o

Tewkesbury
Borough Council

APPENDIX A
Agenda [tem No. 5A

TEWKESBURY BOROUGH COUNCIL

Schedule of Planning Applications for the consideration of the PLANNING COMMITTEE at
its meeting on 10 May 2016

(NORTH) (SOUTH)

General Development Applications
Applications for Permission/Consent {1018 - 1050) (1051 - 1069)

PLEASE NOTE:

1.

2

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. (1018 - 1069)



ouT

FUL

APP

LBC

ADV

CAC

LA3/LA4

TPO

TCA

Codes for Application Types

Outline Application

Full Application

Application for Approval of Rescrved Matters
Application for Listed Building Consent
Application for Advertisement Control
Application for Conservation Arca Consent
Development by a Local Authority

Trec Prescrvation Order

Tree(s) in Conscrvation Area

National Planning Policy

National Planning Policy Framework (NPPF)

Technical Guidance to the National Planning Policy Framework

Planning Policy for Traveller Sites

Planning Policy Statcment 10: Planning for Sustainable Waste Managementl

Planning Policy Statement 11: Regional Spatial Strategies



INDEX TO PLANNING SCHEDULE (RECOMMENDATIONS) 10th May 2016

Alderton
16/00205/FUL
Click Here To View

Ashchurch Rural
16/00226/FUL
Click Here To View

Ashleworth
15/00865/FUL
Click Here Ta View

Bishops Cleeve
14/01233/FUL
Click Here To View

Gotherington
15/01344/FUL
Click Here To View

Tewkesbury
15/01374/FUL
Click Here To View

Toddington
16/00070/FUL
Click Here To View

Winchcombe
16/00188/FUL
Click Here To View

Woodmancote
16:00164/FUL
Click Here To View

Bide A Wee Gretton Fields Gretton

Land off A46 Ashchurch GL20 8JY

Land at Berrow Farm Wickridge Street Ashleworth

Part Parcel 7346 Evesham Road Bishops Cleeve

| Cleeve Road Gotherington Cheltenham

10 Elmbury Drive Newtown Tewkesbury

Qak Farm Toddington Cheltenham

1 Tobacco Close Winchcombe Cheltenham

1 Beverley Gardens Woodmancote Cheltenham

Refuse

Permit

Minded to Permit

Delegated Permit

Refuse

Permit

Permit

Permit

Permit

(g )

0



15/01344/FUL 1 Cleeve Road, Gotherington 1

Valid 15.12.2015 New two bedroom chalet style bungalow in rear garden of 1 Cleeve Road.
Grid Ref 396472 220537
Parish Gotherington
Ward Oxenton Hill Mr Robert Sharp
1 Cleeve Road
Gotherington

Gloucestershire
RECOMMENDATION Refuse
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - Policies HOU3, HOUS, LND7, TPT1
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

Parish Council - No objection.

County Highways - Objection. The required visibility cannot be achieved and the proposal would result in the
intensification in use of an existing substandard access which would increase highway dangers and hazards
contrary to the interests of highway safety and paragraph 35 of the NPPF.

Conservation Officer - No objection.

Severn Trent Water - No objection subject to condition requiring drainage plans for the disposal of foul and
surface water flows to ensure the development is provided with a satisfactory means of drainage.

Local Residents - No representations received.

Councillor Gore has requested this application to be considered by Planning Committee.
Planning Officers Comments: Mrs Helen Stocks
1.0 Application Site

1.1 The application relates to a triangular plot of land which currently forms part of rear garden of No.1
Cleeve Road. The site is surrounded by residential development with Gretton Road and Church Road to the
north, east and west and properties on The Lawns to the south. The site is accessed via a long, narrow strip
of land which runs between the sides of No.4 and No.6 Gretton Road and along the rear of No.25 and No.27
The Lawns. This access track serves an existing residential property - 4a Gretton Road - located
immediately south-west of the application site which was granted planning permission in April 2011 as infill
development {ref: 11/00072/FUL).

1.2 The application site is not located within a designated landscape protection area but is included within the
Residential Development Boundary (RDB) of Gotherington as defined in the Tewkesbury Borough Local Plan
to 2011 - March 2006.

2.0 Planning History

2.1 A planning application was submitted in December 2014 for the erection of a new three bedroom
bungalow in the rear garden of No.1 Cleeve Road. This application was withdrawn in November 2015
following officer concerns regarding the design and layout of the proposed dwelling (ref: 14/01272/FUL).

2.2 ltis relevant that planning application 11/00072/FUL for the erection of a dwelling with garage, parking
and turning area served off the same access was permitted n April 2011.

3.0 Current Application
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3.1 The current application seeks planning permission for the erection of a detached one-and-a-half storey
dwelling in the rear garden of No.1 Cleeve Road. The proposed dwelling would have a footprint of 102
square metres, measuring approximately 13.8 metres wide and 7.1 metres deep. It would have an eaves
and ridge height of approximately 3.6 mefres and 6.1 metres respectively. The proposed site levels would be
reduced by approximately 0.53 metres, bringing the ridge height of the proposed dwelling in line with No.4a
Gretton Road. External materials would comprise coloured render, hardwood timber boarding and natural
slate roof tiles.

4.0 Policy Context

4.1 Policy HOU3 of the Local Pian states that new housing development within villages such as Gotherington
will be restricted to infilling only within the residential development boundary. Policy HOUS sets out that
development of areas covered by Policy HOU3 for residential use will be acceptable in principle provided that
development respects the existing form and character of the adjacent area; not result in unacceptable loss of
amenity; be of high quality design and make provision for appropriate access and parking.

4.2 This advice reflects one of the NPPF's 'Core Principles’, which is to ensure a good standard of amenity
for all existing and future occupants of land and buildings. The advice of Policy HOUS is also reflected in
Section 7 of the NPPF which makes 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. The NPPF also makes it clearl
that obviously poor designs should be refused.

4.3 Palicies HOU3 and HOUS of the TBLP are therefore considered to be consistent with the provisions of
the NPPF and should therefore carry considerable weight in the determination of the application.

5.0 Anzlysis

Principle of Development

5.1 The site is located within the Residential Development Boundary (RDB) of Gotherington, as defined in the
Tewkesbury Borough Local Plan to 2011 - March 2006. The principle of new infill residential development on
the site is therefore considered acceptable in this location. The proposed development is considered to
accord with Policies HOU3 and HOUS of the Local Plan provided that the development can be satisfactorily
integrated within the framework of the surrounding development, subject to other local plan policies and other
material considerations. These are considered below.

Design and Layout

5.2 The application proposes a relatively simple form of building with a projecting front porch. External
materials would comprise coloured render, timber boarding and natural slate roof tiles. The front elevation
would face the existing access track and would be set back from the edge of the track by approximately 1
metre.

5.3 The current proposal is considered to have satisfactorily addressed previous concerns raised by officers
with regard to site layout. The footprint of the proposed building has been reduced, with the bedrooms being
accommodated at first floor level, to provide a sufficient level of private amenity space. Following this
revision, the proposed dwelling is considered to sit comfortably within the plot and have an acceptable
relationship with neighbouring properties. Given the proposed dwelling would occupy a backland location; it
would not be overtly visible from nearby public vantage points. There would be a slight change to the existing
ground level and the ridgeline of the proposed dwelling would be consistent with that of No.4a Gretton Road.
This would further integrate the proposed dwelling within the surrounding area and limits its visibility from
nearby properties.

5.4 Although the design of the proposed dwelling could be improved, it is acknowledged that the current
proposal is a vast improvement when compared to the previous withdrawn scheme and would not be
dissimilar in appearance to the neighbouring dwelling (No. 4a Gretton Road). On balance, it is considered
that proposed dwelling is of acceptable size, scale and design and would not harm the character and
appearance of the street scene or neighbouring properties given its relatively inconspicuous location. The
Conservation Officer is satisfied the proposal would have not harm the character or setting of the non-
designated heritage asset (Old School House) to the north of the application site. The proposal is therefore
considered to accord with Policy HOUS of the Local Plan in this regard.
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Residential Amenity

5.5 With regard to residential amenity, Policy HOUS states that any development should not result in an
unacceptably low degree of residential amenity for existing or proposed dwellings. The impact on
neighbouring property has been carefully assessed. Given the proposed change in site levels and the
distance between the proposed dwelling and existing properties (approximately 16 metres from the rear
elevation of No.4 Gretton Road and 30 metres from the rear elevations of No.25 and No.27 The Lawns), itis
not considered that the proposed dwelling would be unduly overbearing or visually intrusive. Furthermore,
there is existing established vegetation to the site boundaries which would screen the proposed dwelling from
neighbouring properties.

5.6 The first floor accommodation would be served by roof lights and an obscure glazed window in west gable
end. Subject to a conditions requiring the first floor window to be obscure glazed and for the cill of the roof
lights to be a minimum of 1.7 metres above finished first floor level, it is not considered that the proposed
dwelling would result in direct overlooking to neighbouring properties. It is recommended that permitted
development rights should be removed for dormer windows in order to prevent any additional overlooking in
the future. It is also recommended that permitted development rights should be removed for extensions to
proposed dweliing and outbuildings within the residential curtilage in order to protect the amenity of existing
and future residents.

Highway Safety

5.7 Policies HOUS and TPT1 of the Local Plan state that appropriate provision shall be made for access and
on-site parking with no detriment to highway safety. As set out above, access to the site would be gained via
the existing single track which extends from Gretton Road. The submitied plans indicate the existing access
track would remain unaltered and would become a shared access drive, serving both the proposed dwelling
and No.4a Gretton Road.

5.8 In terms of visibility, the application site is located along a classified road subject to a 30mph speed limit
where the required visibility is 54 metres in both directions from a 2.5 metre set back from the highway edge.
The agent has submitted additional information which seeks to demonstrate the access arrangements would
be acceptable and achieve the required visibility splays. The County Highways Authority has been consulted
on the application and while it is accepted that there is no obstruction to the right (east) of the site access, the
neighbouring wall to the left (west) severely restricts visibility in this direction and the land required to provide
appropriate visibility is not within the applicant's ownership and therefore adequate visibility could not be
controlled in the future.

5.9 Although the proposed dwelling would utilise an existing access track serving No.4a Gretton Road, which
was granted permission in April 2011, it should be noted that the County Highways Authority objected to this
application and recommended that planning permission should be refused on grounds of highway safety,
commenting that the vehicular access would be located at a point along Gretton Road where visibility to the
west is severely restricted and would increase highway dangers and hazards.

5.10 In terms of the current proposal, the County Highways Authority maintains that the existing access does
not achieve the required visibility and the proposal would result in the intensification in use of a sub-standard
access, with approximately five additional vehicular trips per day, which would cause additional harm to the
highway contrary to paragraph 35 of the NPPF. While a reduction in visibility can sometimes be accepted on
the basis of the results of a speed survey, no such survey has been undertaken to show that a reduction to
the required visibility could be applied in this instance. The County Highways Authority has therefore
concluded that the vehicular access intended to serve the proposed development lacks adequate visibility to
the left (west) at a point along Gretton Road where visibility is severely restricted. The intensification in use of
the access would increase highway dangers and hazards contrary to the interests of highway safety and it is
recommended by the County Highways Authority that planning permission should be refused on this basis.

5.11 For the avoidance of doubt, the County Highways Authority has made it clear that paragraph 32 of the
NPPF, which stipulates that development should only be refused on transport grounds where the residual
cumulative impacts of the development are severe, is not applicable in the case of this application as
paragraph 32 relates specifically to developments that generate significant amounts of movement and are
supported by a Transport Statement or Transport Assessment. The proposed development would not be a
significant generator of traffic and whether or not the proposal would cause 'severe' harm to the highway
network is not materially relevant to the determination of this application.
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5.12 In terms of parking provision, the proposed dwelling would have access to two off road car parking
spaces. The proposed level of parking provision is considered to be sufficient to serve the two-bedroom
dwelling and the submitted plan indicates there would be sufficient manoeuvring space on-site for vehicles to
turn and pass other vehicles along the access track. The proposal is therefore considered to accord with
Policies HOUS and TPT1 in this regard.

6.0 Conclusion

6.1 The principle of infill residential development within the site is considered acceptable in accordance with
Policy HOU3 of the Local Plan. The proposal is also considered to be of an appropriate size and design and
would have an acceptable impact on the character and appearance of the area and on the living conditions of
neighbouring properties. Nevertheless, the proposed dwelling would utilise a sub-standard vehicular access
where visibility to the west is severely restricted and the intensification of use of this access would cause
additional harm to the highway contrary to paragraph 35 of the NPPF and Palicy TPT1 of the Local Plan. For
this reason, it is recommended that planning permission should be refused.

