sustainable development but also in contributing to wider sustainability and
health objectives. It also states at paragraph 28 (supporting a prosperous rural economy) that planning
policies should support economic growth in rural areas in order to create jobs and prosperity by taking a
positive approach to sustainable new development. To promote a strong rural economy, local and
neighbourhood plans should promote the retention and development of local services and community
facilities in villages, such as local shops, meeting places, sports venues, cultural buildings, public houses and
places of worship.

6.2 Bishops Cleeve is a named 'Rural Service Centre' in the current pre-submission version of the JCS and
ranks second only to Tewkesbury in the JCS Rural Settliement Audit (September 2014). It is a setilement the
benefits from a wide range of services and facilities and has a strong functional relationship (and good public
transport links) with Cheltenham. The Homelands and Cleevelands residential schemes will also deliver
additional services and facilities {including two new community buildings and retail/ business areas).
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6.3 The application site lies in close proximity to both the Homelands and Cleevelands sites. Residents of
the proposed scheme would therefore have easy access to the services and facilities proposed as part of
those schemes and also the public transport and footpath / cycle links to those within Bishops Cleeve and
also Cheltenham. It is concluded therefore that the site is sustainable in this regard.

7.0 Scale of Development and Social Impacts

7.1 The pre-submission JCS recognises that the retention of services within rural service centres is
intrinsically linked to the size and distribution of the resident population and it is important that these services
remain viable, although more development will be accommodated at the rural service centres than at the
service villages.

7.2 Bishops Cleeve Parish Council have objected to the proposal arguing that the proposed development
would have a disproportionate effect on the village in terms of the cumulative impact of development and the
social wellbeing of the community. The Parish considered that in this sense the proposal would not represent
sustainable development.

7.3 It has been established in a number of recent appeal decisions {(including those in Alderton) that the
curnulative impact of development and the consequential increase in population without proportionate
increases in infrastructure, employment opportunities and other local services risks eroding community
cohesion. This is a material planning consideration. The matter was also considered by the Secretary of
State (SoS) in dealing with both the Homelands and Cleevelands applications. Concluding on the
sustainability of the two proposals the SoS agreed with his Inspector's comments at paragraph 14.45 of his
report that: "...both schemes would take the right approach to achieving social cohesion and result in
balanced communities, with good access fo employment and services, which would be well integrated into
pleasant environments.”

7.4 The "Approach to rural sites” background paper suggests that commitments at Bishop's Cleeve already
exceed the development identified at this location by approximately 230 dwellings - albeit it is accepted that
Bishop's Cleeve will be expected to contribute to the Borough's housing land supply over the plan period and
that development at Bishop's Cleeve would be generally consistent with the spalial strategy. The background
paper forms part of the evidence base for the emerging JCS, which itself is not yet adopted and can only
therefore be afforded limited weight.

7.5 In view of the above, Officer opinion is that the addition of a further 71 dwellings in addition to the 1450
already allowed (Homelands 1 and 2, and Cleevelands) would not be such a significant increase when
considered cumulatively with the consented schemes to tip the balance from what was considered to be an
acceptable impact, to an unacceptable one. It is therefore concluded that the scale of development in this
location would not have an unacceptable impact on the social wellbeing and cohesion of Bishops Cleeve and
is acceptable in this regard.

8.0 Design and Layout

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 facilitaling social interaction and creating healthy, inclusive communities.
All applications for new housing are required to include a design and access statement explaining the design
rationale. Policy SD5 of the Joint Core Stratlegy Submission Version {November 2014) similarly seeks good
design reflecting the guidance.

8.2 The applicants Design and Access Statement (DAS) sets out that the layout is largely influenced by the
position of the access point, the landscape and ecology strategy and specific site constraints as previously
detailed. It states further that the layout has been designed to provide where possible a perimeter block form
of layout to ensure secure rear garden amenity space and allow the majority of dwellings to front onto and
provide natural surveillance to the public realm. An active, animated interface between private and public
spaces has been achieved by incorporating the following:-

- Dwellings designed to have their principal entrance to the front and habitable rooms overlooking the public
realm to increase the sense of safety through natural surveillance.

- Front doors opening out to the street will create life and activity on main routes whilst housing frontages
addressing shared surface routes will create a safer and welcoming connection for pedestrians and
cyclists.
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- Dua! aspect house types have been added at key junctions and corners to provide activity and closure 1o
the street and to rear car parking courts to ensure natural surveillance

- Continuous building frontage lines with variations in enclosure to private space help to create clear
definition between private and public areas.

- Streets and open spaces designed to give priority to the movement of people over cars with a shared
surface access road added adjoining the western open spaces providing attractive links through the site.

8.3 The Councils Urban Design Officer had some concerns regarding the original layout. It was considered
that the dwellings extended too close to the northern boundary (a concern shared by the Parish Council) and
also that the scheme failed to provide adequate connectivity to the Homelands Development to the east. It
was also considered that there was a general lack of rhythm, repetition and symmetry to the street scene
which failed to reflect the garden city tradition that the proposed 'Heritage' house types aspired to. Officers
also had concerns relating to orientation of some of the units and also to the lack of tree planting within the
scheme. There were also concerns regarding some of the house types - including a proposed apartment
block which was considered to be of a poor design, and in a prominent location on a key frontage.

8.4 A revised layout has subsequently been submitted along with some revised house types (see revised
layout). The revised layout has straightened the main street to the north of the entrance which has created a
more formal street. A 2m soft verge has been added to the eastern side of the main street to incorporate
street trees and visitors car parking spaces. House types have also been amended to provide clearly defined
and consistent building lines along the main street. Parking has been set back behind the building line to
create a semi-formal character, softened by new tree and hedge planting. The proposal is now considered 1o
more closely reflect the traditional ‘garden city' aesthetic alluded to in the choice of house type.

8.5 Along the northern boundary dwellings have been set further back into the site to create a more
significant landscaped buffer to the adjoining Dean Brook corridor. A larger green space has been provided in
the north east corner which would provide additional usable public open space and help to integrate the
proposals into the existing natural setting. The small centrally located public open space area has been
repositioned along the eastern boundary to provide a larger more useful space. This area would also
incorporate a play area (LAP) and now also includes a formal pedestrian link to the adjoining Homelands
development.

8.6 A number of revised house types have also been proposed which now provide dual frontage to key
corner plots and to either side of the entrance and at other important junctions. The design of the apartment
block has been amended to provide a more 'Arts and Crafts’ feel that the applicant considers to be more in
keeping with the proposed house type elevational styles. Its location has also been moved away from the
prominent location on the site's frontage, to within the site adjacent to the LAP and POS. Frontage car
parking has been reduced and garages set back to avoid a car dominated sireet scene. Additional visitor car
parking spaces has been provided on street via the introduction of laybys to the southern loop road and main
street.

8.7 The Council's Urban Design Officer has reviewed the applicants' revisions and considers that it has
largely addressed previous concerns. Conditions ensuring that appropriate boundary treatment (such as
hedges with an upstand or railings) would be required to ensure a sense of continuity and enclosure to the
street and to allow for defensible space. Likewise the external materials.

House types

8.8 The proposed dwellings range from one bedroom flats to two, three and four bedroom houses and would
be predominantly 2 storey in height. The design is 'traditional' which the DAS states is inspired by the 1930's
Aris & Crafts era which would "demonstrate an empathy with the surrounding townscape whilst creating a
distinctive development with its own identity and sense of place"(see revised House Types). Materials
would comprise a mix of brick and render with use of timber cladding and hanging tiles on some units.

8.9 As set above, whilst the general approach of the traditional style was considered acceptable, some of the
house types (in particular the apartment block) were considered either unacceptable, or required amending to
make them dual frontage. The amended apartment unit is considered an improvement (and has been
approved on other developments in the borough). Similarly, the amendments to the other house types are
considered to address previous concerns. The proposed scale and heights of the dwellings (the ridge
heights for the 2 and 2.5 storey units being approximately 8 - 8.5m, and the apartment unit being 10.8m) are
considered acceptable in the context of the development to the south on Deans Lea and on the neighbouring
Homelands Development.
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8.10 Itis concluded therefore that the revised layout and house designs are acceptable and the proposal is
considered to accord with the guidance set out in the NPPF in relation to good design.

9.0 Landscape and Visual Impact

9.1 One of the core planning principles of the NPPF is that the planning system should recognise the intrinsic
character and beauty of the countryside. Section 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 LND4 of the Local Plan stales that in considering proposals for development in rural areas, regard will
be given to protect the character and appearance of the rural landscape. Policy SD7 of the JCS Submission
Version (November 2014) states that development will seek to protect landscape character for its own
intrinsic beauty and for its benefit to economic, environmental and social well-being.

9.2 A landscape statement {LS} has been submitted with the application which considers that the site is a
logical location for the proposed development and that where visible from the wider landscape the proposal
would be viewed in the context of the existing surrounding urban development. The LS argues that the
defining characteristics of the wider landscape would continue to remain with the proposed residential
development in place and that much of the existing landscape features (hedges etc.) would be retained and
enhanced in places. It is argued that at a distance of approximately 1.2 km kilometres from the site boundary
the effects of the proposed development on the visual amenity of the AONB designation would be limited
owing primarily to the presence of existing settlement in the intervening landscape between the site and
potential visual receptors.

9.3 The LA proposes mitigation measures in the form of new planting along boundaries of the site and within
the proposed development which it considers would assist in reducing the visibility of the proposed
development and potentially adverse effects on visual amenity. The LA concludes that the site could
successfully accommodate the proposed residential development, which would be of a similar nature to that
existing residential development nearby, without material harm to the local environment in landscape and
visual terms.

9.4 The application site has been assessed as part of the Landscape and Visual Sensitivity Study (Nov
2014) as part of the background work for the Borough Plan having regard to potential residential development
around the Service villages. 'Bish-01' comprises a large area of land directly to the north of the Homelands
development extending westwards from the railway line to the A435 - but excluding the Breakers Yard and
the fields to the east. The Study categorises 'Bish-01' as having Medium Landscape Sensitivity and High
Visual Sensitivity and as having an important function as providing a crucial gap between Gotherington and
Bishops Cleeve and that this represents the greatest visual sensitivity. The sensitivity is increased due to its
proximity to the heritage railway.

9.5 The application site forms only a small part of '‘Bish-01' at its westernmost edge. Given its location to the
west of the consented Homelands scheme and the fact that it does not extend beyond it to the north, it is not
considered that the proposed development would intrude into or impact on the sensitive gap between
Bishops Cleeve and Gotherington. Nor would it be visible from the Heritage Railway once the Homelands
development is completed. Likewise, the site is remote from the Cotswold Scarp and from these distant
views would be seen in the context of the existing and proposed residential development {once built out).

8.6 The conclusions of the applicant's LA are considered reasonable in that the existing trees and hedges
along the northern, eastern and western boundaries would be retained and a condition could require
enhancements to them. Therefore the main views of the development would be largely limited to those from
the A435 when approaching the site from the south where the site currently lacks any trees along the
boundary allowing clear views into the site.

9.7 The proposed dwellings would be set back off Evesham Road by approximately 30m and the submitted
landscape plans show that a native species hedge and a stand of 6 Oak Trees would be planted along this
boundary (see revised layout plan). The western edge of the site would also remain open and would
therefore appear set back some distance from the A435, thereby reducing its visual impact and also allowing
continued views northwards across part of the site to the countryside beyond (see proposed landscaping
scheme). Itis also the case that part of the site comprises the former Mitchells Vehicle dismantling yard
which contains existing buildings and a large 3m high fence along its boundaries, all of which have a harmful
landscape impact.
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9.8 Given the partly brownfield nature of the site, the proposed layout which sets the development back from
the sensitive edges, and the fact that the context of the site is now largely residential, it is not considered the
landscape harm that would result from the development would be so harmful as to warrant refusal for this
reason alone. However, there would nonetheless be harm to the landscape (as with all large scale housing
developments) and this is a matter that must be put into the planning balance to weigh against proposal.

10.0 Highway Safety

10.1 Section 4 of the NPPF stales that development should only be prevented or refused on transport
grounds where the residual cumulative impacts of development are severe. 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 attracted to the development should not impair that safety or satisfactory operation of the
highway network and requires satisfactory highway access to be provided. Policy INF2 of the Joint Core
Strategy Submission Version (November 2014) requires developers to assess the impact of proposals on the
transport network to ensure that they will not detrimentally affect its safety or efficiency. Planning permission
will be granted only where the impact of development is not considered to be severe and cannot be mitigated.

10.2 The County Highways Authority (CHA) have assessed the revised details and comment that the layout is
generally acceptable. However, at the time of writing the report there were a few outstanding points to clarify
including the provision of: a road safety audit; forward visibility around bends; road and footway widths
annotated on plan; and a tracking plan extended to include shared surface streets. The applicant is currently
seeking to address these outstanding matters in consultation with the CHA. (An up-date will be provided at
Committee.

Parking

10.3 The plans show that each of the dwellings would be provided with at least 2 spaces (some plots also
having garages, and others with large driveways which could accommodate additional parking. In addition, a
number of parallel on-street visitor spaces are also proposed. All car parking spaces would be conveniently
located to the dwellings and all off-street. The proposed parking is therefore considered acceptable in this
regard.

