et

Tewkesbury
Borough Council

APPENDIX A
Agenda Item No. 5A

TEWKESBURY BOROUGH COUNCIL

Schedule of Planning Applications for the consideration of the PLANNING COMMITTEE at
its meeting on 13 February 2018

{NORTH) {(SOUTH)
General Development Applications
Applications for Permission/Consent (566 - 607) {608 -651)
PLEASE NOTE:
I. 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.

X 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
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. (566 - 651)

of



Codes for Application Types

ouT Outline Application

FUL Full Application

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

CAC Application for Conservation Area Consent

LA3/LA4 Development by a Local Authority
TPO Tree Preservation Order

TCA Tree(s) in Conservation Area

National Planning Policy

National Planning Policy Framework (NPPF)

Technical Guidance to the National Planning Policy Framework

Planning Policy for Travelier Sites

Planning Policy Statement 10: Planning for Sustainable Waste Management

Planning Policy Statement 11: Regional Spatial Strategies



INDEX TO PLANNING SCHEDULE (RECOMMENDATIONS) 13th February 2018

Parish and Reference

Ashchurch Rural
17/01184/APP
Click Here To View

Bishops Cleeve
17/00449/0UT
Click Here To View
Bishops Cleeve
17/01293/FUL

Click Here To View

Churchdown
16/00738/0UT
Click Here To View

Great Witcombe
17/01223/FUL

Click Here To View
Hawling

17/01339/FUL
Click Here To View

Oxenton
17/01042/APP

Click Here To View

Southam
17/01348/FUL
Click Here To View

Stanway
17/01078/FUL

Click Here To View

Toddington
16/01025/FUL
Click Here To View

Address

Land South of A46 Pamington Lane Ashchurch

Local Centre Plots 7 & 8 Cleevelands
Bishops Cleeve

Land at Stallards Butts Evesham Road
Bishops Cleeve Cheltenham

Parcel 3745 Cheltenham Road East Churchdown

Land adjacent to Farthing Cottage Farm Lane
Great Witcombe Gloucester

Tug Hill House Hawling Cheltenham

Crane Hill Farm Woolstone Cheltenham

Kayte Farm Southam Lane Southam Cheltenham

Land off Broadway Road Part Parcel 9070
Toddington

Wellington Meadows Olde Lane Toddington

Recommendation
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Delegated Permit
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Delegated Permit
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Permit
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Permit

Refuse

Delegated Permit

[tem/page number

11

10

593

645

611

623

608

598

604

618

J66

517



Winchcombe
17/00187/FUL
Click Here To View

Winchcombe
17/00188/LBC
Click Here To View

The Abbey Old House Cowl Lane Winchcombe

The Abbey Old House Cowl Lane Winchcombe

Permit

Consent
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17/01078/FUL Land off Broadway Road, Part Parcel 9070, Toddington 1

Valid 05.10.2017 The erection of 6 dwellings with associated vehicular access.
Grid Ref 404906 232502
Parish Stanway
Ward Winchcombe Mr W Holmes
C/O Agent

RECOMMENDATION Refuse
Policies and Constraints

National Planning Policy Framework

Planning Practice Guidance

Joint Core Strategy (2017): Policies SP1, SP2, SD4, SD7, SD10, SD12, INF1
Tewkesbury Borough Local Plan to 2011 (March 2006):

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

Area of Qutstanding Natural Beauty

Consultations and Representations

Toddington Parish Council - No objection, but concern that it does not reflect the linear style of the
existing village and is an urban style development that could set a precedent thus eroding the character and
identity of the village.

County Highway Authority - No objection subject to conditions in relation to parking and turning, access,
footway links and visibility.

County Archaeologist - No objection. No archaeological investigation or recording required in connection
with this scheme.

Environmental Health - No objection, subject to the erection of an acoustic fence on the eastern boundary
to mitigate noise from the Gloucestershire & Warwickshire steam railway.

Urban Design Officer - Objection in principle - Development in the village generally addresses the main
road and is of single depth plot. This proposal goes against the settlement patterns and represents back land
development, which can feel isolated and disconnected. In design terms the dwellings would be visually
contained, their appearance is appropriate and the layout respects residential amenity.

Landscape Officer - Object - The development would encroach into the rural surrounding countryside
setting of this part of Toddington village that is within the AONB and provides part of the foreground setting to
the Cotswold AONB escarpment. The development would erode and weaken the existing rural soft edge to
the village. The inter-visibility of the proposal would increase in winter months particularly from the main
viewpoints along the norther highway approaches to the village.