RECOMMENDATION Refuse

Reason:

The vehicular access intended to serve the proposed development is located at a point along Gretton
Road where visibility to the west is severely restricted. The intensification in use of the existing
substandard access as a resuit of the proposed development is detrimental to highway safety and
fails to minimise conflict between traffic, cyclists or pedestrians. The proposal is therefore contrary to
paragraph 35 of the National Planning Policy Framework and Policy TPT1 of the Tewkesbury
Borough Local Plan to 2011 - March 2008.

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 seek solutions to overcome the planning
objections and the conflict with Development Plan Policy by seeking to negotiate with the applicant to
address identified issues of concern and providing on the council's website details of consultation
responses and representations received. However, negotiations have failed to achieve sustainable
development that would improve the economic, social and environmental conditions of the area.
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16/00205/FUL Bide A Wee, Gretton Fields, Gretton 2

Valid 23.02.2016 Erection of two storey and single storey rear extensions
Grid Ref 400021 232333
Parish Alderton
Ward Winchcombe Mrs Chaplin
Bide A Wee
Gretton Fields
Gretton
Cheltenham

RECOMMENDATION Refuse
Policies and Constraints

NPPF

Planning Practice Guidance

Joint Core Strategy Submission Version - Policies SD5, SD7.

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies HOUS, LND2
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

Parish Council - The proposed extended accommodation appears to be annexe accommodation and should
be in the description of the proposal. Clarification as to whether the rendered exterior is intended to be
painted or left natural and comment is made that the pitch of the rear single storey extension would be of a
pitch unsuitable for plain tiles. The site plan shows inadequate information with regard to the driveway,
parking and turning areas and material finish. Confirmation is required that the proposed ground floor'fevel is
no lower than the existing and for permeable parking area due to flooding.

Local Residents - 2 letters of support have been received in respect of the application. Their comments are
summarised as follows:-

- The plot of land is very large

- the extension would not cause overlocking or would impinge on easements.

- no objection to the aesthetic aspects of the plans

- | fully support the needs and reasons for the extension

- | have been fully consulted by the applicant and am 100% happy with the proposal

1 letter of objection has been received in respect of the application. The comment made is summarised as
follows:-

- The recent flooding in Gretton Fields will be exacerbated by further building and the associated loss of
'drainage’ land.

This application is reported to Committee at the request of Councillor Allen who wishes for Members
of the Committee to consider the impact of the proposal upon the surrounding buildings, residential
amenity, impact upon the landscape and the streetscene.

Planning Officers Comments: Gill McDermot

1.0 Application Site

1.1 The application site comprises a two-storey detached dwelling located outside any recognised settlement
boundary adjacent to a cluster of dwellings on the west side of the road. To the south of the site is a further
detached dwelling and to the north is agricultural land. The site lies within the designated Special Landscape
Area.

2.0 Planning History



2.1 Planning application T.8050 for alterations and a two-storey extension to the existing dwelling to provide
enlarged living accommodation was permitted on the 10th March 1986.

2.2 Planning application 15/01075/FUL for the erection of timber framed stable building comprising 3 no.
stables and lack room, with a concrete slab foundation was permitted on the 23rd November.2015

2.3 A further application 15/01256/FUL for the erection of a single storey and two storey extensions and
subdivision of extended dwelling to create 1 no. additional dweiling, with associated parking and subdivision
of garden space was withdrawn on the 26th January.2018.

3.0 Current Application

3.1 The current application is for the erection of two storey and single storey rear extensions. Supporting
information submitted with the application explains that in order for the dwelling to be maintained physically
and financially, it is intended that the applicant's son and his family move into the existing property. The
proposed extension is also intended to provide for the applicant's other son who is in poor health and requires
care to move into the property

4.0 Policy Context

National Planning Policy Framework

4.1 The National Planning Policy Framework, 2012 (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
palicies 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 where specific policies in the Framework indicate development
should be restricted.

4.3 Paragraph 17 of the NPPF identifies a set of 12 core land-use planning principles, one of which sets out
that planning should always seek to secure high quality design and a good standard of amenity for all existing
and future occupants of land and buildings;

The Development Plan

4.4 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 policies of the Tewkesbury Borough Local Plan
to 2011 (March 2006)

Tewkesbury Borough Local Plan to 2011 (March 2006)

4.5 Policy HOUS8 (Domestic Extensions) of the Tewkesbury Borough Local Plan to 2011 (March 2006) is
consistent with the aims of the NPPF in terms of its core planning principle to secure a good quality design
and an acceptable standard of residential amenity and is therefore considered to have considerable weight.

4.6 Local Plan Policy LND2 requires that special attention is given to the protection and enhancement of the
special landscape area.

Emerging Development Plan

4.7 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. In
December 2014, the Winchcombe Town Council approved a draft Neighbourhood Plan (Winchcombe and
Sudeley Parish Neighbourhood Plan) for formal consultation.
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4.8 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. Policy SD5 of the JCS sets out to require new
development to respect the character of the site and its surroundings, enhancing local distinctiveness.
Further, Policy SD7 requires development to seek to protect landscape for its own intrinsic beauty and to
have regard to local distinctiveness and the historic character of different landscape types.

4.9 Policy SD5 of the JCS sets out that all development proposals are required to enhance comfort,
convenience and enjoyment through assessment of opportunities for light, privacy and external space.

4.10 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).

4.11 The Submission version of the JCS was submitted to the Secretary of State in November 2014 for public
examination which is currently taking place. Whilst the emerging plan is now at a more advanced stage, it is
not yet formally part of the development plan for the area and the weight that can be attached to its policies
will be limited having regard to the criteria set out above.

4.12 The Tewkesbury Borough Plan (2011-2031) will sit beneath the JCS. A draft Site Options and Policies
document has been published and was the subject of six weeks of public consultation, which closed on 13th
April 2015. The draft plan is at a much earlier stage of development than the JCS and thus can only be given
very limited weight at this stage.

5.0 Analysis

5.1 The main issues for consideration are the impact of the proposal upon the character of the original
dwelling, the character of the area and residential amenity.

Impact upon the character of the original dwelling

5.2 Policy HOUS of the Local Plan requires proposals for extensions to respect the character, scale and
proportion of the existing or, where appropriate, the original dwelling. The reasoned justification of this policy
refers to the having regard to original building in cases where the dwelling has been extended in the past.
The design should alse complement the dwelling's design and materials.

5.3 The original dwelling prior to being extended by virtue of previous planning permission T.8050 was L-
shaped and comprised a two-bedroomed property with gable to the rear and single storey store room and
garage to its north side. The previcusly approved scheme included a two storey side exiension and a two-
storey rear gable. This provided enlarged living accommodation at ground floor level and a further two
bedrooms at first floor level.

5.4 The current application proposes additional living accommodation at ground and first floor levels, resulting
in a dwelling with six bedrooms. The proposed two-storey rear extension would be sited off the previously
extended rear gable projecting out by 7 m compared to the existing north side elevation which measures 6.4
m. The extension would be set down marginally from the existing roof and set in from the existing wall.
However, it is considered that the scale, height and depth of this part of the proposal would not respect the
character or scale of the original dwelling and would result in a dominating appearance, particularly given that
the property has been extended previously at two-storey level.

5.5 A first floor extension above the existing flat roofed element to the rear is also proposed, which would
form a third gable within the rear elevation. This element would provide a further bedroom and given its
relatively small scale, would respect the character and scale of the original dwelling.

5.6 The third element of the proposal is a single storey rear extension, which would consist of a sun room,
hallway and shower room. This would extend out from the rear of the property by 2.2 m with a mono-pitch
roof design. It is considered that this element would be acceptable and respect the scale of the original
dwelling due to its single storey form.
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5.7 As set out above the supporting information explains that in order for the existing dwelling to be
maintained physically and financially, it is intended that the applicant's son and his family move into the
property. The proposed extension is also intended to provide for the applicant's other son who is in poor
health and requires care to move into the property. Whilst the personal circumstances of the applicant's
family are noted, the planning practice guidance advises that the personal circumstances of individuals will
rarely override Development Plan policies particularly in relation to the erection of permanent buildings which
would remain long after the specific needs of the individual have ceased.

5.8 The Parish Council have commented on the finish of the smaooth render exterior to the two-slorey
extension and that the pitch of the roof for the single storey extension would be unsuitable for plain tiles.
Policy HOUS requires the detailed design of extensions to reflect or complement the design and materials of
the existing dwelling. Therefore it is considered that proposed rendered exterior would not complement the
materials of the existing dwelling.

Impact upon the character of the area

5.9 Policy HOUS of the Local Plan requires extensions to respect the character and appearance of
surrounding development. Further, the application site lies within a designated Special Landscape Area
where Policy LND2 requires that special attention is given to the protection and enhancement of the special
landscape area.

5.10 The existing dwelling is the first building in this line of properties on the west side of Gretton Fields on
approach from the north, The proposed two storey rear extension would result in an elongated north-west
elevation measuring 6.4 m + 7 m equalling 13.4 m. The resultant mass and bulk of the property would form a
visually obtrusive feature which would be prominent when viewed from the north and the proposal would be
harmful to the character and appearance of the area.

Residential amenity

5.11 Policy HOUS requires proposed extensions to not unacceptably impact upon the adjacent properties.

5.12 The existing dwelling is situated approximately 8 m from the neighbouring property, known as ‘The
Homestead.' There are no first floor windows proposed within the south-east side elevation of the two-storey
extension and therefore no loss of privacy would occur to the neighbouring property. Further, given the
relative distance away, it is considered that no significant loss of daylight, sunlight or overbearance would
arise.

Highway safety

5.13 Policy HOUS of the Local Plan states that the proposal should not result in inadequate car parking or
manoeuvring space.

5.14 No new or alteration to the existing access is proposed by the application. The existing access is to the
south side of the property and leads to a gravelled drive which provides parking space for several vehicles.
There are no highway safety issues arising from the development.

Drainage

5.15 Policy EVTS of the Local Plan requires development proposals to ensure that there is appropriate
provision for on-site attenuation and treatment of surface water run-off.

5.16 Concern is raised by a local resident and the Parish Council with regard to flooding and drainage. No
information has been provided on drainage as part of the application submission and the site lies within Flood
Zone 1 (low flood risk). It is considered that further details could be controlled by condition if Members were
minded to approve the application.

6.0 Conclusion

6.1 It is concluded that the cumulative impact of the proposed two-storey rear extension along with the
extensions previously approved under ref, T.8050, would dominate the character of the original dwelling.
Further, the depth, height and scale of the two storey extension would result in an elongated north-west
elevation and subsequently harm the character and appearance of the area. The recommendation is for
refusal.
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RECOMMENDATION Refuse

Reason:

Note:

The proposed two storey rear extension, by reason of its scale, height, depth and use of materials
would fail to respect the character and scale of the original dwelling and would appear prominent
when viewed from the north, adversely affecting the character and appearance of the Special
Landscape Area. The development would therefore conflict with the provisions of the NPPF in
respect of valued landscapes, saved Policies HOU8 and LND2 of the Tewkesbury Borough Local
Plan to 2011 (March 2006) and emerging policies SDS and SD7 of the Submission Version 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.