11.0 Affordable Housing

11.1 Local Plan Policy HOU13 provides that the Council will seek to negotiate with developers to provide
affordable housing. Furthermore, Affordable Housing Supplementary Planning Guidance (SPG) was adopted
by the Council in August 2005. The purpose of the SPG is to assist the implementation of affordable housing
policies contained within the Local Plan and it is a material consideration in the determination of planning
applications.

11.2 The application recognises a requirement for 40% affordable dwelling for the development - in common
with the other recently permitted schemes around Bishops Cleeve. This amounts to 28 units. However in
this case, and due the large number of affordable dwellings already consented in close proximity to the site
and which are coming forward almost at the same time, the Council's Strategic Housing and Enabling Officer
has agreed to the provision of 15 units (21%) on-site with proportionate financial contribution towards off-site
affordable housing for the balance (13 units). The financial contribution is calculated on the basis of the cost
of providing: 1 x 1 bed flat; 4 x 2 bed houses; 6 x 3 bed houses; and 2 x 4 bed houses.

11.3 Subject to completion of Section 106 Legal Agreement securing the requested monies, the Stralegic
Housing and Enabling Officer has no objection to the proposal.

12,0 Open Space, Outdoor Recreation and Sports Facilities

12.1 The NPPF sets out that the planning system can play an important role in facilitating social interaction
and creating healthy, inclusive communities. Access to high quality open spaces and opportunities for sport
and recreation can make an important contribution to the health and well-being of communities. Furthermore,
policy RCN1 requires the provision of easily accessible outdoor playing space at a standard of 2.43ha per
1000 population.

12.2 The proposal for 71 dwellings would generate a requirement for 0.4ha of open space, of which 0.25a

should be playing pitches in accordance with the requirements of Local Plan Policy RCN1 and Playing Pitch
and Qutdoor Sports Assessment and Strategy.
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12.3 With regards to playing pitches and changing facilities, as these are not being provided on site, an ofi-
site contribution would be required. Based on Sport England figures, a contribution of £113,176 would be
required for playing pitches and changing facilities. The contribution would go towards improvemenis to the
adjacent playing pitches and infrastructure at the Parish Council playing fields.

12.4 In terms of the balance of open space required, a further area of 1500sq.m would be required. The
layout shows that a LAP {(a 100sqm fenced activity zone) would be provided on the eastern boundary of the
site with a small parcel of open space comprising an area of approximately 800sq.m. There are also areas of
open space on the northern, southern and western boundaries of the site, which although also comprise
landscape buffer and attenuation ponds, would also provide opportunities for informal play. The provision is
therefore considered policy compliant in this regard.

12.5 In addition to sports pitches, demand for other sports facilities has been identified using the Sports
Facility Calculator which is an interactive tool developed by Sport England. Based on 71 dwellings, demand
has been identified for local sports facilities. In order to address these demands, the following contributions
have been sought:

o £37,599.00 towards sports hall at Cleeve Sporis Centre;

0 £29,160.00 towards swimming pool provision in the local area;

o0 £3,985.00 towards artificial sports pitch provision (astroturf} in the local area;

0 £4,417.00 towards bowls provision at the Parish Council playing fields;

12.6 The applicant has agreed to these contributions that would be required to be secured through a section
106 legal agreement. The applicant proposes that arrangements would be made for long term management
of on-site open space and |landscape/ecology features, via Management Company.

13.0 Community, Education and Library Provision

13.1 The NPPF states that the Government attaches great importance to ensuring that a sufficient choice of
school places is available to meet the needs of existing and new communities. Local Ptan Policy GNL11
highlights that permission will not be provided for development unless the infrastructure and public services
necessary to enable the development to take place are either available or can be provided.

13.2 With regards to education, following consultation with Gloucestershire County Council, it is advised that
out of 71 dwellings there would be 64 Qualifying Dwellings (QD} on the site that would generate are demand
for: 4.5 pre-school places; 16 Primary School Places; and 9.6 Secondary School Places. The following
contributions are sought therefore:

o] Pre School 4.48 places = £55,368.00
o} Primary 16 places = £197,744.00
o Secondary 9.6 places = £180,941.00

13.3 The County also request a contribution towards Libraries of £13,916.

13.4 In addition to the above, following consultation with the Parish Councils, contributions amounting to
£32,739 towards community buildings provision in the local area are sought. A contribution of £3,550
towards recycling and dog bins and signage have also been requested.

13.5 The applicants are agreeable to the contributions which could be secured through a section 106 legal
agreement.

14.0 Flood Risk and Drainage

14.1 The NPPF aims to direct development away from areas at highest risk. Development itself should be
safe and should not increase flood risk elsewhere. Policy EVTS5 reflects this advice and Policy EVT9 of the
Local Plan requires that development proposals demonstrate provision for the attenuation and treatment of
surface water run-off in accordance with sustainable urban drainage systems (SUDS) criteria. Policy INF3 of
the Joint Core Strategy (November 2014) replicates the advice in the NPPF.

14.2 The adopted Flood and Water Management Supplementary Planning Document has a number of key
objectives which similarly reflect the advice and guidance contained in the NPPF and its Practice Guidance.

14.3 The application has been supported with a Flood Risk Assessment (FRA). In accordance with the
requirements of the NPPF {paragraph 2), the FRA has assessed the flood risk from all potential sources of
flooding including: fluvial, groundwater, overland flows, flooding from sewers and drains, from artificial

sources, and downstream flood risk.
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14.4 The FRA notes that part of the site is within Flood Zone 2 and 3 and is therefore considered to be at risk
from flooding. The flood map shows that the site is not affected by flooding from the northern watercourse,
but is affected from flooding from the southern watercourse. The majority of the site is located within Flood
Zone 1 with only the southern part of the site, including Evesham road being located within Flood Zone 2 and
3. The FRA proposes to mitigate the risk of flooding in these areas through the incorporation of a flood
alleviation ditch along the south western boundary and attenuation ponds located on the western part of the
site. All dwellings would be located away from flood risk areas. SuDS (in the form of ponds within the areas
of open space, and provision of water butts for the dwellings) would be incorporated to attenuate surface
water runoff.

14.5 In order to mitigate against future flooding to Evesham Road from the existing southern watercourse
and provide a safe dry access/egress to the proposed development site, it is proposed to reroute and
extended the existing southern watercourse through the proposed development site to provide additional
capacity and storage volume within the southern watercourse network. The FRA concludes that the site
could be safely developed without fiood risk and without increasing flood risk elsewhere through the use of an
appropriately designed Sustainable Drainage System and the construction of the proposed new open
watercourse seclion and drainage alterations to the existing southern watercourse.

14.6 ltis proposed to deal with foul water by connection to the existing sewer on Evesham Road. Due to
the topography of the site it would be necessary to provide an on-site pumping station that would be designed
to Severn Trents' requirements and offered to them for adoption. The location of the pumping station would
be set back the required minimum 15m off-set o neighbouring dwellings (both existing and proposed) to
ensure that no impacts arise from this essential infrastructure.

14.7 Gloucestershire Lead Local Flood Authority (LLFA) have assessed the applicants drainage strategy and
FRA and initially requested further clarification on the proposed SuDS methods (including micro-drainage
calculations). The applicant has subsequently provided all the additional information required by the LLFA
who have withdrawn their holding objection and raise no objection lo the proposal subject to the imposition of
conditions.

15.0 Ecology and Nature Conservation

15.1 The NPPF sets out, inter alia, that when determining planning applications, local planning authorities
should aim to conserve and enhance biodiversity by encouraging opportunities to incorporate biodiversity in
and around developments. Furthermore, planning permission should be refused for development resulting in
the loss of deterioration of irreplaceable habitats. Local Plan Paolicy NCN35 seeks to protect and enhance
biodiversity in considering development proposals. Policy SD10 of the Joint Core Strategy Submission
Version {November 2014) seeks to protect and enhance the biodiversity of the JCS area.

15.2 The application has been supported with a full Ecological Impact Assessment (EIA), considers that the
site is dominated by species-poor semi-improved grassland, which supports hedgerows and tree lines of local
ecological value; ornamental hedgerows and scattered scrub of site ecological value; and a building and
hardstanding of negligible value. The assessment confirms the site is not covered by or adjacent to any sites
that are the subject of statutory or non-statutory protection and no such sites would be affected adversely by
the proposed development. Additionally detailed fauna surveys confirm the likely absence of Great Crested
Newts (GCN) and reptiles from the site. Bat building and tree assessments confirmed the absence of bat
roosts from the site. However, there is low potential for one tree within the site boundary to support roosting
bats.

15.3 The EIA notes that the majority of the most ecologically valuable habitats on the site, namely
hedgerows and tree lines which are of potential value to protected and priority species would be retained and
that a Landscape and Ecological Management Plan (LEMP) would ensure retained and created habitats are
managed favourably, in order to maximise their benefit to wildlife. The EIA concludes that the proposed
habitat creation, throughout the site, that would include two attenuation ponds with associated meadow
grassland habitat as well as a diverted (unculverted) drainage ditch in the south of the site would provide
ecological enhancement to the site, leading to overall net biodiversity gain.

15.4 Subject to a suitably worded planning condition ensuring development was carried in accordance with
the strategy set out in the EIA (to include further bat surveys), and to secure biodiversity enhancements and
mitigation as necessary, the proposed development is considered to accord with the NPPF and policy NCN5
of the Local Plan.

16.0 Archaeology and Cultural Heritage



16.1 The NPPF sets out that great weight should be given to the conservation of heritage assets. The more
important the asset, the greater the weight should be. Significance can be harmed or lost through alteration
or destruction of the heritage asset or development within its setting.

16.2 The County Archaeologist (CA) has assessed the applicants' archaeological desk-based assessment
(CgMs Consulting, October 2015) which confirms the potential for the application site to contain
archaeological remains. Therefore, in accordance with the NPPF, paragraph 128, the CA has requested that
the applicants undertake an archaeological field evaluation which describes the significance of any
archaeological remains. These works are currently being undertaken and an up-date will be provided at
Committee.

17.0 Ground Conditions/ Contamination

17.1 Paragraph 109 of the NPPF states that the planning system should contribute to and enhance the
natural and local environment by, amongst other things, remediating and mitigating despoiled, degraded,
derelict, conlaminated and unstable land, where appropriate. Paragraph 121 sets out that planning decisions
should also ensure that sites are suitable for new uses taking account of ground conditions resulting from
previous uses. Following any necessary mitigation, as a minimum, land should not be capable of being
determined as contaminated land under Part IIA of the Environmental Protection Act 1990.

17.2 A Geo-Environmental Report has been submitted with the application which has been assessed by the
Councils Environmental Health (EH) advisor. It is confirmed that the main agricultural field area of the
proposed development is clear of any significant contamination and as such does not present a significant
potential contamination risk to the surrounding environment or future occupiers of the site. With regard to the
former Vehicle Dismantling facility the EH adviser notes that the report identifies that the ground does contain
some hydrocarbon and heavy metal contamination in the made-ground deposits located there. Hydrocarbon
odours were also noted in parts although the levels of Total Petroleum Hydrocarbons within the soil appear to
be quite low and not considered to present a significant potential health risk. Some metal contamination was
identified that could present a potential human health risk if no remedial action is taken. The report
recommends additional sampling in some locations {including in the location of the former dismantling
building once it is demolished).

17.3 The Council's Environmental Health advisor concludes that subject to a precautionary condition that
requires all the additional survey work identified in the report (to be carried out prior to the commencement of
development - where necessary), there is no objection to the proposal.

18.0 Loss of agricultural land

18.1 Paragraph 112 of NPPF advises that local planning authorities should take into account the economic
and other benefits of the best and most versatile land (BMV). Where significant development of agricultural
land is demonstrated to be necessary, local planning authorities should seek to use poorer quality land in
Grades 3b, 4 and 5 in preference to higher quality land. Paragraph 109 of the NPPF puts the protection and
enhancement of soils as a priority in the conservation and enhancement of the natural environment.

18.2 The application states that the site comprises Grade 3b land which falls into the 'poorer quality land' as
categorised in the NPPF. Therefore its permanent loss to housing is not a matter which weighs heavily
against the development.

19.0 Overall Balancing Exercise and Conclusions

19.1 Paragraph 14 of the NPPF requires that development proposals that accord with the development plan
should be approved without delay. Where the development plan is absent, silent or relevant policies are out
of date, permission should be granted unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the polices in the Framewaork taken as a whole;
or where specific policies in the Framework indicate development should be restricted.

19.2 In this case the proposal conflicts with policy HOU4 of the local plan. However this policy is out of date
for the reasons explained in section 5 of this report. As such planning permission should be permitted unless
there are significant and demonstrable harms which outweigh the benefits.

Beneficial Effects

993



19.3 Itis now widely accepted that new housing developments bring economic benefits during the
construction phase and through the additional spending power in the local economy as a result of the
increased population. The social benefits of providing additional market and affordable housing is also well
accepted. These matters weigh significantly in favour of the development. In environmental terms, the
development wouid potentially provide some environmental benefits through improved surface water
attenuation and enhanced opportunities for bio-diversity.

Harmf{ul Effects

19.4 Although part of the site comprises a breakers yard and is previously developed, the remainder
comprises open and undeveloped fields. The proposed development would replace this with built
development and although the proposed layout and landscaping would help to limit the harm to the
landscape, there would inevitably be harm nonetheless, and this is a matter which weighs against the
development.