Housing Enabling Officer - If the total floor space created by the development exceeds 1000 square
metres 40% affordable housing should be sought.

Wales & West Utilities - No objection.
Severn Trent Water - No objection subject to conditions to deal with foul and surface water drainage.

Local Residents - The application was advertised by means of a site notice. Three letters of abjection have

been received. The matters raised are summarised below:

-~ Proposal for 11 dwellings rejected because it was an estate, but the proposed six houses with the
existing consent for 2 dwellings is 8, which amounts to the same.

- 39 houses are permitted/ under construction in the village which already exceeds the 15 previously
identified in the proposed Tewksbury Borough Plan. An additional 6 dwellings would be gross
overdevelopment.

~ Piecemeal development of our Hamlet making it feel like an urban not rural area.
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- Development will be out of character with Toddington. The design does not adopt the linear layout of the
village or modest dwellings characteristic of a country village.

- Government wantis to preserve the rural charm and character of villages in the AONB.

- The site is elevated above the B4077 and B4632 and would be conspicuous and visible over a distance
to the detriment of the AONB.

- Increased pressure on educational and health services: Didbrook schoal is full and is not on a bus route.
Doctors surgery at Winchcombe struggling to cope.

- Additional car movements generated will add to traffic, noise and pollution.

~ The new road junction close to the existing roundabout will be hazardous; vehicles queue down the road
at rush-hour.

- There would be light pollution from the new dwellings.

-~ Concerns about drainage/ sewage systems not being able to cope,

- Site straddles a high pressure gas pipeline which could be hazardous.

-~ Hard to see how the development contributes to sustainable growth.

- Only one site notice posted which may account for low number of objections.

Councillor Mason has requested Committee determination to assess the impact of the development
on surrounding properties.

Planning Officers Comments: Catherine Ashby
1.0 Introduction

1.1 The rectangular site forms part of a larger agricultural field, laid to grass, sited to the rear of
Harrington House and four new dwellings currently under construction along the frontage of the B4077, To
the west lies the B4362 with residential properties beyond. To the northwest and directly abutting the site
planning permission was granted to the same applicant for two new dwellings but construction has not
commenced. An agricultural building is sited on the western side which is owned by the applicant. To the
east in a cutting lies the line of the Gloucestershire and Warwickshire steam railway and to the north is
cultivated, open agricultural land. A mains gas pipeline runs north/south under the site.

1.2 The site is accessed off an existing track from the B4362 and there is an existing lay-by off the
B4362 which lies adjacent to the site.

1.3 The site is located adjacent to Newtown/Toddington which is identified as a Service Village within the
Joint Core Sirategy (JCS). The site is located within the Cotswolds Area of QOutstanding Natural Beauty
(AONB).

2,0 Planning History

2.1 Two detached dwellings were granted planning permission on a smaller site to the north of
Harrington House and fronting the B4632 on 11/04/2017 to the same applicant (ref: 15/01359/FUL). The site
is located to the north of the proposed access road into the current application site. The applicant submitted
amended plans for two dwellings after officers confirmed that the original proposals for 11 dwellings on a
larger application site were unacceptable. The wider site for 11 dwellings includes a large proportion of the
current application site.

2.2 A S73 application was subsequently received and approved in respect of the above permission for
two dwellings (ref: 17/00524/FUL). The application proposed to reposition the access to the south of the
dwellings further south along the B4632 by varying condition 2. The vehicular access provides access to
agricultural land and buildings to the east of the dwellings. The application also proposed alterations to the
dwellings facilitating the provision of an additional two bedrooms at second floor ievel and a dormer on the
rear elevation. This increased the gross floor space of each dwelling to approximately 369 square metres.

23 A further §73 application has been received and is currently under consideration in respect of the
permissions for the two approved dwellings (ref: 18/00032/FUL).The application seeks to add ‘orangery'
extensions to the rear of each dwelling, increasing the gross floor space of each dwelling to 397 square
metres.
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3.0 Current Application

3.1 Full planning permission is sought for the erection of six detached, two-storey dwellings. The
dwellings would be accessed off the B4362 via a new access road to the north of the proposed dwellings
and become a private road where it serves the last two units. The access road would benefit from a large
turning head sited over the gas main/ easement. Four dwellings would have integrated garages and two
would have no garages. Two car parking spaces per dwelling is proposed to the front of each dwelling.