1026



L e SUvI30 AanNG AU
I .,..Hh...nau = §3gVY.LS a3sododd i
ru_u_ . M..mp - SO19) ‘sa1adld NOLLIYMD ‘IIM-v-3dIg ﬁ
— 4 i
%—. .wr.s!..ﬂH.s.n ”...1_.

| ] S_ﬂw 2 ....., / ...n
— o upday) s 11 / H
3 e TR 2

ot i
_ it
_ i% -

0SZH | IS
ZS&ZOF.QUOJ @
_

ogt 1 awd
O304 NOWYATTY IS3A HLB0TE

SLEELY




0y OIS STMOB faxes'm,,
i] an | W sm L2
b - | i B
E DL,
e s i .,
. T 7 < i
4 * e
Hi i AR
ey i o e B wvig doog annows 10
e |
N, _
o "
|

.-..l.h. __k._uEL....“_ -.-.._ /
T T - Lo < I
5 B g 5
s IS
il
_ﬁ 111
= |
e - I
1]
i
| TS B
z«Jn_ 4004 @ e O, 5
ll..l.l
Ol | T o0l | 7T 003 1 Yors 00 L THS
NOUWYATTS 1S3M HINOS NOUVYATTT 153M HLHON NOUYATTI 1SV HIHON

DNILSIXT SY - AJAMNS
SNOILVYALTY a3sOd0dd
SO019 ‘sd13ld NOLLIYN) ‘AaM-vV-3aig



Ood 0wt o] NOISNLXT G3SOON : |

o L..q SNOILVYALTY 035040
- SO19 ‘Sa13l4 NOLLIYS ‘IJIM-V-3Alg
o a |
ARG | sty _ _

ey |
TR ] _

Hooe-wn |
= |

uycing i

P —— e — —
Al suon | wmam| _

P L T )|
. 4 |
| | _

P
o, =

] G | T
i T NOUYATIF ISIM HINOS

TR

e uLIon Oy BOREY
erouwugyE

102G [

o 001 L FIw3s
— NOLLYATIF 15V3 HINOS

OO 1 Thos OO 1 TS

3 Ougare
NOUYATTI LS3M HIHON NOUYATIF 1SV HIYON
" I/Eraﬂ_nn:.:n
ORI DUEOT KA,

Fozidn i = Yt 1lﬂﬂcla L< ET e TR iR T K = e Vi AT N W s o T T T T e e L
) ,..M. e '.....T.a. a n..,.u-../.n.mf .,.w._. h.#... s e = it
ol ~ L W ) rad s Yy 2 i
e e T N O e e S

" ﬁ ﬂméﬁg_ws ....“. LTI OL Uy SRSy . .
_ mzo_._.c u._..,.,_,< nﬂmom’omn_ snﬂ.&.ﬁvra...._.. e :
'S0TD-sATAI4 NOLLIYD ‘3IM-V-3a1E e




oy A ey = == == e — S
o T B ey DEESS ERE T = — 1
i P ._.._...h_.-._..._.h_l"_q......m-l
[T AR a |
b T -
e o m e
e i

o Bty Sk = —
!

B v b . - .. - i i | cnno e _

osiThs
S | 05 | T 1
. s | | NYd HOON 1SHI4 @ | NV HOOTH ANNONS @ _r_,
- g . _-_

41 _
-] a Bt B o o
] 3 o 00
e | A
r.q_.., _.__.h L LG b i iy I I
e T | 42104
T LT T e - -

———
i jmm—r
ul.._r_. ~ i [
juEn I (=X -

[ ——
|
i
e |
R S —
[N - _
P #3 i i
...... i [Pyt
woepag Vg T Lh e

A | AL POV SR
ey L T BB Ly, & (T ¢ i sl

|

]
.l.l...l.:.....li.-l_-...la-);rﬂl:-.!!

BB E | o

026 [p

[TET ] (7]

TEE=
q
E

Lo Lo
PaADON§ M0y — — —
Tamgrml
Buywna o oy
Frrmet FousLoo | | |
R ) 1o A e ka0 xa _
B0 nieny Ducs Yo on e : E
A UL L PR §O0,

' NOISN3LXJ Q3S0d0odd
' SNOLLYYALTY a3sododd e | G

‘SO ‘saTal4d NOLLIYS ‘Fam-v-3aig s | R ||

-L3d : “ 1R

—_— e |-

I
TP WL ¢ MGRITYERY TR0 SLOKKD D




15/01374/FUL 10 Elmbury Drive, Newtown, Tewkesbury 3

Valid 11.01.2016 First Floor side extension over existing extension
Grid Ref 390919 233071
Parish Tewkesbury
Ward Tewkesbury Newtown Mrs Diane Orr
10 Elmbury Drive
Newtown
Tewkesbury
GL20 8DQ

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework
Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policy HOUS8
Joint Core Strategy (Submission Version) November 2014

Consultations and Representations
Tewkesbury Town Council - Objection - Loss of light to neighbouring property (as per the right to light).

Local residents - 1 letters of objection has been received from the neighbouring property to the North (No. 8
Elmbury Drive). The reasons for objection are as follows:

{ agreed to the last extension at 10 Elmbury Drive due to the fact that | thought it would not take away the
light from my kitchen and upstairs, by having another floor added it will detract sunlight from that side of my
house and | feel as though sunlight will never then go through to my kitchen.

Planning Officers Comments: Mr James Lloyd
1.0 Application Site

1.1 This application relates to a semi-detached property in Elmbury Drive, Newtown, Tewkesbury. The
property is of a 1950s design and faces east. The property has been previously extended to the side and
rear.

2.0 Planning History

2 1 07/01257/FUL - Erection of single storey side and rear - Permission Granted 2007 - This permission has
been implemented

3.0 Current Application
3.1 The current application is for the erection of a first floor side extension {see attached plans).

3.2 The first floor extension would be constructed over the existing dual gable ground floor extension to form
an additional bedroom and en-suite.

3.3 The proposed extension would be constructed from materials to match the external appearance of the
existing dwelling. The windows on the side elevation are proposed none opening and obscure glazed.

4.0 Policy Context

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

5.1 The main issues to be considered with this application are the impact on the residential amenity of
neighbouring dwellings, the overall size and design of the proposal and the impact on the surrounding street
scene.

Design, Impact & Visual Amenity

5.2 The street scene is characterised by two storey, semi-detached properties all following the same building
line. In terms of the impact on the surrounding street scene, there are similar two storey side extensions
nearby, for example, at Nos. 1, 2 and 6 Elmbury Drive.

5.3 The proposed two storey side extension would be visually prominent within the street scene, however
given the property's orientation and siting back from the highway and the existing dual pitch single storey side
extension it is not considered that the proposal would result in significantly adverse harm or impact within the
street scene.

5.4 The proposed first floor extension would be sited above the existing single storey side extensions and
would follow the same building line as the original dwelling. It is considered that the simple hipped roof design
and matching eaves and ridge heights of the extension would respect that of the existing dwelling and is
considered to be of an acceptable scale and proportion.

5.5 Overall, it is considered that the proposed extension would be of a suitable size and design and would not
be out of character or proportion with the existing dwelling.

Residential Amenity

5.6 Objections have been received from the Parish Councii and No.8 Elmbury Drive on the grounds that the
extensions adversely affect the residential amenity of that property. In particular concerns have been raised
regarding loss of light.

5.7 The proposed extension would see an increase in ridge height above the existing single storey extension
by approximately 3.40 metres and a 2.10 (approximately) metre increase in eaves height. The distance
between the neighbouring property and the proposed extension is approximately 2.50 metres. The proposed
addition would not extend beyond the original building line of No. 8 Eimbury Drive; however No.8 Elmbury
Drive does benefit from a single storey rear extension measuring approximately 2.00 metres in length by 3.00
metres in width.

5.8 The side elevation No. 8 Elmbury Drive face's South and therefore it currently benefits from sunlight
throughout the day, however, there is an existing element of shading to the side elevation already created by
the existing property and extension. The proposed extension would only raise the existing single storey
garage to the same level as the existing dwelling and would not project past the existing front or rear
elevations. Whilst it is noted that there would be an increase in the built form in relatively close proximity to
No.8 Elmbury Drive and there may be some loss of light / outlook, given the orientation of the property it is
considered that there would not be a detrimental loss of light or outlook that would warrant a refusal on these
grounds.

5.9 There are two windows situated on the side elevation of No.8 Elmbury Drive facing the proposed
extension, a ground floor window and a first floor window. The ground floor window serves a kitchen which is
also served by a window/door on the rear extension of the property. The upstairs window serves a landing
area. Given the fact that the kitchen is also served by another primary window and the landing area is not a
habitable room, it is considered that there would not be a detrimental loss of light or outiook that would
warrant a refusal on these grounds.

5.10 With regards to overlooking, the new ground floor window on the side elevation would serve a haliway
connecting the garage to the main habitable rooms of the house. The first floor window on the side elevation
would replace an existing window and would serve the new bedroom and this window is to be at a high level.
Both windows on the side elevation would be obscurely glazed and thus there would be no loss of privacy.
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6.0 Conclusion

6.1 In conclusion, the impact of the proposed extension on neighbouring properties has been carefully
considered and the objections made in this respect are noted. After careful consideration, it is not considered
that the proposed extension would cause demonstrable harm to the amenities of the neighbouring property in
line with Policy HOUS.

6.2 It is considered that the proposal would not result in an unacceptable loss of residential amenity to
neighbouring dwellings, would be of an acceptable size and design and there would not be a harmful impact
on the surrounding area. The proposal would therefore accord with the NPPF and Policy HOUS of the Local
Plan and is recommended for permission 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:

o Details within the application form received by the Local Planning Authority on 17th December
2015

o The approved drawings; 'Block Plan' received by the Local Planning Authority on 6th January
2016 and the approved drawings; 'Existing & Proposed Elevations’ and ' Existing and Proposed
Floorplans' received by the Local Planning Authority on 11th January 2016

3 The external materials of the proposed extension shall match as near as possible the materials of the
existing dwelling.

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,

2 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 20086).

3 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.

Note:

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authaority 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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16/00070/FUL Oak Farm, Toddington, Cheltenham 4

Valid 22.01.2016 First floor rear extension & associated alterations
Grid Ref 401889 231789
Parish Toddington
Ward Isbourne M + R Day
Manor Farm
Greet
Winchcombe
Glos
GL54 5BT

RECOMMENDATION Permit

Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies HOUS8, AGR2 & LND2

Joint Core Strategy (Submission Version) November 2014
Special Landscape Area (SLA).

Consultations and Representations
Toddington Parish Council - No representations received at the time of writing this report
Local Residents - No representations received at the time of writing this report

This application is to be determined by the Planning Committee because the applicant is a close
relative of a Borough Councillor.

Planning Officers Comments: Mr James Lloyd

1.0 Application Site

1.1 The application site relates to Oak Farm which is located on the West side of the B4078 Evesham
Road, between the villages of Toddington and Greet. The farm is within a rural location and is within the
Special Landscape Area (SLA). The site is outside a recognised settlement boundary. Oak Farm comprises
an agricultural holding and benefits from two agricultural workers dwellings. (See attached location plan)

2.0 Planning History

2.1 This site has an extensive planning history relating to the farm business. Of particular relevance to
this application is the original permission for the subject dwelling refs T.6990 (Outline); & T6990/Ap
(Reserved Matters)). These applications were permitted in 1979 and are subject to conditions limiting
occupation to persons employed or last employed solely or mainly and locally in agriculture.

2.2 There were a number of planning applications approved in the 1970's and 1980's for new agricultural
buildings on the site.

2.3 Permission was granted in 2004 for extensions and alterations to the existing workers dwelling
(04/6990/0146/FUL).

24 In 2000, 2006 & 2013 further agricultural buildings were permitted under the Agricultural
Determination Procedure (00/6990/1460/AGR, 06/00391/AGR, and 13/01197/AGR).

25 In 2007 (07/00968/FUL), planning permission was granted at committee for an additional agricultural
workers dwelling on site. This has since been constructed and is in occupation.

2.6 Permission was granted in 2012 for the erection of steel framed agricultural livestock building
(12/00085/FUL)
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2.7 More recently a retrospective planning application for the creation of a new vehicle access and
driveway (involving change of use of land) was permitted (12/01251/FUL)

3.0 Current Application

31 This application proposes to erect a first floor rear extension above the existing conservatory
extension which was permitted in 2004 (04/6990/0146/FUL). (See attached plans}

4.0 Policy Context

4.1 Policy HOUS of the TBLP provides that extensions to existing dwellings will be permitted provided
that they are of a suitable design, they respect the character, scale and proportion of the existing dwelling,
they respect the character and appearance of surrounding development and they do not have an
unacceptable impact on the amenity of adjacent properties.

4.2 Policy AGR2 of the TBLP requires that the size of an agricultural dwelling should be related to the
size and functional requirement of the farm holding. This is a material consideration when considering not
only planning applications for new dwellings, but also extensions to them.

4.3 Policy HOUS is considered to be consistent with the Core Planning Principle within the NPPF
advising that planning should always seek to secure a high standard of design and a good standard of
amenity for all existing and future occupants of land and buildings. Furthermore, the aim of Policy AGR2is
consistent with the aim of paragraph 55 of the NPPF to avoid isolated new homes in the countryside unless
there are special circumstances such as (inter alia) the essential needs for a rural worker to live permanently
at or near their place of work in the countryside.

4.2 The site is within a Special Landscape Area; therefore special attention will be accorded to the
protection and enhancement of the landscape character in accordance with Section 11 of the NPPF and
Policy LND2 of the Local Plan.

5.0 Analysis

5.1 The main issues to consider in this application are the principle of extending an agriculturally tied
dwelling, the suitability of the proposed extensions in relation to Policy HOUS, and the impact of the proposal
on the SLA.

Design and Impact on the SLA

5.2 Policy HOUS states that development must respect the character, scale and proportion of the
existing dwelling and 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.

5.3 The proposed extension to the north elevation is modest in size and is considered to be in keeping
with the character and appearance of the building. The materials would match the existing which is
considered to complement and respect the appearance of the original building.