Neutral Effects

19.5 The application demonstrates that other matters such as the impact in terms of flooding ecology and
soil conditions are acceptable, or can be made so by planning conditions. Subject to matters archaeology
being successfully resolved, there would be no adverse impacts that would significantly and demonstrably
outweigh the benefits of granting planning permission, when assessed against the policies of the Framework
as a whole.

18.6 It is not considered that the development of an additional 71 dwellings in Bishops Cleeve could be
considered to undermine the emerging Joint Core Strategy or pre-determine the location of strategic
development. Furthermore, it is not considered that an objection could be sustained in relation to the possible
prejudice to the development of the Tewkesbury Borough Plan or any future Neighbourhood Plans.

19.7 itis concluded therefore that, subject to resolution of the archaeclogical and outstanding highways
matters, the economic and social benefits would outweigh any environmental harm resulting from the
development and, based upon the three-stranded definition of Sustainable Development within the NPPF, the
proposal would represent a sustainable form of development.

20.0 Conclusion

20.1 It is therefore recommended that permission be delegated to the Development Manager subject to
the County Archaeologist's confirmation that the further surveys indicate that the application can
proceed to determination stage, resolution of the highways matters, and to allow for any necessary
amendments to the proposed planning conditions {(as necessary) and to allow for the completion of a
Section 106 Agreement to secure the following planning obligations:

* Affordable Housing - on-site provision and off-site contribution.

* Education - £434,053 for p re School, primary and secondary education requirements,

* Libraries - £13,916.

* Off-site sports provision {playing pitches and changing facilities) - £113,176.

* Provision of a LAP on-site.

* Off-site contribution of £75,171 indoor sports facilities.

* Community - a contribution of £32,739 towards community buildings provision in the local area.

* A contribution of £3,550 towards recycling and dog bins and signage.

RECOMMENDATION Delegated Permit

Conditions:

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

Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004,
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2

Subject to the provisions of conditions no.4 and 8 below, the development hereby permitted shall be
carried out in accordance with the following approved plans:

0 List to be completed

Reason: To ensure that the development is carried out in accordance with the approved plans.

3

Notwithstanding the submitted details, no development shall take place unti! details of existing and
proposed ground levels and ground floor slab levels of the buildings hereby permitted, relative to
Ordnance Datum Newlyn, have been submitied to and approved in writing by the local planning
authority. The development shall thereafter be carried out in accordance with the approved details.

Reason: To ensure that the development integrates harmoniously with the surrounding development and to

safeguard the amenities of residents of adjoining properties.

Notwithstanding the submitted details, the construction of the dwellings hereby permitted shall not
commence until samples of the proposed external walling and roofing materials have been submitted
to and approved in writing by the local planning authority. Thereafter all such materials used in the
development shall conform to the approved samples.

Reason: To ensure that the external appearance of the proposed development will be in keeping with the

character of the area and adjoining buildings in the interests of visual amenity in accordance with the
NPPF.

The proposed watercourse realignment shall be completed in accordance with the details approved
by the Environment Agency before the development is first brought into use/ occupied.

Reason: To prevent flooding or waterlogging of the proposed development or neighbouring areas. It is

important that these details are agreed prior to commencement of development as any works on site
could have implications for drainage in the locality.

No development shall be put in to use/ occupied until a SuDS maintenance plan for all SuDS/
attenuation features and associated pipework has been submitted to and approved in writing by the
Local Planning Authority. The approved SuDS maintenance plan shall be implemented in full
accordance with the agreed terms and conditions.

Reason: To ensure the continued operation and maintenance of drainage features serving the site and avoid

flooding.

Prior to commencement of development, evidence of water company consent shall be submitted to
and approved in writing to the Local Planning Authority sufficient to accommodate the maximum
permitied discharge rate. if the proposed rate of discharge is not accepted by the water company, an
alternative drainage strategy shall be submitted to and approved by the LPA prior to commencement
of development.

Reason: To prevent the increased risk of flooding. It is important that these details are agreed prior to the

commencement of development as any works on site could have implications for drainage in the
locality.

Development shall not take place until an exceedance flow routing plan for flows above the 1 in 100
+30% event has been submitted to and approved in writing by the Local Planning Authority. The
proposed scheme shall identify exceedance flow routes through the development based on proposed
topography with flows being directed to highways and areas of public open space. Flow routes
through gardens and other areas in private ownership will not be permitted. The scheme shall
subsequently be completed in accordance with the approved details before the development is first
brought into use /occupied.

Reason: To ensure satisfactory drainage of the site and avoid flooding. It is important that these details are

agreed prior to the commencement of development as any works on site could have implications for
drainage in the locality.



No external construction works, deliveries, external running of plant and equipment or internal works
audible outside the site boundary shall take place on the site other than between the hours of 0730 to
1800 on Monday to Friday and 0800 to 1400 on Saturday. There shall be no such working Sundays,
Public or Bank Holidays without the prior written permission of the Local Planning Authority

Reason: To ensure that the proposed construction work does not cause undue nuisance and disturbance to

10

neighbouring properties at unreasonable hours.

Before the development commences a Dust Action Plan shall be submitted to and agreed in writing
by the Local Planning Authority which specifies provisions for the control of dust on site. The scheme
should be implemented and maintained in accordance with the approved details unless otherwise
agreed in writing by the Local Planning Authority.

Reason: To ensure that any concentration of dust in the vicinity is minimised and to protect the amenity of

11

nearby residential properties.

Notwithstanding the provisions of condition no. 2 above, no development shall take place until a
comprehensive Landscaping Scheme has been submitted to and approved in writing by the local
planning authority. The Landscaping Scheme shall include details of all existing trees (including
spread and species) and hedgerows on the land, and details of any to be retained, together with
measures for their protection during the course of construction. The Landscaping Scheme shall also
include details of all proposed planting, including species, density, and the height and spread of
trees; and details of the design, position, height and materials of all the proposed boundary
treatments.

Reason: To ensure that the new development will be visually attractive in the interests of amenity.

12

All planting, seeding and turfing detailed in the approved Landscaping Scheme shall be carried out in
the first planting and seeding season following the first occupation of any of the buildings hereby
permitted or completion of the development, whichever is the sooner. Any trees or plants which,
within a period of five years from completion of the development, die, are removed, or become

" seriously damaged or diseased, shall be replaced in the next planting season with others of similar

size and species, unless the local planning authority gives written consent to any variation. The
boundary treatments detailed in the approved Landscaping Scheme shall be implemented before any
of the dwellings hereby permitted are first occupied.

Reason: To ensure that the new development will be visually atiractive in the interests of amenity.

13

No development shall take place, including any works of demolition, until an Ecological Enhancement
Scheme demonstrating how opportunities to provide wildlife enhancements have been incorporated
within the development. Thereafter approved measures shall be implemented and maintained in
accordance with the approved details, unless otherwise first agreed in writing by the local planning
authority.

Reason: In the interests of conserving bio-diversity in accordance with the NPPF and Policy NCN5 of the

14

Tewkesbury Borough Local Plan - March 2006.

No development other than demolition and those works required to be carried out as part of an
approved scheme of remediation shall commence until conditions 14.1 to 14.5 have been complied
with.

14.1) In addition to the proposals outlined in the Geo-Environmental Report (May 2015} , further
soil testing should be carried out following site demolition and removal of the existing building
to ensure that soils within the areas of the current building footprints are absent of any
significant contaminaticn risk.

14.2) Following completion of measures outlined in the Geo-Environmental Report (May 2015),
together with the further soils testing required in condition 14.1, a verification report that
demonstrates the effectiveness of the works carried out must be produced. The report must
demonstrate that the site does not meet the definition of 'contaminated land' under Part 2A of
the Environmental Protection Act 1990, and is suitable for the proposed end use. The
verification report is subject to the approval in writing of the Local Planning Authority.
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14.3) In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immedialely to
the Local Planning Authority. A further investigation and risk assessment must be
undertaken in accordance with the following requirements:

14.4) The investigation and risk assessment must be undertaken by competent persons and a
written report of the findings must be produced. The written report is subject to the approval
in writing of the Local Planning Authorily. The report of the findings must include:

(i) a survey of the extent, scale and nature of contamination;

(ii) an assessment of the potential risks to:

- human health,

- property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes,

- adjoining land,

- groundwaters and surface waters,

- ecological systems,

- archaeological sites and ancient monuments,

(iii) an appraisal of remedial options, and proposal of the preferred option(s)

where remediation is necessary a remediation scheme to bring the site to a condition
suitable for the intended use by removing unacceptable risks to human health, buildings and
other property and the natural and historical environment must be prepared, and is subject to
the approval in writing of the Local Planning Authority. The scheme must include all works to
be undertaken, proposed remediation objectives and remediation criteria, timetable of works
and site management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1290 in relation to the
intended use of the land after remediation.

14.5) The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development other than that required to carry out remediation, unless
otherwise agreed in writing by the Local Planning Autherity. The Local Planning Authority
must be given two weeks written notification of commencement of the remediation scheme
works.

Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out must be
produced, and is subject to the approval in writing of the Local Planning Authority.

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring land
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are minimised, together with those to controlled waters, property and ecological systems, and to
ensure that the development can be carried

No development shall take place, including any works of demolition, until a Construction Method
Statement and Transport Plan has been submitted to, and approved in writing to the local planning
authority. The approved Statement shall be adhered to and shall address and provide for:

i. The parking of vehicles of site operatives and visitors;

ii. The unloading and loading of materials;

iii. The storage of plant and materials used in constructing the development;

iv. Wheel washing facilities;

v. Measures to control the emission of dust and dirt during construction;

vi. A scheme for recycling/disposing of waste resulting from demolition and construction works;

vii. Details of the site access/routeing strategy/signage during the construction period.;

viii. A scheme for the demolition and removal of all existing structures and hardsurface areas on the
land and a timetable for implementation.

Reason: To reduce the potential impact on the public highway and in the interests of community health and
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safety in accordance with the National Planning Policy Framework.

No development shall be commenced until a scheme for the provision of fire hydrants served by
mains water supply shall be submitted to and approved in writing by the local planning authority and
no building shall be occupied until the fire hydrant serving that building has been provided in
accordance with the approved scheme.
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Reason: To ensure adequate water infrastructure provision is made on site for the local fire service to tackle

17

any property fire in accordance with paragraphs 32 and 35 of the National Planning Policy
Framework.

No works shall commence until the first 20m of the proposed access road, including the junction with
the existing public road (Evesham Road), associated visibility splays, as shown in drawing no.
1066675-D001C, has been completed to at least binder course level, and shall be retained as such
thereafter unless and until adopted as highway maintainable at public expense.

Reason: To reduce potential highway impact by ensuring that there is a satisfactory access at the

18

commencement of construction works, in accordance with paragraph 32 of the National Planning
Policy Framework.

Prior to first occupation of the proposed development the site access from Evesham Road including
the footway link to the east along Evesham Road and pedestrian crossing shall be completed in all
respects in accordance with drawing no. 1066675-D001C, and shall be retained as such thereafter
unless and until adopted as highway maintainable at public expense.

Reason: To reduce potential highway impact by ensuing that there is a satisfactory access for pedestrians

19

and vehicles, in accordance with paragraph 32 of the National Planning Policy Framework.

No development shall be commenced until details of the proposed arrangements for future
management and maintenance of the proposed streets within the development have been submitted
to and approved in writing by the local planning authority. The streets shall thereafter be maintained
in accordance with the approved management and maintenance details until such time as either a
dedication agreement has been entered into or a private management and maintenance company
has been established.

Reason: To ensure that safe and suitable access is achieved and maintained for all people as required by
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paragraph 32 of the National Planning Policy Framework and to establish and maintain a strong
sense of place to create attractive and comfortable places to live, work and visit as required by
paragraph 58 of the National Planning Policy Framework.

The approved Travel Plan shall be implemented in accordance with the details and timetable therein,
and shall be continued thereafter, unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure that the opportunities for sustainable transport modes are taken up in accordance with
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paragraphs 32 and 36 of the National Planning Policy Framework.

No building on the development shall be occupied until the carriageway(s) (including surface water
drainage/disposal, vehicular turning head(s) and street lighting) providing access from the nearest
public highway to that dwelling have been completed to at least binder course level and the
footway(s) to surface course level,

Reason: To minimise hazards and inconvenience for users of the development by ensuring that there is a
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safe, suitable and secure means of access for all people that minimises the conflict between traffic
and cyclists and pedestrians in accordance with the National Planning Policy Framework.

The development hereby permitted shall not be occupied until the car parking associated with each
dwelling within the development (including garages and car ports where proposed) has been
provided in accordance with the submitted plan and shall be maintained available for that purpose
thereafter.

Reason: To reduce potential highway impact by ensuring that vehicles do not have to park on the highway

23

resulting in a severe impact contrary to paragraph 32 of the National Planning Policy Framework.

Notwithstanding the submitted details, building operations shall not be commenced until the design
and details of the Local Area of Play (LPA) shall be submitted to be approved in writing by the Local
Planning Authority. The LAP shall be implemented in accordance with the approved details and
retained as such therefore after unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure that appropriate play equipment is provided in accordance with Policy RCN1 of the

Tewkesbury Borough Local Plan - March 2006.
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Notes:

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating an improved
layout and design and ensuring that highway safety issues have been addressed.