3.2 Four of the dwellings would be 4-bedroom properties and two 5-bedroom. All would have pitched
roofs and would be crientated such that the principal elevations face north onto the proposed new estate
road. The dwellings would be principally faced in stone and roof finishes would be in reconstituted stone tiles.

33 The applicant submitted additional plans following discussions with the County Highway Authority
concerning access and visibility arrangements.

4.0 The Community Infrastructure Levy Regulations

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

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

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

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

5.0 Policy Context

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be
determined in accordance with the development plan unless material considerations indicate otherwise.
Section 70 (2) of the Town and Country Planning Act 1990 provides that the local planning authority shall
have regard to the provisions of the development plan, so far as material to the application, and to any other
material considerations. The key consideration in assessing the principle of development therefore are the
existing and emerging plans for the area and Government policy in respect of new housing development.

52 The Joint Core Strategy {(JCS) was adopted in December 2017 and is part of the Development Plan
for the area. Various policies in the JCS superseded some of the policies in the Tewkesbury Borough Local
Plan (TBLP) to 2011 which had hitherto been saved by the Secretary of State.

5.3 The JCS sets out the key spatial policies for the JCS area over the period of 2011-2031 and the
preferred strategy to help meet the identified level of need. Policy SP1 sets out the overall strategy
concerning the amount of development required, and Policy SP2 sets out the distribution of new
development. These two policies, combined with Policy SD1 on the economy, provide the spatial strategy for
the plan. This strategy, together with its aims, is expressed in relevant policies throughout the plan and will
be supported by forthcoming district plans and neighbourhood plans.

5.4 Tewkesbury Borough's needs (at least 9,899 new homes) will be provided through existing

commitments, development at Tewkesbury Town in line with its role as a market town, smaller-scale
development meeting local needs at Rural Service Centres and Service Villages,
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55 Policy SP2 provides that in the remainder of the rural area Policy SD10 will apply to proposals for
residential development. Toddington (including New Town) is identified as a Service Village in the settlement
hierarchy of Policy SP2.

5.6 Policy SD10 sets out that an sites that are not allocated, housing development and conversions to
dwellings will be permitted on previously-developed land in the existing built-up areas of Gloucester City, the
Principal Urban Area of Cheltenham and Tewkesbury Town, rural service centres and service villages except
where otherwise restricted by policies within district plans. Housing development on other sites will only be
permitted subject to certain exceptions, none of which apply in this case, as set out below - (see section 6).

57 The saved policies of the TBLP also comprise part of the Development Plan for the area in respect
of the application site.

58 Other material policy considerations include National Planning Guidance contained within the
National Planning Policy Framework (NPPF). The NPPF aims to promote sustainable growth and requires
applications to be considered in the context of sustainable development and sets out that there are three
dimensions to sustainable development: economic, social and environmental.

- the economic role should contribute to building a strong, responsive and competitive economy;

- the social role should support strong, vibrant and healthy communities; and

- the environmental role should protect and enhance the natural, built and historic environment.

These roles should not be undertaken in isolation, because they are mutually dependant.

5.9 Paragraph 12 of the NPPF clarifies that it does not change the statutory status of the development
plan as the starting point for decision-making. Proposed development that accords with the development
plan should be approved, and proposed development that conflicts should be refused unless other material
circumstances indicate otherwise. In this case the presumption is against the grant of planning given the
conflict with Policy SP10 and as such permission should be refused unless material circumstances indicate
otherwise.

5.10 Paragraph 14 of the NPPF sets out that at the heart of the NPPF there is a presumption in favour of
sustainable development and that for decision-taking this means (unless material considerations indicate
otherwise) that development proposals that accord with the development plan should be permitted without
delay; and that where the development plan is absent, silent or out-of-date, permission should be granted
subject to certain caveats.

5.11 In terms of housing delivery, the NPPF sets out that local authorities should use their evidence base
to ensure that their Local Plan meets the full, objectively assessed needs for market and affordable housing.
Paragraph 49 sets out that housing applications should be considered in the context of the presumption in
favour of sustainable development.

512  The Council is able to demonstrate a five year housing land supply and therefore, aside from
approving development proposals that accord with the development plan without delay (unless material
considerations indicate otherwise), the presumption in favour of sustainable development set out in
paragraph 14 of the NPPF does not apply.

513 Framework Paragraph 115 advises that 'great weight’ should be given to conserving the landscape
and scenic beauty of AONB's. The advice regarding conservation and enhancement of the beauty of the
AONB landscape is reflected in Policy SD7 of the JCS.