54 Although visible from the surrounding land the proposed extension would be well related to the
existing dwelling. From long distance views the extension would be seen against the backdrop of existing
development. It is not considered that the proposal would have a wider impact on the character and
appearance of the SLA landscape in line with the NPPF.

5.5 Overall, it is considered that the proposed extension would be subservient to the existing dwelling
and would not have a harmful impact on the character and appearance of the dwelling or any surrounding
development. The proposed materials complement the design of the existing dwelling and satisfy the
requirements of Policy HOUS of the Local Plan in this regard.

Impact on neighbouring living conditions

56 Policy HOUS states that development will only be permitted if the proposal does not have an
unacceptable impact on adjacent properties in terms of bulk, massing, size and overlooking.
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5.7 The impact of the proposed development has been carefully assessed but given the isolated location
of the application site; it is not considered that there would be an undue impact on the residential amenity of
any neighbouring properties in line with Policy HOUS of the Local Plan.

Principle of extending an agriculturally tied dwelling

58 Case Law has established that extensions to agriculturally tied dwellings must be similarly justified in
terms of need. Although Annexe A to PPS7 has been revoked and its wording not carried through to the
NPPF, recent appeal decisions indicate that its tests are still being applied by Government Inspectors. An
extract from a relevant Annex to PPS7 {which is still recognised as being relevant to the consideration of
applications relating to new agricultural works dwellings) states:

"Agricultural dwellings should be of a size commensurate with the established functional
requirement. Dwellings that are unusually large in refation to the agricultural needs of the unit, or unusually
expensive to construct in relation to the income it can sustain in the long-term, should not be permitted. It is
the requirements of the enterprise, rather than those of the owner or occupier, that are relevant in
determining the size of dwelling that is appropriate to a particular holding."

5.9 It is therefore necessary to consider whether the resultant extended building would be commensurate
with the functional requirement of the holding. .

5.10 The existing dwelling on the site has a floor area of approximately 327.93sqm. The proposed
extensions would add a further 255gm to the property bringing its total floor area to 352.93sqm. The applicant
has also submitted information about the current market value of the property (£440,000) and the estimated
value with the extension (£458,000) an increase of (£18,000). It is however recognised that the property has
been substantially extended in the past and given the small size of the proposed extension it is not
considered that the small increase in floor space and market value, in relation to the existing holding, would
result in an unsustainable form of development in this instance. It is therefore considered that the dwelling
would still be of a size commensurate with the established functional requirement of the holding.

6.0 Conclusion

6.1 It is considered that the proposed extension is of an appropriate size, design and materials and
would have an acceptable impact upon the Strategic Landscape 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. It is also considered that the extended dwelling would still be of a size
commensurate with the established functional requirement of the holding. For these reasons the proposal is
considered to accord with Policies HOU8, AGR2 & LLND2of 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 shali be carried out in accordance with the following:

0 Details within the application form received by the Local Planning Autharity on 22nd December 2015;

o] The approved drawing nos. '04:1373:27' '04:1373:28' '04:1373:29' received by the Local Planning

Authority on 22nd December 2015;

3 The external materials of the proposed extension shall match as near as possible the materials of the
criginal dwelling.

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.

2 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).
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Note:

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

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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16/00188/FUL 1 Tobacco Close, Winchcombe 5

Valid 18.02.2016 Demolish existing garage, link and front entrance porch to construct a one
and a half storey side and rear extension with new porch.
Grid Ref 401871 227849
Parish Winchcombe
Ward Winchcombe Mr & Mrs A Roscow
1 Tobacco Close
Winchcombe
Cheltenham
GL54 5NE

RECOMMENDATION Permit
Policies and Constraints

National Planning Palicy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2005 - Policy HOUS

Joint Core Strategy Submission Version - November 2014

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

Cotswolds Area of Quistanding Natural Beauty

Consultations and Representations
Winchcombe Town Council - No objections

Conservation Officer {In relation to impact on a Listed Building) - No comments received at the date of writing
this report.

Local residents - Letters of objection have been received from the neighbouring properties (No.2 & No. 3
Tobacco Close). The reasons for objection are summarised as follows:

- Concern that if No.1 & No.3 Tobacco Close both extend towards the intervening boundary then the
properties would appear contiguous which would be out of character for the street scene

- Concern over the loss of any view in between No.1 & No.3 Tobacco Close

- Severe loss of light to No.3 Tobacco Close, overshadowing and an affect on ‘right to light’

- Loss of privacy to No.3 due to the insertion of a new window on the rear elevation of the extension

- Concern regarding the 'right to support’ and the effect that excavation may have so close to the
footings of No.3 Tobacco Close

- The extension is proposed to be built on top of the boundary between No.1 & No.3 Tobacco Close

- A condition should be attached to restrict construction hours.

- Concern of trespass

- No mention of the hedge along the boundary between No.1 & No.3 Tobacco Close

This application is reported to Committee at the request of Councillor Mason.
Planning Officers Comments: Mr James Lloyd

1.0 Application Site

1.1 The application relates to 1, Tobacco Close, Winchcombe, which is modern, 1960 detached,
reconstructed stone dwelling, situated on the south-western side of the setlement. Tobacco Close slopes
steeply uphill from Cheltenham Road and the property itself occupies a corner plot elevated up from the main
road {Cheltenham Road). A small dry-stone wall forms the front boundary to the site, with mature planting
and hedging behind this. There is an existing tarmac driveway with turning area serving the existing attached
garage (see attached site location plan).

1.2 The property is located within the Cotswold Area of Outstanding Natural Beauty (AONB).
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2.0 Planning History
2.1 No relevant planning history pertaining to this application
3.0 Current Application

3.1 The current application seeks planning permission for a 1.5 slorey side and rear extension, the
erection of porch to the front elevation and the insertion of Velux style roof lights. (see attached plans)

4.0 Policy Context

4.1 Section 7 of the NPPF makes it clear that the Government attaches great importance to the design of
the built environment. It states good design is a key aspect of sustainable development and is indivisible
from good planning.

4.2 Policy HOUS of the Tewkesbury Borough Local Plan to 2011 sets out extensions to existing dwellings
will be permitted provided they respect the character, scale and proportions of the existing dwelling and the
character and appearance of surrounding development. It stipulates that development should be of a
suitable design and materials and should not harm the residential amenity of nearby property. It also requires
that proposals do not result in inadequate car parking or manoeuvring space.

4.3 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.

44 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.

5.0 Analysis

5.1 The main issues for consideration in this application are considered to be the design of the proposal
and the impact of the extension on the character and appearance of the area and street scene; and the
impact on the residential amenity of neighbouring properties.

Design and Impact on Street Scene

52 Concerns have been expressed by the neighbouring residents in regard to the size and design of the
proposed scheme. It is suggested that the proposal would fail to respect the character of the existing building
and surrounding development and that by extending towards the intervening boundary the properties would
appear contiguous and out of character with the street scene.

5.3 This area of Winchcombe is characterised by modern detached houses and bungalows of a similar
size and design. The detached dwellings are largely one and a half storey design constructed from
reconstituted stone. The dwellings are predominantly set back from the road, each with there own access and
drive and many properties within close proximity (Tobacco Close & The Hyde) have been altered and
enlarged. No.1 Tobacco Close occupies a corner plot, elevated up from the main Cheltenham Road and by
virtue of its positioning and orientation, the property is very prominent within the street scene.

54 The proposed 1.5 storey extension would be constructed to the East side of the property and would
have a width of approximately 4.9 metres at the front. It would infill the space between the dwelling and its
side boundary, replacing the existing garage. According to the submitted plans the development would be set
approximately 0.12 metres from the boundary of the adjacent property (No.3 Tobacco Close) and built partly
on the existing footprint of the existing detached garage.

5.5 It is acknowledged that the side extension would extend upto the site boundary, however, there is
change in level between the neighbouring properties (No.3 Tobacco close is approximately 1.89 metres
higher than No.1) and there is already an existing detached garage (with a pitch roof measuring
approximately 4.97 metres in height) located within the space between the two neighbouring properties. No.3
Tobacco Close is also set approximately 1 metre from the boundary fence. Whilst the proposed extension
would add further massing in the intervening space it is considered that this would not cause significant harm
to the character and appearance of the area and street scene to warrant refusal.
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5.6 The ridge and eaves height are proposed to match the existing dwelling and the extension would be
set back from the front gable appearing subservient to the original dwelling. The proposed dormer window on
the front elevation is considered to be of an appropriate size, scale and design and would have an acceptable
impact on the locality. The development proposes to use sympathetic materials as part of the construction
with replication mullioned windows, reconstituted stone and tiles to match the existing dwelling.

57 The second element of the application is the replacement of an existing uPVC porch. The porch
would be constructed from materials matching the existing dwelling house and has been re-designed so that
it would now have a flat roof with a glazed lantern. It is considered that the porch now appears much more
subservient and a positive change has been made to respect the character of the original dwelling by using
more sympathetic materials. The application also seeks the insertion of a row of 4 roof lights along the ridge
of the existing property on the roof slope of the front elevation, it is considered that this roof lights would not
appear out of character with the surrounding area or would be harmful to the existing dwelling.

5.8 Overall, it is considered that the proposed extension and porch would be of a suitable size and
design and would not be out of character or proportion with the existing dwelling. It is also considered that the
proposals would appear subservient to the main dwelling and would not harm the character and appearance
of the surrounding area.

Impact on the Cotswolds AONB

5.9 The proposed extensions would form noticeable additions to the existing dwelling but would not be
out-of-character with the surrounding area. Other properties have similar extensions in this part of
Winchcombe and it is not considered that the current proposal would cause any significant intrusive harm to
the landscape. The proposal therefore accords with the NPPF in this regard.

Impact on the Setting of a Listed Building

510 Plum Tree Bank, 21, Cheltenham Road is a Grade |l Listed Building which is located approximately
12 metres the south East of the development. It is not considered that the setting of this listed building would
be significantly harmed, given the siting and orientation of 1 Tobacco Close and the existing screening in
place. The Conservation Officer has raised no objection in relation to the impact on the Listed Building.

Impact on neighbouring living conditions

511 Due to the location of the site on a corner plot No.1 Tobacco Close has one direct neighbour (No.3
Tobacco Close) that will be impacted by the proposed development.

5.12  Objections have been received from the residents at No.3 Tobacco Close on the grounds that the
extension would adversely affect their residential amenity. In particular concerns have been raised regarding
loss of light and overshadowing.

513 The proposed extension would replace the existing pitch roof detached garage and would extend up
to approximately 0.12m from the side boundary with No.3 Tobacco Close. While it would reduce the
separation distance between the properties to approximately 1.5 metres at first floor level it is considered that
there is already an existing impact due to the proximity of the current detached garage.

514 No. 3 Tobacco Close is elevated approximately 1.89 metres higher than the application site; the most
affected element of this property would be its gable end facing the application site. The rear gardens of both
properties are South Westerly facing (the impacted gable end is facing east). Whilst there would be an
increase in built form relative to No.3 Tobacco Close which may result in some loss of light / outlook; given
the orientation of this property and the fact that there is already an existing element of shading to its side
elevation created by the garage roof it is not considered that there would be a detrimental loss of light or
outlook that would warrant a refusal on these grounds.

515 There are two windows situated on the side elevation of No.3 Tobacco Close facing the proposed
extension, a ground floor window and a first floor window. The ground floor window serves a garage which is
also served by a garage door with high level glazed panels on the front of the property (The applicants have
advised that they intend to convert the garage into the Kitchen and block up the garage door, this would
mean that the sole sauce of light for the kitchen would be from the window on the side elevation). This
proposed work has not yet started and as there is already an element of loss of light to the downstairs
window due to the boundary fence and the existing garages pitched roof, it is not considered that the overall
impact would be harmful enough to would warrant a refusal on these grounds. The upstairs window serves

1036



the master bedroom which is also served by two dormer windows one at the front and one at rear of the
property. Given the fact that the bedroom is also served by another two primary windows and the change in
site levels it is not considered that there would be a detrimental loss of light or outlook to this room.

516 The application proposes a gable ended extension on the rear of the property. This rear element
would measure approximately 6.59 metres in height and would project approximately 2.60 metres from the
rear of the original dwelling (some excavation of the existing rear garden would be needed to accommodate
this). Although the rear element would extend out further than the building line of No.3 Tobacco Close, it is
considered that the impact of any loss of light to the window on the rear elevation would be minimal due to
the difference in levels between the two sites and the paositioning of the roof sloping away from the
neighbouring property.