The applicant is advised that to discharge condition 19 that the local planning authority requires a
copy of a completed dedication agreement between the applicant and the local highway authority or
the constitution and details of a Private Management and Maintenance Company confirming funding,
management and maintenance regimes.

The developer will be expected to meet the full costs of supplying and installing the fire hydrants and
associated infrastructure.

The Developer is requested to erect a sign at the boundary of the new estate street with the nearest
public highway providing the Developer's contact details and informing the public that the County
Council is not responsible for the maintenance of the street.

The proposed development will involve works to be carried out on the public highway and the

Applicant/Developer is required to enter into a legally binding Highway Works Agreement (including
an appropriate bond) with the County Council before commencing those works.
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15/00166/0UT Land at Stoke Road, Bishops Cleeve, GL52 7DG 15

Valid 06.07.2015 Outline planning application for up to 265 dwellings and A1 convenience
retail store of up to 200 sq m, with associated open space and
landscaping with all matters reserved, except for access. Access defined
as off Stoke Road to 15m in to the site.

Grid Ref 394401 227895

Parish Bishops Cleeve

Ward Cleeve West Gladman Developments Ltd
Gladman House
Alexandria Way
Congleton
Cheshire
Ccw121LB

RECOMMENDATION Refuse

Policies and Constraints

NPPF

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies GNL2, GNL8, GNL11, HOU1, HOUA4,
HOU13, TPT1, TPT3, TPT6, TPT11, EVT2, EVT3, EVT5, EVTY, LND2, LND7, RCN1, RCN2, NCN5 Joint
Core Strategy (Gloucester Cheltenham Tewkesbury) Submission Version November 2014 - SD4, SD5, SD7,
SD11, SD13, INF1 and INF3

Waste Core Strategy - Policy WCS11

Flood and Water Management SPD

Fields in Trust: Planning And Design For OQutdoor Sport And Play

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

Bishops Cleeve Parish Council - Object. The proposed development would have a disproportionate effect
on the village in terms of the cumulative impact of development and also on the social well-being of the
community and as such is considered harmful. We draw officers attention to the dismissed appeal east of St
Margarets Drive, Alderton. The development is considered premature in terms of the emerging JCS and TB
Local Plan in which adequate housing land supply has been identified. The capacity of the local road
network would not be able to accommodate the additional traffic. The Parish Council questions the accuracy
of the traffic count provided. The development conflicts with adjacent land use with the incinerator site
nearby.

Stoke Orchard Parish Council - object most strongly to this application. This development lies within the
catchment area of the Dean Brook, which together with the Hyde Brook, feed into the River Swilgate at Stoke
Orchard. The total combined catchment area of the Swilgate covers the Scarp from Harp Hill in the Centre of
Cheltenham around to Woolstone Hill. The increase of speed of flow of Storm Water from the hard
standings, roofs, roadways and infrastructure will exacerbate an already intolerable flooding situation
downstream of these proposed developments. The NPPF requires development to be safe for its lifetime
taking account of the vulnerability of its users, without increasing flood risk elsewhere, and, where possible,
will reduce flood risk overall. Seek 106 agreements in massive proportions, to improve the cleansing of the
downstream watercourses in question and improvements to culverts and bridges on these streams and
rivers to alleviate the continued distress of flooding and exposure to Health and Safety dangers to those
property, business and land owners involved within our parish.

Environment Agency - No objection subject to conditions on flood risk grounds. No comment on the
relationship of the site with the Wingmoor Farm facilities.

County Highways Authority - No objection subject to conditions/s106 obligations.

County Waste Authority - From the information that has been submitted with the application it is unclear
that proposed development would meet the criteria of Core Policy WCS11 - Safeguarding Sites for Waste
Management. There may be some issues of incompatibility between the existing waste operations and the
proposal. It would therefore be up to the applicant to demonstrate that the proposal would not adversely
affect or be adversely affected by the existing waste uses.
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County Archaeologist - No objection subject to condition requiring programme of archaeological work.

County S106 Officer - Economic Development and Strategic Planning -requests contributions towards
primary and secondary education and libraries.

Environmental Health Officer

Land Contamination: No objection following additional information submitted;

Noise: No objection in respect of road traffic noise. Concerns raised regarding the relationship of new
housing with Malvern View Business Park;

Air Quality: The application does not demonstrate that the proposed development would not be at risk from
pollution arising from the Wingmoor Farm site.

Economic Development Officer - We are concerned the development would have a negative impact on
business park tenants, especially if reduced operating hours were introduced. It is known that some
businesses operate 24 hours a day and any imposition of restricted hours may result in companies having to
move away from the area, having a negative impact on local employment opportunities and the economy.
The proposed development would also impact on the deliverability of employment land situated to the rear of
the business park. The proximity of the development and potential impact on business operating hours would
significantly reduce attractiveness of this site to potential investors.

The proposed development surrounds the business park and would restrict any further expansion of the site.
It is a well-used site, with a critical mass of businesses and is a site which could be considered for extension

through the Borough Plan.

Strategic Housing & Enabling Officer - No objection subject to agreed on-site delivery (50%) and off-site
affordable housing contributions (50%).

Community and Economic Development Officer - No objection subject to contributions to off-site sport
and community contributions and on site delivery of play area and commuted sums for management of any
adoptable open space.

Highways England - No abjection.
Natural England - Refer to standing advice.
Severn Trent Water - No objection subject to condition.

NHS Estates Adviser - Due lo the direct impact of this housing on local services seeks financial support, via
a S106 agreement, in the sum of £132,355.

Crime Prevention Design Advisor - Provides general design guidance to meet 'secure by design’
objectives.

CPRE - The site is not allocated and is not identified in the emerging JCS or Borough Plan. The site is very
close to the Wingmoor Farm waste disposal sites. In particular, it is considerably closer to the Grundon
hazardous waste disposal site than the distance recommended for residential buildings.

Grundon Waste Management Ltd A letter of objection has been received from Grundon Waste
Management Limited - Operators of the Wingmoor Farm integrated waste management facility on the basis
that their site is identified in the Waste Core Strategy and is likely to be operational until 2030, after which the
site will still need to be managed for a period of at least 30 years. There is concern that permitting housing
on the application site would prevent the ongoing use of the site which currently employs in excess of 60,
mainly local, people. Grundons also question the basis of the applicants Air Quality Assessment.

Other representations
30 letters of objection have been received raising the following issues:

- Bishops Cleeve has had encugh development and is bursting at the seams;

- To site further dwellings close to the Grundons facility with all its inherent problems cannot be good;

- Bishops Cleeve does not have the facilities, including doctors, dentists and schools, to cope with an
additional 300 dwellings given recent and ongoing developments;

- This is a speculative application, growth should be properly planned;

- There is a lack of employment opportunities in the area;
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- Parking in the village is becoming increasingly difficult;

- The road network, including the A435 will not cope with further traffic at peak times;

- The lack of jobs and employment land means that people must commute many miles and journey to work
times, etc are now significant;

- The village lacks good connections to the M§

- The site does not provide good pedestrian access 1o transport links and | question the validity of the
quoted 10 minute walk o the nearest bus stop;

- The field adjacent to Acacia Park often floods which | believe provides a natural flood relief for the
adjacent watercourse;

- Putting affordable housing away from the village centre is not the right decision;

- The proposal does not provide any community buildings or sports fields;

- What will be the impact to existing residents on Acacia Park, overlocking the planned development?

- My factory is at the very edge of the business park our out buildings are approx 20m from the boundary.
We are just about open 24 hours a day and normally we have the doors open especially in the summer.
The factory is quite noisy and this will be a problem for possible residents. We also have electrical
discharge machines which can disrupt tv and radio signals;

- During the summer months on a warm evening we leave our windows open and we can hear the factory
working overnight, so building and residential property nearer to the Malvern business park would cause
more noise for the new residents or stop Bishops Cleeve residents / employees at The factory to stop
night time work, leading to less local employment;

- There is a serious dust issue coming from the adjacent tip on Stoke Road, dust is now known as a
serious long term illness and can lead to serious health issues;

- The existing fields are home to wildlife which would be affected by the development;

- No pedestrian county walks for children to wonder and play;

- The Grundons application granted in 2011 was controversial due to concerns over potential health
impacts from dust, noise and odour. The site was deemed acceptable partly due to its remote location
from nearby residential areas. The above proposal would place housing immediately adjacent to the site
and its operations which could be sterilised resulting in the loss of the facility and local jobs;

- The proposed retail development on Stoke Road is a particularly bad idea given the speed and of the
heavy traffic along Stoke Road. The retail space would in fact increase car journeys;

- The Prestbury Park Radio Controlled Flying club has an airfield nearby and these Newhouse Owners will
start to complain about the noise of the model aircraft;

- Once Grundons have ceased operations at this location they are required by law to manage the site for a
further 30 years as there is the potential for leachate, odours and landfill gas to emanate from the site.
This is simply not the place to build housing;

- New housing would prevent the expansion of Malvern View Business Park to provide further work for
local people;

- Further development would put Cleeve at risk of further flooding;

- The landowner of the field to the north of Malvern View Business Park has not been formally notified
despite the Development Framework plan showing a pedestrian link crossing this land.

Planning Officers Comments: Mr Paul Skelton
1.0 The site and its location

1.1 The application site is a series of fields extending to 13.58ha to the west of Bishops Cleeve on the
northern side of Stoke Road opposite Cheltenham Road Rugby Club and Wingmoor Farm tip/recycling
facility. The site wraps around the west and north boundaries of Malvern View Business Park and adjoins the
rear boundaries of properties on Acacia Park on the north eastern boundary. The development would be to
the south west of the Cleevelands development which is currently under construction.

2.0 Planning History

2.1 There is no relevant planning history to the site. An Environmental Impact screening opinion was given
in February 2015 advising that in the Council's view the proposals would require Environmental Impact
Assessment given the cumulative impacts of the proposal in combination with committed development at
Bishops Cleeve, including the Homelands and Cleevelands sites.

2.2 Pre-application discussions took place between the Council and the applicants in 2014/15. Advice was
provided on planning policy and technical matters.
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3.0 The Proposals

3.1 The application proposes the development of up to 265 dwellings with open space and landscaping. The
application is in outline form with all matters reserved for future consideration.

3.2 The application is supported by an illustrative masterplan which indicates how the quantum of
development could be delivered. The application is also supported by various technical reports assessing the
potential impacts of the proposals.

3.3 The application is also accompanied by an Environmental Statement required as the proposed
development constitutes EIA (Environmental Impact Assessment) development in accordance with the Town
and Countiry Planning (Environmental Impact Assessment){(England and Wales) Regulations 2011. The
Environmental Statement includes assessment of the following issues:

- Alternatives

- The proposed development
- Planning policy context

- Transport and Access

- Cumulative effects

The applicants planning statement sets out that the proposal would provide the following material benefits:

- A deliverable housing site - A valuable contribution to the & year supply of Tewkesbury.

- Creation of a high quality residential development which respects the character of Bishop's
Cleeve - The development has been carefully designed to respond positively and sympathetically to
its built form and environmental context and the character and appearance of the surrounding area.

- Improvements in housing mix and choice - The proposed development of up to 300 net additional
dwellings [sic] will provide a balanced mix of dwellings providing a choice of type and size in
response to the identified housing demand and market assessment for Bishop's Cleeve.

- Provision of A1 convenience store - the provision of a local shop will allow both new and existing
residents to access everyday goods without needing to visit the village centre.

- The retention and enhancement of existing trees and hedgerows on site boundaries - The
proposals are based around the existing landscape features of the site, and seek to integrate them
successfully into the overall design. Additional proposed new tree planting set to greatly increase the
tree cover on site and within the local area.

- Development in a sustainable location - Bishop's Cleeve Is identified as a settlement for growth,
The village has a range of shops, services and facilities that are within easy walking or cycling
distance of the site, which reduces the reliance on private car.

- Economic Benefits - Increased Council Tax revenue and receipt of New Homes Bonus payments
to further invest back into the community.

4.0 The Community Infrastructure Levy Regulations

4.1 The Community Infrastructure Levy (CIL) Regulations allow local authorities to raise funds from
developers undertaking new building projects in their area. Whilst Tewkesbury Borough Council has not yet
developed a levy the regulations stipulate that, where planning applications are capable of being charged the
levy, they must comply with the tests set out in the CIL regulations. These tests are as follows:

(a) necessary to make the development acceptable in planning terms

{b) directly related to the development; and

(c) fairly and reasonably related in scale and kind to the development.

4.2 As a result of these regulations, Local Authorities and applicants need to ensure that planning obligations
are genuinely 'necessary' and 'directly’ related to the development’. As such, the Regulations restrict Local
Authorities ability to use Section 106 Agreements to fund generic infrastructure projects, unless the above
tests are met. Where planning obligations do not meet the above tests, it is ‘unlawful’ for those cbligations to
be taken into account when determining an application. The need for planning obligations is set out in
relevant sections of the report.

4.3 The CIL regulations also provide that as from 6 April 2015, no more contributions may be collected in
respect of an infrastructure project or a type of infrastructure through a section 106 agreement, if five or more
obligations for that project or type of infrastructure have already been entered into since 6 April 2010, and it
is a type of infrastructure that is capable of being funded by the levy.
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5.0 Principle of Development

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined
in accordance with the development plan unless material considerations indicate otherwise. Section 70 (2) of
the Town and Country Planning Act 1990 provides that the local planning authority shall have regard to the
provisions of the development plan, so far as material to the application, and to any other material
considerations. The key consideration in assessing the principle of development therefore are the existing
and emerging development plans for the area and Government policy in respect of new housing
development.