5.14  Other relevant Development Plan policies and that of the NPPF are set out in the appropriate
sections of this report.

6.0 Analysis
6.1 The main issues are considered to be the principle of the development in this location, the form,

character and design, the landscape impact, the impact on highway safety, the impact on residential
amenity, drainage, noise, affordable housing and planning obligations.
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Principle of the development

6.2 Toddington (including Newtown) is a named Service Village in the JCS. Policy SP2 states that
Service Villages will accommodate lower levels of development, proportional to their size and function, and
also reflecting their proximity to Cheltenham and Gloucester. New development is to be allocated through the
Tewkesbury Borough Plan and Neighbourhood Plans.

6.3 The NPPF states that housing applications should be considered in the context of the presumption in
favour of sustainable development and to promote sustainable development in rural areas housing should be
located where it will enhance or maintain the vitality of rural communities. Toddington/ Newtown contains
some services facilities including a village hall, a shop and a public house and is serviced by bus routes to
larger centres.

6.4 The Framework also recognises the need to support economic growth in rural areas in order to
create jobs and prosperity by taking a positive approach to sustainable new development {paragraph 28) and
also that opportunities to maximise sustainable transport solutions will vary from urban to rural areas and that
there is a need to balance this against other objectives set out in the Framework, particularly in rural areas.
Although it is accepted that the new residents would to a large extent be reliant on the car, this would be in
commeon with all the Service Villages and is not sufficient reason in itself to prevent any further residential
development in such communities. Rather, it is one of the many considerations that need to be taken into
account when assessing specific proposals.

6.5 The application must nevertheless be considered on its own merits in the context of the current
Development Plan.

6.6 The proposal is considered to be in clear conflict with Policy SD10 of the JCS, which allows for
housing on previously-developed land in the existing built-up areas of ... Tewkesbury Town, rural service
centres and service villages except where otherwise restricted by policies within district plans. In the context
of the current application, the site is not previously developed land. Furthermore, it's location on the edge of
the settlement is not considered to fall within what could be considered to be the "existing built up area’ of the
village.

6.7 Outside such areas, and any allocations in the Development Plan, Policy SD10 sets out certain
exceptions such that new housing development will only be permitied where:

i. ltis for affordable housing on a rural exception site in accordance with Policy SD12, or

ii. Iltisinfilling within the existing built up areas of the City of Gloucester, the Principal Urban Area of
Cheltenham or Tewkesbury Boraugh's towns and villages except where otherwise restricted by policies
within district plans, or

iii. MItis brought forward through Community Right to Build Orders, or
iv. There are other specific exceptions/circumstances defined in district or neighbourhood plans.

6.8 It is considered that the site does not meet any of these exceptions. In relation to criteria (i), (iii) and
{iv} it is not promoted as a rural exception site, it has not been brought forward through a Community Right to
Build Order; and there are no policies in existing development plans which allow for the type of development
proposed.

6.9 In relation to criterion (i} the judgement is whether the site is considered to represent 'infilling” within
the 'existing built up area' of Toddingtorn/ New Town. The reasoned justification of the JCS {paragraph
4.11.5) states that, "for the purpose of this policy (4 ii), infill development means the development of an
under-developed plot well related to existing built development”. The NPPF does not contain a
definition of infilling. The generally accepted definition in planning terms (often cited by Planning Inspectors
in decisions) is "the development of a small gap in an otherwise continuous built-up frontage, or the small-
scale redevelopment of existing properties within such a frontage.”

6.10  As described above, the site is agricultural land in the open countryside located on the edge of the
settlement. By its very nature it forms part of the rural setting of the village but is not considered as falling
within the existing built up area of the village. Its location on the edge of the settlement means that it is, by
definition, adjacent to existing and permitted housing development (located to the south and west), but this is
not considered sufficient justification in itself to redefine the site as an underdeveloped plot. Furthermore, the
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placement of six dwellings on the site is not considered small scale in the context of what might ordinarily be
considered to represent 'infill' development. The application site is therefore considered contrary to Policy
SD10 (4 ii) as it does not fulfil the JCS definition of infill development in a village. :

6.11  The applicant argues to the contrary due to the location of dwellings to the south , permitted (but not
constructed) dwellings to the west and the presence of the railway cutting lo the east. They suggest that the
railway cutting is 'built development’ and that this would result in the site being well-related to built
development on three sides. This argument is not considered to hold weight as the railway cutting is long-
established and well integrated into the surrounding landscape to the extent that it is not apparent as built
development and does not therefore fulfil the JCS definition.