5.17  With regards to the overlooking concerns, there would be no openings on the side elevation of the
proposed extension and it is considered that there would be no undue overlooking to the side elevation of
No.3 Tobacco Close as a result of the proposed development. One new Velux style window is proposed on
the rear elevation of the existing roof slope and two new Velux windows would be positioned on the eastern
roof slope of the rear extension, facing the Cheltenham Road. It is not considered that these high level
windows would have any impact on neighbouring propetrties.

5.18 In conclusion, the impact of the proposed extension on neighbouring properties has been carefully
considered and the objections made in this respect are noted. After careful consideration, it is not considered
that the proposed extension would cause demonstrable harm to the amenities of the neighbouring property in
line with Policy HOUS.

Other Matlters

519  Objections have been raised in relation to the potential for trespass onto neighbouring land and the
loss of any views that the development may cause. These points are not material planning considerations.

5.20 Concerns have also been raised in regards to the 'right to support’ and the effect that excavation may
have to the footings of No.3 Tobacco Close. Construction details are not centrolled through the planning
process; these details are controlled under building regulations or other non-planning legislation.

6.0 Conclusion

6.1 While the concerns of the local residents are noted, it is considered that the proposed extensions
would be of an acceptable size, scale and design and would have an acceptable impact on the street scene
within the Cotswolds AONB. Furthermore, it is considered that the scheme would have an acceptable
impact upon the living conditions of occupiers of neighbouring property. For these reasons the proposal is
considerad to accord with the National Planning Policy Framework and Policy HOUS of Tewkesbury Borough
Local Plan and is recommended for Permit.

RECOMMENDATION Permit
Conditions:

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

2 The development hereby permitted shall be carried out in accordance with the following:

o Details within the application form received by the Local Planning Authority on 18th February
2016

o The approved Block Plan received by the Local Planning Autharity on 18th February 2016 and
the approved drawings; No. HBV2040-01-REV 1& HBV2040-02-REV 1 received by the Local
Planning Authority on 18th April 2016

3 The external materials of the proposed extension shall match as near as possible the materials of the
existing property.
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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 ensure that the extension is in keeping with the existing building in accordance with Policy HOU8
of the Tewkesbury Borough Local Plan to 2011 - March 2008.

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Lacal 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 design of
the front porch.
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16/00226/FUL Land off A46, Ashchurch, GL20 8JY 6

Valid 26.02.2016 The installation of a 17.5 meter high monopole with 6no antennas,
3no.RRU's, 2ND. 300mm dishes along with 3nd equipment cabinets an
the base of the proposed monoploe. The installation of a 1.8 metre high
cabin link compound fence measuring 6 meters by 6 meters.

Grid Ref 393007 233272

Parish Ashchurch Rural

Ward Ashchurch With Walton Vodafone LTD

Cardiff
C/O Agent

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framewaork (2012)

Planning Practice Guidance

JCS (Submission Version) November 2014

Tewkesbury Borough Local Plan to 2011 (March 2006) - policies LND4, LND7,TPT18
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

Ashchurch Rural Parish Council - Objection raised based on landscape harm. The Parish Council believe
that equipment such as this would be better suited to an industrial setting. Concerns are also raised over
potential health risks associated with such developments.

Environmental Health Officer - No adverse comments

Local residents - 2 objections received. Concerns raised over the mast spoiling the rural outlook and being
visually intrusive and detrimental to the rural skyline. Concerns also raised over health issues as the
proposal is near residences and a primary school.

Planning Officers Comments: Mr Matthew Tyas

1.0 Application Site

1.1 The site relates to a small area of undeveloped land located adjacent to the railway line and A46 road-
bridge in Ashchurch. The site is currently overgrown and contains a number of medium sized trees. The site
is not adjoined by residential development although Newton Cottages are located approximately 45 metres to
the east. The site itself is not affected by any policy or landscape designations but is adjacent to the area
identified in the Tewkesbury Borough Local Plan to 2011 (TBLP) as a Protected Potential Freight Railhead
(Policy TPT18).

2.0 Planning History

2.1 No planning history

3.0 Current Proposal

3.1 The application proposes to install 1 no. new 17.5 metre high mobile phone mast and 3 no. equipment
cabinets. The installation would be accommodated on a new 16sgm concrete base and would be enclosed
by a 1.8 metre high chainlink fence. The application also proposes a new pedestrian access from the
adjacent footpath which will be used for maintenance purposes. The site will not however be accessible by
the general public and access with be restricted to authorised persons.

3.2 The application indicates that the installation would provide coverage for Vodafone and O2 and will offer
improved services and capabilities to the local community and commercial companies including 4G
coverage.
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4.0 Policy Context

4.1 Policy LND4 of the TBLP relates to countryside protection and provides that within the rural areas regard
will be given to the need to protect the character and appearance of the rural landscape. Policy LND7 relates
to landscaping and requires that existing landscape features should be integrated, where appropriate, into
landscaping scheme for new development proposals. Policy TPT18 is also of some relevance and provides
that the railway siding at Ashchurch will be protected from development that would prejudice its future use as
access for a road-rail interchange facility.

4.2 The NPPF provides specific advice on telecommunications infrastructure at Section 5 and states that
advanced, high quality communications infrastructure is essential for sustainable economic growth. The
development of high speed broadband technology and other communications networks also plays a vital role
in enhancing the provision of local community facilities and services.

4.3 Paragraph 43 of the NPPF goes on to state that local planning authorities should support the expansion
of electronic communications networks, although they should aim to keep the number of radio and
telecommunications installations to a minimum consistent with the efficient operation of the network. Existing
telecommunications sites, masts, buildings and other structures should be used, unless the need for a new
site has been justified.

4.4 The NPPF also stresses that local planning authorities must determine applications on planning grounds
and should not seek to prevent competition between different operators, question the need for the
telecommunications system, or determine health safeguards if the proposal meets the International
Commission guidelines for public exposure.

4.5 Relevant emerging policy is within the Joint Core Strategy (JCS) Submission Version {November 2014).
Policy SD15 relates to Health and Environmental Quality and states that development should not create or
exacerbate conditions that could impact on human health or cause inequality.

5.0 Analysis

5.1 The main issues o consider are the impact of the proposed mast on the rural landscape and the health
risk concerns raised by the Parish Council and a local resident.

impact on the rural landscape

5.2 It is considered that the landscape here is significantly influenced by the A46 trunk road and railway
linefsidings. The area is not characterised by open countryside and it is not considered to be rural in
character. The skyline is already broken by the lamp posts and telegraph poles along the A46, some of
which are elevated due to their position on the bridge over the railway line. The site is enclosed by the
existing 11.5 metre high trees around the northern site boundary and screened from the A46 by the mature
trees along the highway verge. On this basis it is not considered that the proposal would conflict with the
established character of the area or be abtrusive within the rural landscape. The proposal is therefore found
to be in accordance with Policy LND4 of the TBLP.

5.3 It is noted that proposed maintenance access would be located beneath the canopy of one of the
boundary trees. It may therefore have the potential to impact on the roots of the tree. Care will be required in
its construction to ensure no adverse impact on the health of the tree. Itis therefore recommended that any
planning permission granted is subject to a condition requiring the submission for LPA approval of an
Arboricultural Method Statement to accord with BS 5837: Trees in Relation to Construction.

Health risk concerns

5.4 The application provides a statement on the health effects of mobile phone base stations. This confirms
that all Vodafone and Telefonica (O2) installations are designed, constructed and operated in compliance
with the precautionary International Commission on Non-lonizing Radiation Protection (ICNIRP) public
exposure guidelines as adopted in the EU Council Recommendation of 12 July 1999 on the limitation of
exposure of the general public to electromagnetic fields. An ICNIRP certificate is provided with the planning
application which certifies that the mobile phone base station will, when operational, meet the precautionary
ICNIRP guidelines. On this basis it has been demonstrated that the proposal conforms to industry
established guidelines on the health effects of mobile phone masts.
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Other matters

5.5 Consideration has been given to Policy TPT18 but it is not considered that the proposal would in any way
prejudice the future use of the adjacent area as access for a road-rail interchange facility.

5.6 The applicant has also set out in the supporting details that an assessment of the industry site database
has been undertaken to see if there were any suitable alternative existing masts or suitable tall buildings that
could have been used. However, the only viable solution was a new ground based mast.

6.0 Conclusion

6.1 The support for new telecommunications development in the NPPF is noted. Advanced high quality
communications infrastructure is regarded to be essential for the delivery of sustainable economic growth
and plays a vital role in enhancing the provision of local community facilities and services. Thereis
considered to be a clear public benefit to be gained from the proposal.

6.2 The receiving landscape is of an urbanised character and is already broken by lampposts and telegraph
poles. It does not represent open countryside and it is not considered that the proposal would harm the
character and appearance of the rural landscape consistent with Policy LND4 of the TBLP.

6.3 It has been demonstrated that the proposal conforms to industry established guidelines on the health
effects of mobile phone masts and no concerns are therefore raised over the proposal causing a health risk
to local residents.

6.4 Overall it can be concluded that the proposal would produce public benefits with no adverse impacts.
The proposal is therefore considered to represent sustainable development and it is recommended that
planning permission is granted.

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 approved
plans: Drawing Numbers 100 Rev B, 200 Rev B and 300 Rev B (all received 26/02/16).

3 The materials to be used for the mast hereby permitted shall be be untreated galvanised steel. The
permitted equipment cabinets shall be painted green RAL 6009. No other materials/finishes shall be
substituted without the express written consent of the Local Planning Authority.

4 The development hereby permitted shall be removed from the site within 6 months of it becoming
redundant for telecommunications purposes.

5 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.
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.
2 For the avoidance of doubt and in the interest of proper planning.

3 To limit the visual impact of the proposal in the landscape in accordance with Policy LND4 of the
Tewkesbury Borough Local Plan to 2011.
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MNote:

To limit the visual impact of the proposal in the landscape in accordance with Policy LND4 of the
Tewkesbury Borough Local Plan to 2011.

To protect the existing trees on the site during the course of building work in the interests of amenity
in accordance with the NPPF.

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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15/00865/FUL Land at Berrow Farm, Wickridge Street, Ashleworth 7

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
DEFERRED AT LAST PLANNING COMMITTEE FOR COMMITTEE SITE VISIT (item No 6, Page No 932)
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 unable 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 to 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 letiers of objection have been received in relation to the proposed development
for the following reasons:
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- 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
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 derelict, 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
constant 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 (SS5l} 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 Streel 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 Stireet 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 2006, 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.
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2.0 Planning History

2.1 An application for outline 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: 35.6238).

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 on-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 Framewaork (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 also 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.

¢) 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 promate health and environmental quality and ensure that
new development does not result in unacceptable 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 QOutstanding 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.

4.6 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. 1t 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 store, 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
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5.4 There are residential properties located in close proximity to the application site (circa. 65 metres north-
east and 85 metres 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 Heaith 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 o be 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 character with rural farming activities that are
common place in countryside locations.

5.6 Having regard to the above and subject to conditions, itis 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 objection 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 site to
demonstrate the impact of the development on the local highway network. It is 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 lorries 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.

Other Matters
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5.12 Concern 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 SSSI 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 utilisation 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 setting 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 promote 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
controlled 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:
o 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

0000

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.

5 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 points). 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.
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11

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 occur, the activity shall be suspended until as a result of different methods of working, the
addition of dust suppression measures or changed weather canditions, 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 conneclion 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 submitted 1o 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.

There shall be no installation or operation of wood chipping machinery or similar equipment on the
site and operations shall be limited to the drying and internal storage of woodchip only.

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 residents 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 Framework.
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Note:

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.

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.
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16/00164/FUL 1 Beverley Gardens, Woodmancote 8

Valid 12.02.2016 Side extension and roof dormers
Grid Ref 397344 227282
Parish Woodmancote
Ward Cleeve Hill Mr Kevin Thomas
1 Beverley Gardens
Woodmancote
Cheltenham
Gloucestershire
GL52 9QD

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2005 - Policy HOUS

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)

Adjoining Conservation Area

Setting of listed buildings

Consultations and Representations

Woodmancote Parish Council - Woodmancote PC voted 9-0 to object to this application on the following
grounds:

1. The new dormer windows whilst less obtrusive than the previous design still overlook the neighbouring
properties in the AONB.