Tewkesbury Borough Local Plan to 2011 - March 2006

5.2 The development plan comprises the saved polices of the Tewkesbury Borough Local Plan to 2011 -
March 2006 (the 'Local Plan'). The application site lies outside any recognised settlement boundary as
defined by the Local Plan. Consequently, the application is subject to policy HOU4 which states that new
residential development will only be permitted where such dwellings are essential to the efficient operation of
agriculture or forestry or the provision of affordable housing. 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 because the Council
cannot currently demonstrate a five year supply of deliverable housing sites.

5.3 Other relevant local plan policies are set out in the appropriate sections of this report.
Emerging Development Plan

5.4 The emerging development plan will comprise the Joint Core Strategy (JCS), Tewkesbury Borough Plan
and any adopted neighbourhood plans. These are all currently at varying stages of development.

5.5 The JCS Submission Version November 2014 is the latest version of the docurment and sets out the
preferred strategy over the period of 2011-2031. This document, inter alia, sets out the preferred strategy to
help meet the identified level of need. Policy SP2 of the JCS Submission Version sets out the overall level of
development and approach to its distribution.

5.6 The JCS strategy seeks to concentrate new development in and around the existing urban areas of
Cheltenham and Gloucester to meet their needs, to balance employment and housing needs, and provide
new development close to where it is needed and where it can benefit from the existing and enhanced
sustainable transport netwark. Development is also directed to Tewkesbury town in accordance with its role
as a market town and to rural service centres and service villages.

5.7 Paragraph 216 of the NPPF sets out that decision-takers may give weight to relevant policies in
emerging plans according to:

- the stage of preparation of the emerging plan (the more advanced the preparation, the greater the weight
that may be given);

- the extent to which there are unresolved objections to relevant policies (the less significant the unresolved
objections, the greater the weight that may be given), and

- the degree of consistency of the relevant policies in the emerging plan to the policies in the NPPF (the
closer the policies in the emerging plan to the policies in the NPPF, the greater the weight that may be given.

5.8 On 20 November 2014 the JCS was submitted for examination; the Examination in Public (EiP)
commenced in May 2015 and is still on-going. Having been submitted the JCS has therefore reached a
further advanced stage, but it is not yet formally part of the development plan for the area and the weight that
can be attached to each of its policies will be subject to the criteria set out above, including the extent to
which there are unresolved objections. In respect of the need and distribution of housing {policies SP1 and
SP2) there are significant objections to these policies and discussion continues through the EiP process.

National Planning Policy Framework and Planning Practice Guidance

5.9 The NPPF aims to promote sustainable growth and requires applications to be considered in the context
of sustainable development and sets out that there are three dimensions to sustainable development:
economic, social and environmental.

- the economic role should contribute to building 2 strong, respensive and compelitive economy;

- the social role should support strong, vibrant and healthy communities; and

- the environmental role should protect and enhance the natural, built and historic environment.
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These roles should not be undertaken in isolation, because they are mutually dependant.

5.10 Paragraph 14 of the NPPF sets out a presumption in favour of sustainable development, which for
decision taking means:

- approving development proposals that accord with the development plan without delay; and
- where the development plan is absent, silent or relevant polices are out-of-date, granting permission
unless:

- any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the polices in the Framework taken as a whole; or
- where specific policies in the Framework indicate development should be restricted.

5.11 Footnote 9 to paragraph 14 gives examples of where policies in the Framework indicate that
development should be restricted however none of the examples listed are relevant to this case.

5.12 In terms of economic growth, one of the 'core principles’ of the NPPF is to proactively drive forward and
support sustainable economic development to deliver the homes, business and industrial units, infrastructure
and thriving local places that the country needs. Paragraph 19 of the NPPF states that the Government is
committed to ensuring that the planning system does everything it can to support sustainable economic
growth and that planning should operate to encourage and not act as an impediment to sustainable growth.

5.13 In terms of housing delivery, the NPPF sets out that, to boost significantly the supply of housing, local
authorities should use their evidence base to ensure that their Local Plan meets the full, objectively assessed
needs for market and affordable housing, including identifying key sites which are critical to the delivery of
the housing strategy over the plan period. Paragraph 49 states that relevant policies for the supply of
housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year
supply of deliverable housing sites.

5.14 The Government's Planning Practice Guidance (PPG) provides advice on prematurity. The advice
states that arguments that an application is premature are unlikely to justify a refusal of planning permission
other than where it is clear that the adverse impacts of granting permission would significantly and
demonstrably outweigh the benefits, taking the policies in the Framework and any other material
considerations into account. Such circumstances are likely, but not exclusively, to be limited to situations
where both:

a) the development proposed is so substantial, or its cumulative effect would be so significant, that to grant
permission would undermine the plan-making process by predetermining decisions about the scale, location
or phasing of new development that are central to an emerging Local Plan or Neighbourhood Planning; and

b) the emerging plan is at an advanced stage but is not yet formally part of the development plan for the
area.

5.15 The advice states that refusal of planning permission on grounds of prematurity will seldom be justified
where a draft Local Plan has yet to be submitted for examination. Where planning permission is refused on
grounds of prematurity, the local planning authority will need to indicate clearly how the grant of permission
for the development concerned would prejudice the outcome of the plan-making process.

5.16 Other relevant guidance set out in the PPG will be set out where appropriate within the report.

Conclusions on the principle of residential development

5.17 The Council cannot, at this stage demonstrate a deliverable 5 year supply of housing land and thus
policy HOU4 of the Local Plan is out of date. The relevant policies for the supply of housing in the emerging
JCS are subject to unresolved objection and thus the weight that can be attributed to those polices must be
limited. Therefore it is clear that the decision-making process for the determination of this application is to
assess whether the adverse impacts of granting planning permission for the proposed development would
significantly and demonstrably outweigh the benefits.

6.0 Landscape and Visual Impact
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6.1 One of the core planning principles of the NPPF sets out that the planning system should recognise the
intrinsic character and beauty of the countryside. Section 11 of the NPPF sets out that the planning system
should contribute to and enhance the local environment by, amongst other things, protecting and enhancing
valued landscapes. Local Plan Policy LND4 provides that in rural areas regard will be given to the need to
protect the character and appearance of the rural landscape and Policy SD7 in the JCS Submission Version
November 2014 states that development will seek to protect landscape character for its own intrinsic beauty
and for its benefit to economic, environmental and social well-being. There is some debate as to whether
these local plan policies are policies which restrict the supply of housing following a recent high court
judgement, but nevertheless, the impacts of the proposal on the landscape is a significant material
consideration which needs to be considered.

6.2 The site does not fall under any statutory or non-statutory landscape designation. The application is
supported by a Landscape and Visual Impact Appraisal {LLVIA) which states that the Site is 13.56ha in total,
of which it is proposed that up to 10.3ha be developed for residential usage and 0.2ha for retail usage.
3.06ha of the Site is proposed for Green Infrastructure {Gl), which includes public open space, formal
equipped play, sustainable drainage ponds and structural planting.

6.3 The LVIA concludes that during construction there would be some adverse landscape and visual effects
but that these effects would be of no greater significance than the effects arising through the operational
phase of the Development. In terms of landscape character, at a national level the LVIA suggests that the
impact of the proposals would be negligible, whilst at local level there would be a minor adverse impact, and
there would be negligible impact on the setting of the Cotswolds AONB.

6.4 The LVIA advises that the landscape character of the site is defined by its agricultural nature and the
agricultural nature of land to the west. Bishop's Cleeve has an urban influence on eastern portions of the site
with commercial buildings and residential dwellings. Development would lead to a notable change of
landscape character at a site scale due to the loss of agricultural fields to residential development, a
2000sq.ft food retail unit, access infrastructure, playspace and associated open space. The LVIA anticipates
that overall landscape effects would be moderate adverse at year 1 reducing to minor adverse by year 10 as
structural planting matures.

6.5 The LVIA suggests that due to the sparsely setiled nature of the landscape to the north, west and south
combined with a relatively limited visual envelope to the east, visual effects for residential receptors would
primarily be restricted to properties that fringe the Site where overall visual effects are expected to be major-
moderate adverse al Year 1 and moderate-minor adverse by Year 10. Other nearby visual receptors,
including the public footpath leading from the Cleevelands development to the north, public rights of way
within the AONB, Stoke Road and the rugby club, would experience, at worst, moderate adverse impacts in
year 1 of the development, with no greater than moderate-minor adverse impacts at year 10.

6.6 Overall, the LVIA concludes that the application proposals would not lead to any major landscape effects
with zll effects on Landscape anticipated to be moderate adverse or less. Development would integrate into
the existing settlement of Bishop's Cleeve with limited landscape or visual effects.

8.7 The Councils landscape consultant {LC) has assessed the application and comments that whilst the site
is clearly in open countryside and shares typical characteristics of the wider Vale landscape, it is influenced
by the settlement edge, including the landfill operations to the south and the adjacent Malvern View Business
Park to the east. Dense structure planting for the most part forms an effective screen between the site and
existing residential development off Stella Way. The LC states that a key feature of this site is that it lies at
the threshold of Bishops Cleeve and has a role to play in creating the setting of the village.

6.8 The LC advises that the LVIA has been prepared in accordance with best practice and presents a
balanced assessment of the site and the proposed development. He generally agrees with the findings
relating to the sensitivity of the site to development of this nature and to the assessment of predicted effects.

6.9 Having assessed the proposals, the LC considers that the site is capable of accommodating some
development given its relationship to the existing settlement, and the fact that locally characteristic and
effective landscaping could be incorporated into the proposed development. The LC agrees with the
conclusions of the LVIA that, due to the effect of distance, the location of the site relative to the rest of
Bishops Cleeve, and the effectiveness of existing structure and screen planting, the proposed development
would not exert a significant influence upon views from the AONB.
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6.10 The LC also concludes that the perception of sprawl and the quality of the settlement edge could be
addressed by the delivery of a robust, well considered and generous green buffer to the edge of the new
development. New structure planting should be incorporated into green infrastructure at the edge of the
scheme to deliver a soft and fragmented settlement edge that actively responds to views towards Bishops
Cleeve from the west and takes opporiunities to create a new, high quality and defensible settlement edge.
This is provided for in the revised Development Framework plan (see attached).

6.11 In conclusion, the proposed development would resull in landscape harm by introducing new
development into the current open, agricultural fields. Nevertheless the LVIA has demonstrated that the
impacts would be at worst moderate adverse from visual receptors outside the site by year 10 following
development. As such it is not considered that there would be significant and demonstrable harm arising
from the proposed development on landscape grounds which would justify refusal of planning permission.

7.0 Design and Layout

7.1 The NPPF sets out that the Government attaches great importance to the design of the built environment
{paragraph 56). Good design is a key aspect of sustainable development, is indivisible from good planning,
and should contribute positively to making places better for people. At paragraph 57 the NPPF advises that
the planning system can play an important role in facilitating social interaction and creating healthy, inclusive
communities. Similarly Policy SD5 of the JCS (Submission Version November 2014} seeks to encourage
good design and is consistent with the NPPF and so should be accorded considerable weight.

7.2 All matters relating to design and layout are reserved for future consideration. However, the application
has been supported with an indicative layout and parameter plans which illustrate how the site could be
developed, and a Design and Access Statement (DAS). The Indicative Masterplan (a copy will also be
displayed at Committee) shows the disposition of land uses and the proposed structure for movement
within the development. The DAS tells the story of how the proposals have been developed, including an
assessment of the site and its context, identification of the constraints and epportunities which lead to the
key urban design principles for the development and an explanation of how the site is proposed to be
developed in design terms.

7.3 The DAS is somewhal confusing as it considers how the site could be developed for up to 300 dwellings,
whereas the application only proposes 265 dwellings. The Urban Design Officer (UDOY) has considered the
submitted material and advises that the DAS provides a good amount of information given this is an outline
application. The principles that are set regarding appearance and materials are broad but appear well
considered and appropriate for the area.

7.4 In terms of the Masterplan, the UDO comments that the proposed density of 31 dwellings per hectare is
considered appropriate on this edge of settlement location. Furthermore, the green infrastructure maintains
existing features within and around the edges of the site and the location of the main open space on the
edge of the site is appropriate as long as there is good surveillance from properties fronting over the space.
This issue could be addressed at reserved matters stage.

7.5 Whilst the UDQ considers that the movement network shown on the Masterplan does indicate
reasonable connectivity with the existing settlement, this relies in large part on the two pedestrian links to the
north-east and southeast. However these links are not within the red line application boundary and there is
no certainty that they would be available to the developer should permission be granted. Indeed a letter has
been submitted on behalf of one of the landowners indicating that no notice has been served on the
landowner and as such suggests that planning permission should be refused. It is not considered that this
issue in itself justifies refusal however the pedestrian routes indicated on the plan cannot be considered as
part of the application. This then reduces the quality of the scheme in design terms with the only possible
access to other parts of the settlement being the main access onto Stoke Road and the substandard footway
to the front of Malvern View Business Park. The CHO has advised that there is no objection on this ground
from a highway perspective.