2. Over-development and out of keeping with the neighbouring properties.

3. The extension abuts the boundary and is likely to affect the neighbours light

Conservation Officer - No Conservation objections

Local Residents - No representations received at the time of writing this report

This application is reported to Committee due to the objections from the Parish Council

Planning Officers Comments: Mr James Lloyd

1.0 Application Site

1.1 This application relates to 1 Beverley Gardens, a detached bungalow constructed from reconstituted
Cotswaold stone, located in Woodmancote. The property occupies a prominent corner plot located at the
junction of Stockwell Lane and Beverley Gardens. This area falls within 50 metres of several Listed Buildings

(Gable End, Rose Farm House and Home Farm) and the border of the Woodmancote Conservation area
abuts the southern and western curtilage of the application site. See Location Plan attached.

2.0 Planning History

21 Application No. 15/01287/FUL (Demolition of existing garage, side extension and associated works
and the installation of new dormer windows and roof lights) was refused in November 2015. (see refused
plans attached). The reason for refusal is outlined below:

The proposed dormer windows, by virtue of their size, scale and design, would fail to respect the character,
scale and proportions of the existing dwelling and would result in a discordant and visually unsympathetic
addition within the street scene. The proposed development therefore conflicts with Policy HOUS of the
Tewkesbury Borough Local Plan to 2011 (March 2006) and the National Planning Policy Framework.
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22 This application is currently subject to an appeal (16/00014/DECISI) which is still in progress at the
time of writing this report.

3.0 Current Application

31 The current application is a resubmission of the previously refused application (ref: 15/01287/FUL). It
seeks planning permission for a number of alterations and extensions to the bungalow. These alterations
propose to increase the current internal living space by converting the loft to create two further bedrooms with
en-suites. The application proposes two dormer windows on the side elevation and two Velux style roof lights
to accommodate the conversion {(see proposed plans attached).

3.2 The current proposal has sought to overcome the previous refusal reason by changing the design
and reducing the size of the Dormer windows. The proposed pitch roof dormers are much smailler in scale
and the proposed 'patio’ door and 'Juliet' balcony elements have been removed. A Velux style window has
also been removed as part of the resubmission.

4.0 Policy Context

4.1 Section 7 of the NPPF makes it clear that the Government attaches great importance to the design of
the built environment. It states good design is a key aspect of sustainable development and is indivisible
from good planning.

4.2 Policy HOUS of the Tewkesbury Borough Local Plan to 2011 sets out extensions to existing dwellings
will be permitted provided they respect the character, scale and proportions of the existing dwelling and the
character and appearance of surrounding development. It stipulates that development should be of a
suitable design and materials and should not harm the residential amenity of nearby property. It also requires
that proposals do not result in inadequate car parking or manoeuvring space.

4.3 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 Section 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 which it processes. Section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 requires that special attention is paid in the exercise of planning functions to
the desirability of preserving or enhancing the character or appearance of the Conservation Area. This
requirement is reflected in Policy HEN2 of the local plan and Policy SP2 of the JCS (Submission Version)
which seek to preserve or enhance the characler or appearance of a conservation area and its setting.

5.0 Analysis

5.1 In the case of the current application the only changes made are those to the proposed dormers and
the removal of a Velux style roof light to address the previous refusal reason. The other elements of the
application remain the same as previously submitted in application 15/01 287/FUL).

5.2 The main issues to consider are the size and design of the proposal and its impact on the setting of
the Conservation Area and Listed Buildings, and the potential impact on the residential amenity of
surrounding properties.

Design and Impact on Street Scene

53 Policy HOUS 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.

5.4 The existing dwelling occupies an elevated position, relative to the adjoining highway {Stockwell
Lane), within a relatively uniform row of similarly designed, brick properties. The new 1 .5 storey side
extension and porch addition would be readily visible in the street scene. Like-wise, the proposed dormer and
Velux additions would be visible from the adjoining public highway, with views of the roof line also visible from
Stockwell Lane, within the public domain.
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5.5 The 1.5 storey addition would project approx. 4.72 metres beyond the existing side elevation and
would be approximately 9.78 metres in length. The extension would infill where the existing single storey
garage is currently located and would significantly increase the size of the existing dwelling. The extension
would project to the boundary line with the neighbouring property, (No. 3 Beverley Gardens). It is considered
that although the extension would create a loss of space between the two properties it would not be harmful
to the character and appearance of the existing dwelling.

5.6 In the case of the current application, the proposed dormers have been amended and significantly
reduced in size and scale. The large flat roof dormer windows have been replaced with a smaller pitch roof
design. The incongruous full length patio style doors and Juliet balconies have been removed allowing for the
height of the proposed dormers to be reduced by approximately 0.75 metres and the width by approximately
2.25 metres. These revisions are deemed to be acceplable and help to reduce the visual prominence of the
proposed dormers when viewed from Stockwell Lane and Beverley Gardens. This element of the revised
scheme is therefore considered to have an acceptable impact on the character, scale and proportions of the
existing dwelling and the street scene and would comply with Policy HOUS of the Local Plan in this regard.

5.7 Policy HOUS also states that the proposal should not result in inadequate car parking or
manoeuvring space. The loss of the existing garage would reduce off-road parking afforded to the property
and could potentially increase on-road parking. It is noted that on-road parking is difficult here given that the
bungalow is situated on a sloping corner, close to the junction with Stockwell Lane. However, although one
parking space would be lost with the garage conversion, space would remain on the driveway for up to 2 cars
and as such the proposal would not result in inadequate car parking, in accordance with Policy HOUS of the
Local Plan.

5.8 Although the Parish Council have raised concerns regarding the overdevelopment of the proposal, it
is considered that the revised scheme has addressed the previous refusal reason

Impact on the Setting of Listed Buildings & Conservation Area

59 Concerns were raised over the impact of the proposal on the Woodmancote Conservation area,
which the curtilage of the dwelling abuts the boundary of. The rear aspect would not be visible from outside of
the site. The front and side of the bungalow would be visible and the design is considered to be acceptable
and as such would not have a harmful impact on the selting of the conservation area.

5.10 The impact on the nearby Listed Buildings has also been assessed. The closest and only one with a
view is Rose Farm located to the south east of the site. The site is well screened and Rose Farm is located
approximately 38m away. Given the size and scale of the proposal it is not considered that it would resultin a
harmful impact on the setting of Rose Farm.

511 The Conservation Officer has been formally consulted on both conservation and listed building issues
and raised no objections.

Impact on neighbouring living conditions

5.12  Policy HOUS states that development will only be permitted if the proposal does not have an
unacceptable impact on adjacent property in terms of bulk, massing, size and overlooking.

513  Concerns have been raised by the Parish Council that dormer windows and Velux windows are
intrusive and would overlook properties on Stockwell Lane. Concerns have also been raised regarding the
proposed Velux windows on the rear elevation and the potential of overlooking and loss of light to the
neighbouring Cressy Cottage and the potential loss of light to No.3 Beverley Gardens.

514  The proposed dormer windows and Velux style windows to the side elevation overlook the street
(Stockwell Lane) and towards the rear elevations of the opposite dwellings approximately 40m away.
Although the plot rises to a higher level than the adjoining Stockwell Lane and the windows are located on a
prominent elevation, it is considered that there is sufficient screening by way of malure trees, hedges and
domestic fencing on both sides of the lane. It is therefore considered that the windows are sufficiently
distanced from all other neighbouring properties to avoid any significant detrimental impact on amenity in
terms of overshadowing, overbearing impact or overlooking/loss of privacy.

515 The two new Velux Windows on the rear elevation would serve an en-suite and landing on the first
floor. In terms of the impact on the adjacent property, Cressy Cottage, there is considered to be an
acceptable impact and obscure glazing could be controlled by appropriate planning condition if required, in
order to protect the residential amenities of both the neighbours and occupiers of the existing property.
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516 The proposed 1.5 storey side extension would be a larger depth and height than the existing single
storey garage which is proposed for demolition. The north side of No.1 is a blank side elevation and as such
the increase in mass and bulk presented to this side would not be overly harmful. In terms of loss of light,
although the proposed extension moves closer to the boundary it is not considered to result in a detrimental
loss of light to the rear garden of No.3, given the existing screening between the two properties.

517  With reference to the planning history of the site, the previous application, although refused on the
grounds of poor design of the dormer windows, the impact of overlooking was considered at that time and
given that no material changes have occurred on site since that time it would be unwarranted to issue refusal
on residential amenity grounds here.

Other Matters

518 The Parish Council have raised an objection in terms of the impact of the dormer windows on the
neighbouring properties within the Area of Outstanding Natural Beauty (AONB). The proposed dormer
windows are not orientated towards any properties located within the AONB. The application site is situated
some 105 metres {approximately) from the boundary of the AONB.

6.0 Conclusion

6.1 While the concerns of the Parish Council are noted, it is considered that the revised scheme would
be of an acceptable size, scale and design and would have an acceptable impact on the surrounding area.
Furthermore, it is considered that the revised scheme has addressed the previous concerns in terms of size,
scale and design of the dormer windows and would have an acceptable impact upon the living conditions of
occupiers of neighbouring properties. For these reasons the proposal is considered to accord with the
National Planning Policy Framework and Policy HOUS of Tewkesbury Borough Local Plan 2011 - March 20086
and is recommended for Permit.

RECOMMENDATION Permit
Conditions:

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

2 The development hereby permitted shall be carried out in accordance with the details within the
application form and approved drawings No. BG3-01-04 REV A & BG3-01-03 REV A received by the
Local Planning Authority on the 12th February 2016

3 The external malerials of the proposed extensions/alterations shall match as near as possible the
materials of the existing dwellinghouse.

4 No work shall start until detailed drawings of the proposed dormer windows, at a minimum scale of
1:10, with full size moulding profiles at a minimum scale of 1:5 and material details have been
submitted to and approved in writing by the Local Planning Authority and the dormers shall be
constructed in accordance with the approved drawings.

Reasons:
1 To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.
2 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).
3 To ensure that the extension is in keeping with the existing building in accordance with Policy HOUS
of the Tewkesbury Borough Local Plan to 2011 - March 2006.

4 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.
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Note:
Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has sought to
determine the application in a positive and proactive manner offering pre-application advice, detailed
published guidance to assist the applicant and published to the council's website relevant information
received during the consideration of the application thus enabling the applicant to be kept informed
as to how the case was proceeding.
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14/01233/FUL Part Parcel 7346, Evesham Road, Bishops Cleeve 9

Valid 07.08.2015 Proposal for 26 dwellings (Use Class C3), together with associated
landscaping, open space, access and infrastructure.
Grid Ref 395734 228468
Parish Bishops Cleeve
Ward Cleeve St Michaels Comparo Ltd
15 The Inner Courtyard
Whiteway Farmhouse
Whiteway
Cirecester

RECOMMENDATION Delegated Permit

Policies and Constraints

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policies GNL2, GNL8, GNL11, HOU1, HOU4,
HOU13, TPT1, TPT3, TPT6, TPT11, EVT2, EVT3, EVT5, EVT9, LND2, LND7, RCN1, RCN2, NCN5
NPPF

Planning Practice Guidance

Joint Core Strategy - Submission Version (November 2014)

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 Parish Council is opposed to large scale future housing developments in Bishop's Cleeve. This has
the support of 70% of residents who responded to consultation during the drafting of the Community Led
Plan

- Bishop's Cleeve has already experienced significant expansion in the last 30 years. Since 2011 it has
had 1467 residential units identified and permitted for development.

- The Parish Council does not believe that, at this time, the infrastructure in Bishop's Cleeve could sustain
any further development.

- The Parish Council believes that over the next few years the village needs to have time to embed the
new developments already agreed and foster community cohesion.

- The A435 is already heavily congested at peak times. The housing already approved on the Homelands
development will exacerbate this congestion. The above application would add further congestion.

Revised plans:

- The Parish Council remain opposed to the application. In addition to the previous comments, express
concern regarding sewage infrastructure and storage and dirty water infrastructure.

Natural England - No objection. Consider it unlikely that the proposal will significantly affect the Cotswold

AONB. Offer standing advice on protected species.

Highways Officer - No objection subject to conditions.

County Archaeologist - No objections.

Gloucestershire County Council - No objections subject to contributions towards education.

Environmental Health - No objections.

Severn Trent - No objections subject to a condition requiring the submission of foul and surface water

drainage details.

Flood Risk Management Engineer - No objection subject to conditions.

Housing Enabling and Policy Officer - No objections.

Local Residents - None received.

Planning Officers Comments: Mr John Hinett

1.0 Introduction
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1.1 The site comprises a parcel of land on the northern edge of Bishops Cleeve. The site measures
approximately 1.5 ha and is bounded to the west by a vehicle dismantling yard and to the east by large scale
arable fields, the southern area of which are currently being developed to provide 450 dwellings, {also known
as Homelands), with outline planning consent for up to 450 further dwellings, referred {o as the Homelands 2
development. The boundaries currently comprise a mix of hedgerows and fencing. The southern boundary
is formed by the rear gardens of residential properties located on Evesham Road.

1.2 There is a track which runs along the eastern boundary of the site. There is currently no right of public
access into, nor along the boundaries, of the site.

2.0 Relevant planning history

2.1 There is no planning history relating to the application site. However, the following planning applications
relate to land immediately to the east of the site:

2.2 Qutline planning application 10/01005/0UT for approximately 450 dwellings and ancillary development

including access was allowed an appeal in 2012. The application also proposed:

- Provision of a local centre comprising 450 SQ.M of use classes A1 to A5,

- 500 SC.M employment,

- Community hall (use class D1),

- 700 SQ.M health, leisure and nursery accommoaodation (use D1 and D2),

- Strategic parkland (including allotments and orchards) public open space facilities and ancillary
landscaping.

A number of reserved matters applications pursuant to the outline consent have been approved.

2.3 Delegated authority was given at planning committee in April 2016 to permit application 15/01177/FUL
for the erection of 71 dwellings (access from Evesham Road}, with public open space and other associated
infrastructure on a site immediately adjacent to the western boundary of the current application site, subject
to the completion of a Section 106 Legal Agreement.

2.4 A further Outline planning application for proposed development at Stoke Road (Ref: 15/00166/0UT)
submitted by Gladman Developments for up to 265 dwellings was refused at planning committee on April
20186.

3.0 Current Application

3.1 The application seeks full planning permission for the development of 26 dwellings (Use Class C3),
together with associated landscaping, open space, access and infrastructure.

3.2 The application proposes that 9 of the dwellings (35%} would be affordable comprising six. 2 bedroomed
dwellings and three 3 bedroomed dwellings.

3.3 The scheme also proposes a communal area of landscaped open space, a surface water atienuation
pond and road infrastructure to provide vehicular and pedestrian access to dwellings.

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 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.
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4.3 From 6 April 2015 new rules have been introduced regarding the pooling of contributions secured by s106
agreements. The Planning Practice Guidance sets out that from that date, no more contributions may be
collected in respect of a specific 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 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' development, 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,
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.

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 {0 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.

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 has 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 relevant
sections of this report.

Other Material Considerations
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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 developmenl 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 envirenmental. 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

5.10 The NPPF requires local planning authorities io demonstrate an up-to-date five year supply of
deliverable housing sites. Where there has heen 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 demonsirate 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
demonsirably 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 confributing 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 Settlement Audit (September 2014). It is a settlement 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 uses}.

6.3 The application site is immediately adjacent to the consented Homelands 2 scheme and would be
accessed via it. Residents of the proposed scheme would therefore have easy access to the services and
facilities proposed as part of that scheme and also the public transport and footpath / cycle links to those
within Bishops Cleeve and also Chellenham. It is concluded therefore that the site would be 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, at this time, the infrastructure
in Bishop's Cleeve could not sustain any further development. The Parish Council believes that over the next
few years the village needs to have time to embed the new developments already agreed and foster
“community cohesion."”
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7.3 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. 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 to employment and services, which would be well integrated into
pleasant environments.”

7.4 Itis also the case that the emerging Borough Plan (eBP) includes the application site as the only 'Rural
Site Option' for Bishops Cleeve. However, the eBP is at an early stage and can therefore only be given very
limited weight. Furthermore, the "Approach to rural sites" background paper suggests that commitments at
Bishop's Cleeve already exceed the development appropriate 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 spatial
strategy. Furthermore, there is no clear evidence from statutory consultees to indicate that the addition of 26
more dwellings at Bishops Cleeve would place undue strain on infrastructure and facilities.

7.5 ltis material that delegated authority has recently be given to permit 71 dwellings on an adjacent site.
However, in view of the above, (and notwithstanding the status of the Borough Plan and background paper),
Officer opinion is that the addition of a further 26 dwellings in addition to the 1521 already allowed
{Homelands 1 and 2, Cleevelands and Redrow) would be 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 Landscape and Visual Impact

8.1 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 states 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.

8.2 Alandscape and visual appraisal (LVA) has been submitted with the application which points out that the
consented 'Homelands' development will occupy the land directly to the west, south and east sides of the
development therefore reducing the site's sensitivity. Furthermore, the LVA considers that as a result of the
area's relatively flat nature and the presence of field hedgerows & trees, the site is largely filtered from
surrounding nearby views by intervening vegetation or built form, resulting in a low inter-visibility within its
surroundings. The LVA argues that from the elevated footpaths on the Cotswold scarp the site is barely
discernible and the proposed development would be seen within the existing urban context. The LVA
concludes that as a result of the site's location with urban form on three sides (existing/proposed) and
increased vegetation to the north, the landscape & visual impact of residential development would be
minimal.

8.3 The application proposes the retention of existing trees and hedges, including an existing strong tree
lined hedge running the full length of the eastern boundary of the site (see proposed landscaping scheme).
Subject to a condition requiring the retention of those existing trees and hedges Officers conclude that there
would not be any significant landscape harm resulting from the development. However, as is the case with all
new residential development, there would be some landscape harm and this is a matter that must be put into
the planning balance to weigh against proposal.

9.0 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 facilitating social interaction and creating healthy, inclusive communities.

1060



All applications for new housing are required to include a design and access statement explaining the design
rationale. Policy SD5 of the Joint Core Strategy Submission Version (November 2014) similarly seeks good
design reflecting the guidance.

9.2 Although not part of the original proposal for the neighbouring Homelands 2 development, the
applicants' Design and Access Statement (DAS) recognises that the site would relate to it which provides
immediate context for the development. However, the DAS emphasises that the current proposal is for
residential units that are larger than those permitted for Homelands 2 - the aim being "to provide & different
dwelling type and thus add to the mix of accommodation in the area”. The layout would be organised around
four distinct groups of buildings comprising two courtyards with dwellings also located along an area of public
open space that would run along the eastern boundary and to the southern end of the site. The dwellings
would be orientated to maximise solar gain with roof slopes being able to accept solar panels. The dwellings
would comprise mainly large detached dwellings.

9.3 Officers had some concerns regarding the original layout which it was considered would have resulted in
some compromised relationships between the proposed dwellings with some of the units being in close
proximity to the rear gardens of neighbouring dwellings resulting in unacceptable overlooking/
overshadowing. It was also considered that the arrangement of dwellings on the eastern boundary of the site
would have presented their side elevations and garages to the road and footpath, and to the main entrance
into the site. Officers considered that this arrangement would have comprised a missed opportunity to
provide additional surveillance of the public right of way and an attractive, outward facing frontage to the
proposed area of open space and site entrance. Officers also had concerns that in places the rear garden
areas of the proposed dwellings were rather small.

9.4 Inresponse the applicant has submitted a revised layout which seeks to address those concerns. The
number and mix of dwellings has been changed and now proposes five 4 bedroomed dwellings; six 4
bedroomed dwellings, ten 3 bedroomed dwellings and six 2 bedroomed dwellings (26 units in total). Units 11,
12 and 19 have been orientated to face the internal road way and now provide an attractive entrance into the
site and surveillance of the open space. Although not significantly different to the original layout, the
amendments have now resulted in a more acceptable relationship between the proposed dwellings with a
greater degree of separation between each of the dwellings. The arrangement of windows has also been
organised to avoid the overlooking (see revised layout). A 'density plan’ has also been provided showing
the density and garden size relative to parcels of the consented scheme neighbouring the site (Homelands
2). The plans show that the proposal would have a density of 24 dwellings per hectare (dph) - lower that than
the neighbouring scheme, and with average gardens of similar sizes.

House types

9.5 The proposed house types would have a fairly traditional form with standard pitched roofs, but would
incorporate a more contemporary arrangement of windows and doors and propose coloured rendered walls,
slate tiles, timber windows and Cotswold stone boundary walls. The resultant appearance of the dwellings
would be more 'bespoke' than the scheme on the neighbour Homelands development which the DAS states
is the deliberate, the intention being to set the application scheme apart from the Homelands development.
The dwellings would comprise a mix of detached and semi-detached dwellings with an average ridge height
around 8.5m.

9.6 itis concluded therefore that the revised layout and house design is acceptable and the proposal is
considered to accord with the guidance set out in the NPPF in relation to good design.

10.0 Living Conditions

10.1 Paragraph 123 of the NPPF states that planning decisions should, amongst other things, aim to avoid
noise from giving rise to significant adverse impacts on health and quality of life as a result of new
development. 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.

10.2 The site is located adjacent to a vehicle breakers yard. Whilst the business no longer operates from
site, the use remains the last lawful use in planning terms and the activities could recommence without the
need for planning permission. At the time the current application was submitted this presented a significant
issue as clearly proposing houses in such close proximity to a breakers yard would potentially result in an
unacceptable relationship. Since that time however events have moved on and delegated authority has been
given to permit redevelopment of the breakers yard to residential development (subject to completion of the
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section 106 agreement - 15/01177/FUL). Although it is true to say that that scheme does not yet have full
consent and has not been implemented, Officers consider there is a reasonable prospect that it will be.
Subject to a 'Grampian’ condition that would prevent commencement of development of the current scheme
until development has commenced on the ‘Redrow' scheme (15/01177/FUL), the proposal is considered
acceptable in this regard.

10.3 The layout of dwellings for application 15/01177/FUL took into account the proposed layout of the
current application to ensure that the back-to-back distances were acceptable and did not result in any
overlooking or loss of privacy.

11.0 Transport

11.1 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. 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.

11.2 The County Highways Authority (CHA) have assessed the submitted details and comment that the site is
accessed via Homelands 2, the access from the Homelands 2 spine road through to this development is
considered suitable to serve a development of 26 dwellings. Given the size of the Homelands 1 and 2
developments, it is not considered that 26 additional dwellings will have a material impact on the operation of
the network.  Following the receipt of additional information the CHA consider that it has been demonstrated
that adequate forward and junction visibility is available throughout the layout and that parking provision is
sufficient. The carriageway widths are suitable for a shared surface layout and a refuse vehicle and two cars
can negotiate the layout. A condition is recommended to ensure that the forward visibility splays around the
bends are not obstructed, as these splays are not within the highway.

Parking

11.3 The plans show that a total number of 48 car parking spaces plus 25 garage spaces (63 spaces in total)
for the 26 dwellings. An additional 5 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.

12.0 Affordable Housing

12.1 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 adopled
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.

12.2 The application proposes that 35% of the dwellings (6 no. 2 beds and 3 no. 3 beds) would be affordable.
These are proposed to comprise a split of 6 social rented units and 3 shared equity units. The applicant
argues that an overall provision of 35% of affordable housing is sufficiently justified in this location, especially
given that the proposal has seen a greatly increased provision of the smaller 2-bed units.

12.3 The Strategic Housing and Enabling Officer has assessed the proposal and is satisfied that the
proposed number of affordable dwellings is acceptable and proposes an acceptable size, mix and tenure.
Subject to the above being secured via a Section 106 Legal Agreement the Housing Enabling and Strategy
Officer has no objection to the proposal.

13.0 Open Space, Outdoor Recreation and Sports Facilities

13.1 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.
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13.2 The proposal for up to 26 dwellings would generate a requirement for 0.15ha of open space, of which
0.09ha should be playing pitches in accordance with the requirements of Local Plan Policy RCN1 and Playing
Pitch and Outdoor Sports Assessment and Strategy.

13.3 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 £43,513 (£9,324 for
playing pitches and £34,189 for changing facilities) would be required for playing pitches and changing
facilities. The contribution would go towards facilities at the Cheltenham Road recreation area.

13.4 In terms of the balance of open space required, a further area of 560sq.m would be required. The
layout shows an area to the site frontage. However, this would provide for landscaping rather than useable
public open space. A contribution of £769 per dwelling is therefore sought towards existing provision within
Bishops Cleeve.

13.5 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 26 dwellings, demand
has been identified for local sports facilities. In order to address these demands, the following contributions
have been sought:

* Contribution towards the Cleeve Sports Centre- £11,321.

13.6 These contributions could be secured through a section 106 legal agreement and would not breach the
pooling requirements set out at paragraph 4.3 above.

14.0 Community, Education and Library Provision

14.1 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.

14.2 With regards to education, following consultation with Gloucestershire County Council, it is advised that
the demand for pre-school facilities would be minimal and there are currently likely to be sufficient facilities to
meet the demand from new residents. In terms of primary requirements, it is advised that contributions
towards the local Primary School would be required in order to accommodale the additional 6.5 primary
pupils forecast to be generated by the development. A contribution of £75,998 has therefore been requested
towards primary education.

14.3 With regards to secondary education, the proposed development would generate demand for 3.9
secondary pupils and therefore a contribution of £69,545 has been requested towards secondary education.