7.6 Paragraph 61 of the NPPF states that "securing high quality and inclusive design goes beyond aesthetic
considerations. Therefore, planning policies and decisions should address the connections between people
and places and the integration of new development into the natural, built and historic environment®. This
emphasises how important achieving appropriate integration and connectivity are to ensuring that new
development positively contributes to the relationships between people and places. The proposal is
essentially a cul-de-sac development and, with the exception of the frontage development onto Stoke Road,
is isolated from the village and has poor connectivity to it.
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7.7 For the reasons set out above the development does not integrate with the existing form of development
and from a design point of view this is a matter that weighs against the development.

8.0 Accessibility and Highway Safety

8.1 Section 4 of the NPPF recognises that transport policies have an important role to play in facilitating
sustainable development but also in contributing to wider sustainability and health objectives. It slates at
paragraph 29 that the transport system needs to be balanced in favour of sustainable transport modes,
giving people a real choice about how they travel. However, the Government recognises that "opportunities
to maximise sustainable transport solutions will vary from urban to rural areas”. Paragraph 32 states that
planning decisions should take account of whether opportunities for sustainable transport modes have been
taken up depending on the nature and location of the site, to reduce the need for major transport
infrastructure. Furthermore, development should only be prevented or refused on transport grounds where
the residual cumulative impacts of development are severe.

8.2 The NPPF also requires safe and suitable access to all development sites for all people. 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. 1t further
requires that traffic generated by and/or attracted to the development should not impair that safety or
satisfactory operation of the highway network and requires satisfactory highway access to be provided.
Similarly policies INF1 and INF2 of the JCS (Submission Version) seek to provide choice in modes of travel
and to protect the safety and efficiency of the transport network.

8.3 The application is supported by a Transport Assessment (TA) which also forms an appendix to chapter 7
of the Environmental Statement (ES). The ES clarifies that the TA was based on 300 dwellings on the site,
suggesting that the actual impacts would be less than suggested by the TA. The ES also clarifies that the
cumulative impacis of existing developments in the area, notably Homelands and Cleevelands have been
taken into account in assessing the current baseline traffic flows. The ES concludes that, taking into account
the cumulative impacts of other development in the surrounding area, the increase in traffic associated with
the proposed development would not create a significant impact in environmental terms and that there are no
significant impacts associated with traffic and transportation to justify refusal of planning permission.

8.4 Similarly the TA concludes that, for a development of up to 300 dwellings

- Access to the required design standards is proposed.

- The site is well located to aliow travel by the more sustainable modes.

- A Framework Travel Plan accompanies the application.

- There are no material traffic impacts associated with the proposal.

- There are no road safety issues associated with the development.

- Qverall, therefore, it is concluded that there are no material transport issues associated with the application.

8.5 Highways England and the County Highways Officer (CHQO) have been consulted. HE offer no objection
to the application commenting that the traffic arising from the proposed development is likely to be widely
dispersed with limited impact likely on the Strategic Road Network.

8.6 The CHO has assessed the location of the proposed development in terms of sustainable access, traffic
impact, the impact on off-site junctions, road safety and the travel plan proposals for the development.

8.7 In terms of sustainable access, the CHO offers no objection on the basis that opportunities for
sustainable transport modes have been taken up having regard to the location and nature of the site. In
terms of walking, the majority of local facilities are on the upper limit of acceptable walking distance, meaning
that walking will be an attractive mode choice for some but not all residents. It is recognised that the
development proposes a convenience food store on site which would be within walking distance of the whole
site. Whilst it is recognised that footways are relatively narrow along Stoke Road to the east of the A435,
which would be the main route to the majority of facilities, there appear to be limited opportunities to enhance
the route cost effectively in accordance with NPPF Paragraph 32. It is considered that no pedestrian
enhancements are required to make the site accessible by foot. This is also the case for cycling. Whilst there
has been a request for a contribution towards a Cheltenham-Bishops Cleeve cycle way, there is currently no
scheme in place which has been costed and it is not therefore possible to request a contribution which would
meet the CIL tests.
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8.8 in terms of public transport, the nearest bus-stop to the site is more than the recommended maximum
400m walking distance from the site. The CHO suggests that the key opportunity for this site is the Service T,
which provides an hourly service between Bishops Cleeve and Tewkesbury. Cost-effective improvements
have been identified to make it an atiractive service for residents of the development, increasing the
frequency to half hourly before 1000 hours and after 1500 hours and to extend the operating hours from a -
last service at 1700 to a last service at 1900. It has been agreed that the developer would fund this
improvement through a planning obligation. This would ensure that the opportunities for sustainable
transport are taken up depending on the nature and location of the site in line with the NPPF Paragraph 32.

8.9 The site is proposed to be accessed by a simple priority junction off Stoke Road. Swept Path Analysis
{SPA) has been provided to demonstrate that a refuse vehicle can make the turning movements into and out
of the site, with an amendment to the access design to increase the corner radii to 10m. This SPA provides
confidence that the access road width and corner radii are appropriate in line with the requirements of
Manual for Gloucestershire Streets (MfGS) whilst appropriate visibility is also provided for, The CHO
confirms that the TA demonstrates that the site access would have sufficient capacity o accommodate the
proposed development.

8.10 The CHO is satisfied that the trip rates used to assess the traffic impacts of the development are robust,
particularly given the assessment was carried out on the basis of 300 dwellings. Total peak hour traffic
generated would be approximately three two-way trips per minute in both the AM and PM peaks. ltis
recognised that the retail unit would be likely to generate some inbound trips, however this would be a local
diversion and not a "new" trip. In terms of trip distribution, the majority of traffic would head east to the A435
and Cheltenham beyond, with 15% heading towards Stoke Orchard.

8.11 The impact of the proposals on a number of key local junctions has also been assessed, namely
A435/Finlay/Hayfield Way; A435/Voxwell Lane/Stoke Orchard; and A435/Cheltenham Road/Miles Road;
A435/Hyde Lane/Southam Lane. The CHO advises that the impacts of the development on these junctions
would be mitigated by the improvement works already required for the Cleevelands/Homelands
developments. It is assumed that these improvements will take place before any of the proposed dwellings
‘on this site would be occupied and planning conditions are proposed to ensure this. In terms of road safety,
the CHO concludes that there are not an excessive amount of personal injury accidents on the wider network
and that those accidents that do oceur are spread. The CHO therefore considers it reasonable to conclude
that the additional traffic from the development will not have a material impact on general road safety in the
area.

8.12 Overall the CHO considers that the proposed development would not have a severe residual impact on
the local highway network. Furthermore, the proposals allow for safe and suitable access for all and that
opportunities for sustainable transport modes have been taken up. On that basis the proposal is in line with
the NPPF and no objection is raised on transport grounds subject to appropriate planning conditions and
5106 obligations relating to public transport and travel planning.

9.0 Scale of Development and Social Impacts

9.1 The NPPF at paragraph 7 recognises that sustainable development includes a social role that planning
performs and Section 8 sets out how healthy communities can be promoted. The submission version of the
JCS recognises that the retention of services within rural service centres is intrinsically linked to the size and
distribution of the resident population and it is important that these services remain viable, although more
development will be accommodated at the rural service centres than at the service villages. Guidance
contained in a research document 'Design for Social Sustainability' builds on examples from around the
country and sets out that the sense of identity of a place can be defined as '...rooted in history, in local
celebrations, the stories people tell about the area, and in regular local events. These buifd up over time.
When new large-scale housing developments are built, the sense of place cannot be defined by its shared
history. New residents will not know others, and, in the early stages, there will be few social connections.'

9.2 Concerns have been raised by the local community that Bishops Cleeve has experienced, and is
continuing to experience, a rapid rate of change in population, particularly with the ongoing Homelands and
Cleevelands developments, which alone accounted for up to1450 new dwellings. There are also further
proposals for housing in Bishops Cleeve currently. It has been established in a number of recent appeal
decisions (including those in Alderton) that the cumulative impact of development and the consequential
increase in population without proportionate increases in infrastructure, employment opportunities and other
local services risks eroding community cohesion. This is a material planning consideration.
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9.3 The malter was also considered by the Secretary of State (SoS8) in dealing with both the Homelands and
Cleevelands applications. Concluding on the sustainability of the two proposals the SoS agreed with his
Inspector's comments at paragraph 14.45 of his report that: "...both schemes would take the right approach
to achieving social cohesion and result in balanced communities, with good access fo employment and
services, which would be well integrated into pleasanf environments.”

9.4 The "Approach to rural sites” background paper suggests that commitments at Bishop's Cleeve already
exceed the estimated development at the settlement by approximately 230 dwellings - albeit it is accepted
that Bishop's Cleeve will be expecled to contribute to the Borough's housing land supply over the plan period
and that development at Bishop's Cleeve would be generally consistent with the spatial strategy. The
background paper forms part of the evidence base for the emerging JCS, which itself is not yet adopted and
can only therefore be afforded limited weight.

9.5 Whilst the impact of a further 265 dwellings at Bishops Cleeve is not underestimated, given the scale and
role of Bishops Cleeve as a Rural Service Centre and the existing and planned services serving it, it is not
considered that the proposed development, in addition to the consented schemes, would have an
unacceptable impact on the social wellbeing and cohesion of Bishops Cleeve.

10.0 Noise

10.1 The NPPF states at paragraph 120 that to prevent unacceptable risks from pollution, planning decisions
should ensure that new development is appropriate for its location. The effects (including cumulative effects)
of pollution on heaith, the natural environment or general amenity, and the potential sensitivity of the area or
proposed development to adverse effects from pallution, should be taken into account. Paragraph 123 of the
NPPF sets out that planning decisions should, infer alia, recognise that development will oflen create some
noise and existing businesses wanting to develop in continuance of their business should not have
unreasonable restrictions put on them because of changes in nearby land uses since they were established

10.2 Local Plan Policy EVT3 provides that new development should be sited away from sources of noise and
planning permission should not be granted for development where noise would cause harm and could not be
ameliorated. Policy SD15 of the JCS (Submission Version) also seeks to protect health and improve
environmental quality. These polices are considered to be consistent with the NPPF and are therefore
afforded significant weight.

10.3 Concerns have been raised from various quarters regarding the potential impact of existing noise
creating development on the proposed development. In particular there are concerns that permitting new
housing | this location could put existing businesses at risk should residents of the new development
complain about noise from those existing uses.

10.4 The ES refers to the Noise Survey/Assessment carried out on behalf of the applicant and sets out that
the main noise impacts would be from road traffic from the Stoke Road and, to a lesser extent, from the M3
motorway, which could be addressed by suitable mitigation to protect outdoor living areas, with a stand-off
area of at least 10m and suitable glazing for properties facing Stoke Road. The Noise Assessment further
recommends that outdoor living areas closest to and with a direct line of sight to the Malvern View Business
Park should be provided with close-boarded fencing or screening walls to screen activities on the business
park.

10.5 The proposed Development Framework plan indicates residential development within close proximity to
the boundary with commercial uses. Most prominent is the Elliot's Transport Yard which runs back
approximately 140 metres from Stoke Road. The use involves the storage and distribution of building
materials. Residential uses are shown on the Development Framework Plan within approximately 25 metres
of the boundary with Elliot's Transport at its closest point. Other uses sharing a common boundary with the
application site appear to be generally low key but at the closest point fall within 10m of the nearest
residential uses indicated on the Development Framework plan. It is noted that one of the businesses
occupying a site adjacent to the proposed development has advised that the company's operations can be
noisy, particularly in summer months when doors are open, and the company operates almost 24 hours per
day. There are no restrictions in terms of hours of operation of any of the uses on the Business Park.

10.6 The Environmental Health Adviser (EHA) originally commented that they are in broad agreement with
the findings and recommendations of the applicants Noise Assessment although there are limitations to the
recommendations due to uncertainties in the final development layout so the focus has remained on broad
brush attenuation proposals allowing for bespoke application to individual dwellings once the layout has
been agreed.
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10.7 Nonetheless officers were concerned that there had been no robust assessment of the impact of the
impact of the existing business uses to the east of the proposed residential development. The EHA has been
reconsulted on this specific point and has raised concerns given the unrestricted nature of some of the
businesses which share a common boundary with the application site and which, as set out above, would be
close to proposed residential development as indicated on the Development Framework plan. There is a
concern that this could either potentially restrict the level of development on the site and/or potentially lead to
complaints from new residents against the long-standing business on the site. The EHA has also identified
some shoricomings with the applicant’s noise assessment, with monitoring not being carried out at locations
close to the business park, as would be expected.

10.8 It is recognised however that this is an outline application and it is considered that the potential effecls
of noise could be addressed by planning conditions requiring detailed noise assessments at reserved
matters stage. This could have the effect of reducing the quantum of development possible on the site
however would satisfactorily address any outstanding concerns. Whilst there is a part of the business park
which is allocated in the Local Plan and is yet to be developed, it is considered that should development
proposals come forward for this site in the future, it could be designed/restricted in such a way as not to
create conflict between the business and residential uses.

11.0 Air Quality

11.1 In addition to the general pollution policy matters discussed in section 11 above, paragraph 124 of the
NPPF sets out that In respect of air quality it advises that planning policies should sustain compliance with
and contribute towards EU limit values or national objectives for pollutants, taking into account the presence
of Air Quality Management Areas (AQMAs), and the cumulative impacts on air quality from individual sites in
local areas. Policy EVT4 of the Local Plan requires air quality to be taken into account when judging the
suitability of any development. Policy SD15 of the emerging JCS sets out that, inter alia, new development
must not result in exposure to unacceptable risk from existing or potential sources of pollution.