14.4 Due to the scale of the proposal Gloucestershire County Council does not make a request for
contributions towards public libraries.

14.5 Coniributions towards recycling and dog bins and signage have also been requesled.

14.6 In terms of the need for other community facilities, the Council's Community Planning and Partnerships
Officer has been in consultation with the Parish Council who have expressed a need for benches/seating
within area of Public Open Space. The applicant confirms agreement to the contributions, subject to the
Council being able to demonstrate CIL compliance. The matters therefore are still effectively under
negotiation but the above requests would not breach the pooling requirements set out at paragraph 4.3
above.

15.0 Flood Risk and Drainage

15.1 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 urban drainage systems (SUDS) criteria. Policy INF3 of
the Joint Core Strategy (November 2014) replicates the advice in the NPPF.

15.2 The adopted Flood and Water Management Supplementary Planning Document has a number of key
objectives which similarly refiect the advice and guidance contained in the NPPF and it Practice Guidance.
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15.3 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, drains and artificial sources,
and downstream flood risk.

15.4 The FRA confirms that the site is iocated within Flood Zone 1, which indicates that it has a low
likelihood of flooding. The application site currently comprises grasstand with an area of 1.43 ha and the
impermeable area on the post construction site would be approximately 0.9 Ha. The FRA confirms that
there would be litlle or no risk of flooding from fluvial and tidal, a low risk from groundwater sources, and a
manageable risk from overland flows sewers/land drains and artificial sources. It is acknowledged that there
is a risk to the development and downstream properties from overland flows generated by increased rates of
run-off from impermeable surfaces proposed on the site. Therefore, to prevent increased flood risk, it is
proposed that runoff rates from the site would be restricted to existing greenfield rates.

15.5 In terms of surface water drainage it is proposed that discharge would flow into an un-named
watercourse to the south of the site (referred to as 'Scuth Stream') at greenfield rates via a surface water
connecting sewer to be requisitioned from Severn Trent Water. A sustainable drainage system is proposed
to attenuate development runoff to these rates using a combination of methods including;

- Tank sewers

- Cellular storage

- French drains and,

- Water butits

15.6 In terms of foul drainage it is proposed that the site would be drained via an adoptable sewer laid along
the secondary access to discharge into the existing foul tank sewer in the neighbouring 'Homelands' access
road to the south of the site.

16.7 The FRA concludes the site is suitabie for the proposed development and that drainage infrastructure
can be incorporated into the design sufficient not to increase the risk of flooding to the site and downstream.

15.8 Following consultation, the Environment Agency comment that the site is located in Flood Zone 1 and
on this basis offer only standing advice.

15.9 Severn Trent also confirm they have no objections to the proposal,

15.10 The Council's Flood Risk Manager has also assessed the scheme and comments that he has no
objections in principle to the proposal provided that the requirements of the 'The SuDS Manual’ are integrated
and adhered to in the detailed design scheme. A condition is therefore recommended requiring this.

16.0 Ecology and Nature Conservation

16.1 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 Policy NCN5 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.

16.2 The application has been supported with an Ecological Assessment which assesses the ecological
impact of the proposed development. The assessment considers that, apart from the hedgerows, the
habitats present within the application site are of limited ecological interest. It is considered that losses to
habitats within the proposed development footprint could be fully mitigated through the retention of existing
features (including the majority of the hedgerows within the application site) and the provision of areas of new
landscaping within the proposed development.

16.3 The assessment concludes that the majority of the application site is of limited value from an ecology
and nature conservation perspective and that subject to the implementation of the recommended mitigation
measures {including: new landscape planting, ensuring lighting avoids direct lighting of features of potential
value for bats and avoiding development during nesting season), there would be no adverse effects on any
designated siles or protected species as a result of development at the application site. Moreover, that the
proposed development would offer enhancements for biodiversity over the existing situation, and would
therefore fully accord with current legislation and policy pertinent to ecology and nature conservation.
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16.4 Subject to a condition requiring an ecological management plan, the proposal therefore considered to
be acceptable in this regard.

17.0 Archaeology and Cultural Heritage

17.1 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.

17.2 The County Archaeclogist has assessed the application and noted that investigation of land to the
immediate east of the application site (Homelands) resulted in the discovery of an area of later prehistoric
settlement. There was therefore concern that significant archaeological remains might also be present within
the application site. The County Archaeologist therefore requested additional field evaluation be carried out.
In response the applicants provided an additional Archaeological Evaluation report which confirmed that the
prehistoric enclosures observed in the adjacent field do not continue into the proposed development area.

17.3 The County Archaeologist has assessed the additional repart and concludes that the proposed
development area has low potential to contain any significant archaeological remains. Consequently, the
County Archaeologist recommends that no archaeological investigation or recording should be required in
connection with the proposal.

18.0 Overall Balancing Exercise and Conclusions

18.1 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 Framework taken as a whole;
or where specific policies in the Framework indicate development should be restricted.

18.2 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. In terms of the economic
benefits, it is now widely accepted that new housing developments bring benefits during the construction
phase and through the additional spending power in the local economy as a result of the increased
population. The sccial benefits of providing additional market and affordable housing is also well accepted.
In environmental terms, the development would have limited landscape harm and potentially some
environmental benefits through enhanced opportunities for bio-diversity.

18.3 The application demonstrates that other matters such as the impact in terms of ecology, noise,
drainage and archaeology are acceptable, or can be made so by planning conditions and there would be no
adverse impacils that would significantly and demonstrably outweigh the benefits of granting planning
permission, when assessed against the policies of the Framework as a whole,.

18.4 It is not considered that the development of an additional 26 dwellings in Bishops Cleeve could be
considered to undermine the emerging Joint Core Sirategy or pre-determine the location of strategic
development. Furthermare, 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.

18.5 Itis concluded therefore that, subject to resolution of the matters identified above, the economic and
social benefits would outweigh any environmental harm resulting from development and, based upon the
three-stranded definition of Sustainable Development within the NPPF, the proposal would represent a
sustainable form of development.

19.0 Conclusion

19.1 Itis therefore recommended that permission be delegated to the Bevelopment Manager subject: 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 - 35% provision.

* Education - £145,543 for prirmary and secondary education requirements.

* Off-site sports provision {playing pitches and changing facilities) - £43,513.

* Off-site contribution towards play facilities of £769 per household.

* Off-site contribution of £11,321 indoor sports facilities.
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* Community - a contribution towards community related facilities remains under negotiation.
* Recycling - £50 per dwelling
* Dog bins & signs - 1 bin per 45 houses at £350 per bin. 1 sign per 10 houses at £50 per sign.

RECOMMENDATION Delegated Permit
Conditions:

1 The development hereby permitied 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.

2 Notwithstanding the submitted details, no development shall take place until details of existing and
proposed ground levels and ground floor slab levels of the buildings hereby permitted, relative to
Ordnance Datum Newlyn, have been submitted to and approved in writing by the local planning
authority. The existing and proposed ground levels shall demonstrate that the finished floor level of
all buildings shall be 300mm above the propased ground level. 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 and 1o ensure the dwellings are not as
risk of flooding.

3 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.

4 Notwithstanding the subrmitied details, 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.

5 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 attractive in the interests of amenity.

6 No development shall take place 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 autharity,

Reason: - In the interests of conserving bio-diversity in accordance with the NPPF and Policy NCN5 of the
Tewkesbury Borough Local Plan - March 2006.
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No development shall take place until details of the provision of fire hydrants served by the mains
water supply, including a timetable for their provision, have been submitted to and approved in writing
by the local planning authority. The fire hydrants shall be provided in accordance with the approved

details.

Reason: - To ensure that fire hydrants are provided in suitable locations within the development in the

interests of community safety in accordance with Policy GNL11 of the Tewkesbury Borough Local
Plan to 2011 - March 2006.

Prior to the first occupation of any of the dwellings hereby permitted, an External Lighting Strategy
shall be submitted to and approved in writing by the local planning authority, and development shall
be carried out in accordance with the approved details. Thereafter no external lights shall be installed
on the dwellings or anywhere else within the appeal site otherwise than in accordance with the
approved External Lighting Strategy, unless the written approval of the local planning authority has
first been obtained.

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

accordance with Palicies LND4 and EVT2 of the Tewkesbury Borough Local Plan to 2011 - March
2006.

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 in accordance with Policy EVT3 of the Tewkesbury
Borough Local Plan - March 2006.

Notwithstanding the provisions of the Town and Country (General Permitted Development) Order
1995 {or any Order revoking and re-enacting that order), no planting or structures above 600mm
shall be placed within the forward visibility splays as shown on plan PL111A, and shall be maintained
as such thereafter.

Reason: - In the interests of highway safety, in accordance with paragraph 32 and 35 of The Framework.

11

No development shall take place, including any works of demolition, until a Construction Method
Statement has been submitted to, and approved in writing by, the local planning authority. The
approved Statement shall be adhered to throughout the construction period. The Statement shall:
i. specify the type and number of vehicles;

ii. provide for the parking of vehicles of site operatives and visitors;

iii. provide for the loading and unloading of plant and materials;

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

v. provide for wheel washing facilities;

vi. specify the intended hours of construction operations;

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

Reason: - To reduce the potential impact on the public highway and accommodate the efficient delivery of

12

goods and supplies in accordance paragraph 35 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

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.
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13

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, suitable and secure access is achieved and maintained for all people that

14

minimises the conflict between traffic and cyclists and pedestrians in accordance with the National
Planning Policy Framework 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.

The applicant is advised that to discharge the above condition 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. No works shall commence on site
(other than those required by this condition) on the development hereby permitted until the first 10m
of the proposed access road, including the junction with the existing highway and associated visibility
splays, has been completed to at least binder course level.

Reason: - To minimise hazards and inconvenience for users of the development by ensuring that there is a

15

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 dwellings shall not be occupied until the vehicular parking and turning facilities have been
provided in accordance with the submitted plan and those facilities shall be maintained available for
those purposes thereafter,

Reason: - To ensure that a safe, suitable and secure means of access for all people that minimises the

16

conflict between traffic and cyclists and pedestrians is provided in accordance with the National
Planning Policy Framework.

Development is not to begin until comprehensive evidence based drainage details, leading on from
the Flood Risk Assessment submitted and including a SuDS/drainage management plan, have been
submitted and approved by the authority. These should fully incorporate the principles of sustainable
drainage and improvement in water quality, along with a robust assessment of the hydrological
influences of the detailed drainage plan, including allowances for climate change. The scheme to
subsequently be implemented in accordance with the approved details before the development is
finished and put into use, and subsequently maintained to the required standard. In addition, that the
sewerage authority must first take any steps necessary to ensure that the public sewer will be able to
cope with the increased load, and there being in place adequate and appropriate sewerage facilities
to cater for the requirements of the development without increase of flood risk or ecological damage.

Reason: - To ensure that the development is provided with a satisfactory means of drainage; as well as

17

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.

No development hereby permitted shall be commenced until the development pursuant to planning
application reference number 15/01177/FUL on adjoining land on the eastern boundary of the
application site has lawfully commenced.

Reason: - To ensure that the lawful planning use of the adjoining breakers yard is extinguished in the

interests of residential amenity in accordance with Policy EVT3 of the Tewkesbury Borough Local
Plan - March 2006 and the guidance contained within 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 proaclive 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.

This decision relates to the revised plans received by the Local Planning Authority on the 4th and 7th
of August 2015,

The developer will be expected to meet the full costs of supplying and installing the fire hydrants and
associated infrastructure.

The proposed development will involve a sign to be erected on the public highway and the
Applicant/Developer is required to obtain a Licence from the County Council before commencing
those works.

The applicant is advised that to discharge the above condition (13) that the locat 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.
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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 | jnnsworth with Down Hatherley | G J Bocking
Badgeworth Badgeworth R J E Vines Down Hatherley | Innsworth
Boddington I[sbourne Buckland J H Evetts
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 MacTiernan
Oxenton Hill Gotherington Mrs M A Gore
Oxenton
Churchdown St St 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- Tewkeshury 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
g {Mythe Ward)
Coombe Hill Deerhurst D J Waters Twvni
o wyning
Elmstone M J Williams
::' airdl:v icke Winchcombe Alderton R E Allen
&9 Gretton Mrs J E Day
Longford .
Hawling J R Mason
. Stanwa
Sandhurst :
. Sudeley
Twigworth .
- Winchcombe
Uckington
Highnam with Ashleworth PW Awforc.l 11 May 2015
Haw Bridge Chaceley D M M Davies
Forthampton Please destroy previous lists.
Hasfield
Highnam
Maisemore
Minsterworth

Tirley