11.2 The adopted Waste Core Strategy (WCS) also forms part of the Development Plan for the area. Policy
WCS11 (Safeguarding sites for Waste Management) provides that existing and allocated sites for waste
management use will normally be safeguarded by local planning authorities. Proposals that would adversely
affect, or be adversely affected by, waste management uses will not be permitted unless it can be
satisfactorily demonstrated by the applicant that there would be no conflict. The Waste Planning Authority
(WPA) will oppose proposals for development that would prejudice the use of the site for waste
management.

11.3 The ES submitted with the application confirms that this matter has been 'scoped out' of the ES. This is
because the Air Quality Assessment (AQA) submitted with the application considered the potential air
quality, dust, and odour impacts associated with the Wingmoor Waste Sites on future residents. Major
sources of air pollution are identified in the AQA as dust emissions from the proposed construction phase,
road traffic emissions from the operational phase and the operations at the Wingmoor Farm waste sites. The
construction phase and traffic arising from the development once completed are predicted to have 'not
significant’ and 'negligible/not significant’ impacts with mitigation in place.

11.4 In respect of Wingmoor Farm, the AQA concludes that, subject to appropriate mitigation, there would be
no undue air quality impact arising during construction or from road traffic. The AQA sets out that
consideration has also been given to the potential air quality, dust, health and odour effects associated with
the Wingmoor Farm, The AQA concludes that '..a review of monitoring data associated with the landfill
sites, air quality assessments for two proposed AD facilities (recently permitled) and a neighbourhood health
profile indicate that the potential dust, air qualily and health effects at the proposed development should not
be significant. In addition, the majority of processes operate under Environmental Permits which will include
conditions to controf emissions to atmosphere. With the effective implementation of these measures, the
potential for odour emissions should be minimised.'

11.5 The County Council have commented on the application as Waste Planning Authority and are
concerned that the applicant has not demonstrated that the proposed development would have an
acceptable impact on the permitted landfill at Wingmoor Farm East which also now has a recently

constructed anaerobic digestion facility.

11.6 The operators of the waste management facility (Grundon Waste Management Limited) have also

objected to the application on the basis that the proposed development would prejudice the use of the waste
management site due to its close proximity and that the proposed site is not suitable for residential use due
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to its impact on surrounding industrial uses. Furthermore, Grundons argue that the development would not
constitute sustainable development due to the impact it would have on adjacent businesses and of the
management of waste in the County and on behalf of Tewkesbury Borough Council.

11.7 The Wingmoor Farm site is controlled under the Environmental Permitting Regulations 2012. Under that
regime the site is regulated by the Environment Agency (EA). As such it was considered that the EA would
be best placed to advise on likely impacts and potential sterilisation of the current use. However, the EA
have advised that they are ‘not a statutory consultee for development adjacent o those sites we permit and
would not intend assessing the reporting undertaken to date or make bespoke comment in this regard”.

11.8 As the EA have declined to provide advice on the potential impacts arising from the operations at
Wingmoor Farm on the proposed development, the Environmental Health Adviser has been reconsulted on
this specific matter. The EHA is of the opinion that the AQA is not sufficiently robust to demonstrate with
sufficient evidence that the proposed development would meet the criteria in Para 124 of the NPPF
particularly the requirement to assess "the cumulative impacts on air quality from individual sites in local
areas". The use of the Design Manual for Roads and Bridges DMRB for the air quality assessment does not
provide a robust enough model as it is a screening tool and further assessment using a detailed dispersion
model such as ADMS-Roads should be undertaken.

11.9 The EHA advises therefore that it is not possible to comment categorically at this stage as to whether
the proposed development would be at risk from air quality issues arising from existing operations as there
has been no proper assessment of the impact Wingmoor farm would have on the proposed development.
Nevertheless there is some doubt that this is an appropriate location for new development given the
proximity of the waste management operations. The EHA further comments that the objection by Grundons
(the operator of the Wingmoor Farm sites) is comprehensive and well argued, with regards to air quality it
questions the use of some of the measured distances used to calculate the figures in the assessment which,
if correct, would alter the conceptual model and in turn throw doubt on the conclusions reached in the report.
It is also noted that the AQA does not consider potential dust arising from the neighbouring Elliots Transport.

11.10 In light of the above it is concluded that it has not been demonstrated that the proposed development
would not be at risk from air quality issues arising from nearby uses, nor that the existing waste management
operations would be put at risk from siting residential development so close to it. In light of this, the proposals
are contrary to the aims of the NPPF, Policy WCS11 of the adopted Waste Core Strategy, Policy EVT4 of the
adopted Local Plan and Policy SD15 of the emerging JCS. This is a matter which weighs heavily against the
development in the overall planning balance.

12.0 Ground Conditions/Contaminated Land

12.1 Paragraph 109 of the NPPF states that the planning system should contribute to and enhance the
natural and local environment by, amongst other things, remediating and mitigating despoiled, degraded,
derelict, contaminated and unstable land, where appropriate. Paragraph 121 sets out that planning
decisions should also ensure that sites are suitable for new uses taking account of ground conditions
resulting from previous uses. Following any necessary mitigation, as a minimum, fand should not be capable
of being determined as contaminated land under Part |IA of the Environmental Protection Act 1980.

12.2 The Environmental Health Officer (EHQ) advises that the Phase 1 assessment and Geoenvironmental
report has been reviewed and it is clear that no significant ground contamination risks have been identified
within soils and groundwater on the site. This is unsurprising given the greenfield nature of the site. The EHO
was concerned that insufficient information had been submitted with the original application in respect of
potential ground gas risk given the nearby current and historic landfill operations at Wingmoor Farm. Further
assessment was carried out on behalf of the application which concluded that there was no risk associated
with ground gas sources and that, as a result, no protection measures would be necessary for the
development of the application site. The EHO has reviewed the additional information, is satisfied with its
conclusions and advises that no further investigations or remedial works would be necessary.

13.0 Flood Risk and Drainage
13.1 The NPPF states at paragraph 100 that inappropriate development in areas at risk of flooding should be

avoided by directing development away from areas at highest risk, but where development is necessary,
making it safe without increasing flood risk elsewhere.
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13.2 Policy EVT5 of the local plan and Policy INF3 of the JCS (Submission Version) seek to prevent
development that would be at risk of flooding. Policy EVTS requires that certain developments within Flood
Zone 1 be accompanied by a flood risk assessment and that development should not exacerbate or cause
flooding problems. Furthermore, Policy EVT9 of the Local Plan requires that development proposals
demonstrate provision for the attenuation and treatment of surface water run-off in accordance with
sustainable drainage systems (SUDS) criteria.

13.3 The adopted Flood and Water Management Supplementary Planning Document has the following key
objectives: to ensure that new development does not increase the risk of flooding either on a site or
cumulatively elsewhere and to seek betterment, where possible; to require the inclusion of Sustainable
Drainage Systems {SuDS) within new developments, which mimic natural drainage as closely as possible
{e.g. permeable paving, planted roofs, filter drains, swales and ponds) and provision for their long-term
maintenance, in order to mitigate the risk of flooding; to ensure that development incorporates appropriate
water management techniques that maintain existing hydrological conditions and avoid adverse effects upon
the natural water cycle and to encourage on-site storage capacity for surface water attenuation for storm
events up to the 1% probability event (1 in 100 years) including allowance for climate change.

13.4 Concerns have been raised by the local community regarding potential flood risk. Stoke Orchard Parish
Council also raise concerns that development of the site would exacerbate 'already intolerable’ flooding
problems associated with storm water flows experienced at the River Swilgate at Stoke Orchard. The Parish
Council request 106 agreements in massive proportions, to improve the cleansing of the downstream
watercourses...and improvements to culverts and bridges' to alleviate continued flooding problems caused to
landowners within the Parish.

13.5 The application has been accompanied by a revised Flood Risk Assessment which concludes that the
site is within Flood Zone 1, an area with low fluvial flood risk as determined by Table 1 of the PPG. The site
has also been shown to be outside the flood envelope of all other identified sources of flood potential, and
as, such the development type is deemed to be suitable for this location. Analysis of the site for flooding from
varipus sources has concluded that, apart from a low risk of flooding from surface water runoff the chances
of flooding from any other sources are negligible. Infiltration as a means of surface water discharge has been
discounted due to shallow ground water present on site. Further to the development, the site would
discharge at the existing Greenfield runoff rate of 35.5 I/s. This would be achieved through surface water
mitigation measures. The surface water drainage strategy for the site is proposed to consist of a combination
of swales, hybrid detention basin and pond/wetland systems, bio-retention/raingardens and geocellular
storage with other measures encouraged.

13.6 The FRA also confirms that Floor levels would be raised by 300mm above the 1 in 100 plus climate
change flood level near the site. Any excess flow above the designed flood will be mitigated through flood
resilience measures and routed through over ground storage in carparks, gardens and through general
landscaping. Construction on site would also take into consideration the 8m buffer strip on either sides of the
watercourses currently passing through the site in accordance with Water resources Act 1991. Flood
defence consent would be sought if any works are to be carried out within this buffer.

13.7 The EA have been consulted and advise that the revised FRA addresses there previous concerns
relating to lack of assessment of watercourses on and adjacent to the site, fluvial flood risk and the lack of
identified easements associated with 'main river watercourses' within the site. The EA agree with the
classification of the site as being Flood Zone 1 and the use proposed is acceptable in principle in accordance
with the PPG. The EA note the reference to 8m easements and comment that these should form focal points
within the development as areas of public open space and the opportunity should be taken to improve the
biodiversity habitat within these corridors. These matters can be addressed at reserved matlers stage.

13.8 The LLFA have been consuited principally in related to surface water flooding issues. A formal response
has not been received from the LLFA at this stage and an update will be provided at Committee.

14.0 Affordable Housing

14.1 Local Plan Policy HOU13 provides that the Council will seek to negotiate with developers to provide
affordable housing and is supported by an Affordable Housing Supplementary Planning Guidance (SPG)
which was adopted by the Council in August 2005. Policy SD13 of the JCS Submission Version November
2014 specifies a requirement for 40% affordable housing.
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14.2 The application was submitied with a commitment to providing 40% affordable housing. Following
lengthy negotiations with the Strategic Housing & Enabling Officer {(SHEO) an agreement has been reached
to provide 50% of the affordable housing on site (53 dwellings of which 26 would be for affordable rent and
27 Intermediate housing). The remaining affordable housing requirement is proposed as an off-site
contribution calculated on the same basis as the on-site affordables which would result in a financial
contribution of £3,307,500.

14.3 The off-site contribution is considered appropriate for this proposal given the continuing delivery of
affordable homes in Bishops Cleeve primarily at the Homelands/Cleevelands developments. The SHEO
advises that off-site contribution would help meet wider needs across the Borough including in rural locations
which are in need of affordable housing which is not provided for by the large-scale developments centred
around the larger urban areas.

14.4 In light of the above the affordable housing need is agreed and capable of being addressed through
completion of an appropriate s106 obligation.

15.0 Open Space, Outdoor Recreation and Sports Facilities

15.1 The NPPF sets out that the planning system can play an important role in facilitating socia! interaction
and creating healthy, inclusive communities. Access to high quality open spaces and opportunities for sport
and recreation can make an important contribution to the health and well-being of communities. Furthermore,
saved policy RCN1 of the Local Plan requires the provision of easily accessible outdoor playing space ata
standard of 2.43ha per 1000 population. The Council's adopted Playing Pitch Strategy sets out requirements
for formal playing pitches.

15.2 In accordance with these policies, the Community and Economic Development Manager has advised
that the proposal would generate a requirement for 0.93ha of playing pitches and associated changing
facilities. It is suggested that this requirement is met by an off-site contribution of £421,012 towards facilities
at the Parish Council Playing Fields. The need has also been identified for a Locally Equipped Area for Play
providing separate equipment for toddlers and juniors to be provided on site.

15.3 In addition to sports pitches, demand for other sports facilities has been identified using the Sports
Facility Calculator which is an interactive tool developed by Sport England. Based on 265 dwellings, demand
has been identified for local sports facilities. In order to address these demands, the following contributions
have been sought:

- £138,463 towards sports hall at Cleeve Sports Centre;

- £107,386 towards swimming pool provision in the local area;

- £14,710 towards arlificial sports pitch provision (astroturf) in the local area;
- £16,267 towards bowls provision at the Parish Council playing fields;

15.4 The applicant's draft heads of terms document appended to the Planning Statement indicates that the
applicant would agree a long term maintenance and management scheme; this may include the need for
commuted sums.

15.5 The applicant has indicated that they are willing to agree with the requirements however there is no
signed s106 obligation to secure them at this stage.

16.0 Community, Education and Library Provision

16.1 The NPPF states that the Government attaches great importance to ensuring that a sufficient choice of
school places is available to meet the needs of existing and new communities. Local Plan Policy GNL11 and
Policy INF5 of the JCS Submission Version highlight that permission will not be provided for development
unless the infrastructure and public services necessary to enable the development to take place are either
available or can be provided. These policies are consistent with the NPPF.

16.2 The Community and Economic Development Officer has been consulted and a need has been
identified for contributions towards community facilities on the basis that a significant number of new
residents arising from the proposed development would put additional pressures on existing and planned
facilities. Based on a calculation using the Gloucestershire Infrastructure Delivery Plan assessment formula,
a contribution of £120,498 is sought. Contributions would also be sought towards recycling and dog waste
bins and signs to address impacts arising from the development.
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16.3 The NHS eslates adviser has comment on the application and due to the direct impact of this housing
on local services seeks financial support, via a2 S106 agreement, in the sum of £132,355.

16.4 Gloucestershire County Council has considered the impact upon, and necessary mitigation for, pre-
school / early years, education and library services. In this respect the following contributions are
recommended: Primary - £349,142; Secondary - £749,208 and Libraries - £51,840. There is currently no
additional need identified in respect of pre-school requirements.

16.5 The applicant has indicated that they would be willing to agree with the above requirements,
nevertheless there is no signed s106 agreement in respect of the community (including NHS), education and
library provision at this stage.

17.0 Archaeology and Cultural Heritage

17.1 Section 66 of the Listed Buildings and Conservation Area Act places a statutory duty on LPAs to have
special regard to the desirability of preserving the setting of listed buildings. The NPPF advises that the effect
of an application on the significance of a non-designated heritage asset should be taken into account in
determining the application. In weighing applications that affect directly or indirectly non-designated heritage
assels, a balanced judgement will be required having regard to the scale of any harm or loss and the
significance of the heritage asset. The emerging JCS reflects these requirements in Policy SD9.

17.2 There are no listed buildings or other heritage designations judged to be affected by the proposed
development. In terms of archaeoclogy the County Archaeologist (CA) has been consulted and considered
that there was potential for significant archaeological remains on the site having regard to the historic
development of Bishops Cleeve and previous investigations relating to the development of the adjacent
Cleevelands site. On that basis the CA required the results of an archaeclogical field evaluation to be
provided, in accordance with paragraph 128 of the NPPF, pricr to permission being granted. This evaluation
has been carried out and the results provided and the CA has advised that whilst the archaeological deposits
shown to be present on the site is not of the highest significance, they would make an important contribution
to our understanding of archaeology of the locality and wider region. For that reason the CA recommends a
condition be attached to any permission requiring a programme of archaeological work to be carried out prior
to development commencing.

18.0 Ecology and Nature Conservation

18.1 The NPPF sets out, inter alia, that when determining planning applications, local planning authorities
should aim to conserve and enhance biodiversity by encouraging opportunities to incorporate biodiversity in
and around developments. Furthermore, planning permission should be refused for development resulting in
the loss of deterioration of irreplaceable habitats. Policy NCNS5 of the local plan and Policy SD10 of the JCS
(Submission Version) seeks to protect and, wherever possible enhance biodiversity, including wildlife and
habitats.

18.2 The application is supported by an Ecological Appraisal {(EcA) which advises that surveys of bats,
reptiles, riparian mammals and breeding birds were undertaken as advocated by the desk study and Phase 1
Habitat and preliminary protected species survey. In terms of statutory designated sites, Dixton Wood SAC
lies 4.4km away from the site and the EcA concludes that the proposals are unlikely to have any significant
effect on the integrity of this SAC. Wingmoor Farm Meadow Key Wildlife Site is a small isolated semi-natural
grassland with no public footpath or known access and is therefore unlikely to experience negative impacts
as a result of visitor pressure from residents of the proposed development.

18.3 The EcA concludes that subject to mitigations measures the development would be likely to result in a
net biodiversity gain. Therefore, subject to a suitably worded planning condition ensuring development was
carried in accordance with the recommendations set out in the EcA, to secure biodiversity enhancements
and mitigation as necessary, the proposed development is considered to accord with the NPPF, policy NCN5S
of the Local Plan and the emerging JCS.

19.0 Loss of agricultural land

19.1 Paragraph 112 of NPPF advises that local planning authorities should take into account the economic
and other benefits of the best and most versatile land (BMV). Where significant development of agricultural
land is demonstrated to be necessary, local planning authorities should seek to use poorer quality land in
Grades 3b, 4 and 5 in preference to higher quality land. Paragraph 109 of the NPPF puts the protection and
enhancement of soils as a priority in the conservation and enhancement of the natural environment.
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19.2 A soil resource and agricultural use and quality survey has been carried out which sets out that almost
11 hectares of the site constitutes grade 3b with approximately 2.5 hectares of grade 3a land, which
constitutes best and most versatile land in line with the NPPF. The survey concludes that the land is
dominantly of moderate agricultural quality and the soils represent a moderate to low quality resource for
reuse which would require careful management to avoid structural damage.

19.3 As set out above there is limited best and most versatile land which would be lost to development. As
such this would be a negative factor of very limited weight in the overall planning balance.

20.0 Residential Amenity

20.1 One of the core planning principles of the NPPF is to ensure a good standard of amenity for all existing
and future occupants of land and buildings. This advice is reflected in Policy SD15 of the JCS {(Submission
Version) which seeks to ensure that new development does not cause an unacceptable harm to local
amenity including amenity of neighbouring occupants. The majority of concerns raised by local residents
refer to the location of the site in relation to Wingmoor Farm. These matters are addressed in section 11 (air
quality) above. Matters in relation to potential noise impacts are similarly address in section 10.

20.2 In terms of existing residents the site shares a common boundary with properties in Acacia Park to the
north east of the site. The Development Framework Plan indicates residential development up to the rear
boundaries of properties in Acacia Park however any potential impacts arising from the scale and location of
new dwellings could be addressed at reserved matters stage.

21.0 Overall Balancing Exercise and Conclusions

21.1 The site is located outside any recognised settlement where new housing development conflicts with
Policy HOU4 of the Local Plan. For this reason, the proposed development is contrary to the Development
Plan. Nevertheless, as set out above, the Council's housing supply policies must be considered out of date
and in those circumstances the NPPF therefore requires that the Council considers applications for housing
in the context of a presumption in favour of sustainable development as set out at paragraph 49 of the
NPPF. As such, in this case and in accordance with paragraph 14 of the NPPF, the development should be
permitted unless there are any adverse impacts of doing so would significantly and demonstrably outweigh
the benefils, when assessed against the policies in this Framework taken as a whole.

Beneficial Effects

21.2 The development would contribute significantly towards the supply of market and affordable housing to
help meet the objectively assessed need for housing in the area. This is of particular relevance given the fact
that the Council cannot currently demonstrate a deliverable supply of housing sites in the context of the
Government's requirement of a minimum supply of § years and weighs significantly in favour of the
application. The provision of the new retail store would result in economic benefits and could result in some
minor environmental benefit in providing a facility closer to existing residents than existing retail uses,
thereby reducing the need to travel by car.

21.3 New employment would be created during construction and some businesses connected with the
construction indusiry would likely be local suppliers and trades, which would boost the local economy. There
would also be economic benefits arising from additional residents supporting iocal business. Other benefits
include net ecological gains identified in the Ecological Assessment.

Neutral Effects

21.4 it has been established through the Environmental Statement, other application material and through
consultation with specialist consultees, that the impact of this development on flood risk, the living conditions
of existing and future residents, archaeology and ground contamination can be adequately mitigated. The
mitigation measures required, can be secured through planning conditions, future reserved matters
applications, and $106 obligations. Mitigation in respect of community, sport and play, education, library and
health facilities can also be addressed via s106 obligations although it is material that there are no agreed
and signed s106 obligations at this stage. Issues in respect of any noise pollution arising from neighbouring
uses can be addressed by condition and through reserved matters applications.

Harmful Effects
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21.5 It is clear that the proposed development would result in some harm to the landscape by introducing
new urban development where there are currently green fields. It is considered that the landscape impacts
could be successfully mitigated to improve the existing edge of the settlement. This is a matter which weighs
against the development but would not justify refusal in its own right. The proposals would result in the loss
of a small area of Best and Most Versatile agricultural land and again, whilst this weighs against the
development it would not justify refusal on its own.

21.6 In design terms the proposals indicate that the site itself could be developed in an acceptable way
however, there is only one access in and out of the site which can be secured by this development. As such
there would be limited connectivity with the rest of Bishops Cleeve and this does not represent good design.

21.7 Of greatest concern is the location of the site close to the landfill operations at Wingmoor Farm, a site
protected in the Waste Core Strategy. The application does not demonstrate that residents of the proposed
development would not be at risk from pollution arising from Wingmoor Farm, nor that the proposals would
not prejudice the use of the site for waste management purposes. This is a matier that weighs heavily
against the proposal.

Overall Planning Balance and Conclusion

21.8 The benefits set out above are not underestimated however for the reasons set out above, and in
particular the concerns raised in respect of potential air quality impacts arising from Wingmoor Farm, it has
not been demonstrated that this is a suitable site for housing. These potential harms outweigh the benefits in
the overall planning balance.

21.9 It is therefore officer opinion that the proposed development does not constitute sustainable
development in the context of the NPPF as a whole and the application should be refused.

RECOMMENDATION Refuse
Reasons:

1 The application has not demonstrated that the proposed residential development would not be
exposed to unacceptable risk from pollution and in particular it has not been demonstrated that the
proposed development would not be adversely affected by the nearby allocated waste management
site at Wingmoor Farm which is safeguarded in the Waste Core Strategy. Furthermore, whiist all
matters relating to design and layout are reserved for future consideration, the proposed
development would fail to provide good connectivity with the existing settlement and for this reason
does not represent good design. As such the proposed development does not represent sustainable
development and the identified harms would significantly and demonstrably outweigh the benefits of
the proposal contrary to advice at paragraph 124 and section 7 (Requiring good design) of the
National Planning Policy Framework, Policy EVT4 of the Tewkesbury Borough Local Plan, Policy
WCS11 of the Gloucestershire Waste Core Strategy (November 2012) and policies SD5 SD15 of the
emerging Joint Core Strategy (Submission Version - November 2014).

2 In the absence of an appropriate planning obligation, the application does not provide housing that
would be available to households who cannot afford to rent or buy houses available on the existing
housing market. As such, the proposed development conflicts with Policy HOU13 of the Tewkesbury
Borough Local Plan to 2011 - March 2006 and emerging policies SD12 and SD13 of the Joint Core
strategy Submission Version November 2014.

3 In the absence of an appropriate planning obligation, the application does not make adequate
provision for on-site or off-site playing pitches with changing facilities and sports facilities to meet the
needs of the proposed community. The application therefore conflicts with Policy RCN1 of the
Tewkesbury Borough Local Plan to 2011 - March 2006, section 8 of the NPPF (Promoting healthy
communities) and emerging policies INF5 and INF7 of the Joint Core strategy Submission Version
(November 2014).

4 In the absence of an appropriate planning obligation, the application does not make provision for the
delivery of education, health and community infrastructure or library provision and therefore the
proposed development is contrary to Policy GNL11 of the Tewkesbury Borough Local Plan to 2011 -
March 2006 and section 8 of the NPPF (Promoting healthy communities) and policies INF5 and INF7
of the Joint Core strategy Submission Version (November 2014).
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BOROUGH COUNCILLORS FOR THE RESPECTIVE WARDS 2015-2019

Ward Parishes or Councillors Ward Parishes or Councillors
Wards of Wards of
Ashchurch with Ashchurch Rural | B C J Hesketh Hucclecote Hucclecote Mrs G F Blackwell
Walton Cardiff Wheatpieces Mrs H C Mclain | innsworth with Down Hatherley | G J Bocking
Badgeworth Badgeworth R J E Vines Down Hatherley | Innsworth
Boddington Isbourne Buckland J H Evelts
Great Witcombe Dumbleton
Staverton Snowshill
Brockworth Glebe Ward R Furolo Stanton
Horsbere Ward | Mrs R M Hatton Teddington
Moorfield Ward | H A E Turbyfield Toddington
Westfield Ward Northway Northway Mrs P A Godwin
Churchdown Brookfield Ward | R Bishop Mrs E J
Brookfield D T Foyle MacTiemnan
Oxenton Hill Gotherington Mrs M A Gore
Oxenton
Churchdown St 5t John's Ward Mrs K J Berry Stoke Orchard
John's A J Evans and Tredington
Mrs P E Stokes
Shurdington Shurdington P D Surman
Cleeve Grange Cleeve Grange Mrs S E Hillier- Tewkesbury Tewkesbury V D Smith
Richardson Newtown Newtown
Cleeve Hill Prescott M Dean Tewkesbury Tewkesbury K J Cromwell
Southam Mrs A Hollaway | Prior's Park (Prior's Park) Mrs J Greening
Woodmancote Ward
Cleeve St Cleeve St R D East Tewkesbury Town | Tewkesbury M G Sztymiak
Michael's Michael's A S Reece with Mitton Town with P N Workman
Mitton Ward
Cleeve West Cleeve West R A Bird
R E Garnham Twyning Tewkesbury T A Spencer
: {Mythe Ward)
Coombe Hill Deerhurst D J Waters Twyni
- wyning
Elmstone M J Williams
[' aird:v icke Winchcombe Alderton R E Allen
9 Gretton Mrs J E Day
Longford .
Hawling J R Mason
Norton
Stanway
Sandhurst
. Sudeley
Twigworth .
- Winchcombe
Uckington
Highnam with Ashleworth PW Awforc! 11 May 2015
Haw Bridge Chaceley D M M Davies
Forthampton Please destroy previous lists.
Hasfield
Highnam
Maisemore
Minsterworth

Tirley