6.12  ltis clear that the proposal does not meet the JCS strategy for the distribution of new development
since it is in conflict with Policies SP2 and SD10. In spite of the location of the site on the edge of 2 named
Service Village, with access to local services and facilities, the failure of the site to fulfil the definition of an
'infill’ site means that it is not automatically considered to be suitable for housing development in principle.

6.13  Furthermore, in the current planning policy context the Council can demonstrate a five year supply of
deliverable housing sites and the Development Plan is not absent, silent or out-of-date in respect of new
housing development.

6.14  The JCS states that the role of Service Villages is to provide in principle for some limited residential
development proportionate to its size and function. It is notable that Toddington/ Newtown has recently
accommodated a significant quantum of new housing growth in fulfilling this role. A total of 39 new dwellings
have received consent in the ‘New Town’ part of the settlement within close vicinity to the application site,
representing 20% growth over and above the number of existing dwellings in the village. Indeed, committed
housing developments within the Service Villages as a whole have already delivered almost all the 880
dwellings required in Policy SP2 of the JCS, despite the end of the plan period being some 13 years hence.

6.15 Therefore, notwithstanding the need for suitable and sustainable sites to come forward to maintain a
robust five year housing land supply, it is clear that there is no urgent need at this present time for the site in
relation to the contribution it could make to the rolling supply of housing, in Toddington/ New Town or the
Service Villages overall. Promotion of the site would instead be more appropriate via the current review of
the Development Plan as part of the spatial strategy for the Borough as a whole.

6.16 The applicant claims that the Council's decision to refuse permission for the development would be
wholly inconsistent with its previous recent decisions to grant permission for new housing in the village,
including on the adjacent site where two dwellings have been permitted. However, each case must be
considered on its own merits and in the current policy and housing land supply context. Previous permissions
were granted at a time when the Council could not demonstrate a five year supply of deliverable housing
sites and the presumption in favour of sustainable development applied. That is not the case now. The
presumption is in favour of refusal given the conflict with the development plan. Furthermore, as explained
above, these recent permissions amount to a substantial contribution of housing land supply by Toddington/
New Town as a Service Village. It does not follow that previous decisions, in an entirely different policy
context, set a future precedent for unrestricted provision of housing in the village when it is clear that there is
no current urgent need for additional sites in the context of the Service Village or wider housing land supply.

6.17  ltis considered that the conflict with the Development Plan set out above is therefore a matter that
weighs heavily against the proposal.

Form, character and design of the development

6.18  Policy SD4 criterion (i) of the JCS requires that new development should respond positively to, and
respect the character of, the site and its surroundings, enhancing local distinctiveness, and addressing the
urban structure and grain of the locality in terms of street pattern, layout, mass and form. It should be of a
scale, type and density and materials apprapriate to the site and its setting. This advice is consistent with the
one of the Core Principles of the NPPF which seeks to secure high quality design that responds to local
character and history, reflecting the identity of local character and surroundings (paragraph 58). It is also
proper to promote or reinforce local distincliveness (paragraph 60).

6.19  The surrounding area is characterised by traditional two-storey detached/semi-detached dwellings
with pitched roofs which are in a linear form fronting the highway and of a single plot depth, set back from the
highway with a front garden/driveway and generous rear gardens. The traditional dwellings are generally
modest in scale.
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6.20  The Urban Design Officer advises that proposed location, layout and density of the development
would not reflect the traditional settlement pattern of the village and represents a back land form of
development. This is accentuated by the fact it would only be accessible via a new access road off the main
highway running to the north of the proposed dwellings. Development of this nature can feel isolated and
disconnected from the existing settlement and can lead to an unnecessary encroachment into the
countryside. Notwithstanding the siting/ layout/ density, the design, scale and appearance of the proposed
dwellings are considered acceptable in the local context.

6.21  The applicant has responded to the Urban Design Officer's comments citing the 33 dwellings that
have been granted permission along the B4077, to the east of west of the Toddington roundabout, as an
example of a development that does not address the main road network. They consider this example of the
evolution of the form and character of the village should be a strong material consideration.

6.22  Itis acknowledged that the B4077 development is a departure from the traditional design patiern of
the village as the site was formerly a greenfield site free of development, However, the new development is
not piecemeal back land development but has been designed as a distinctive new extension to the village
that references but does not entirely replicate the traditional settlement pattern. Importantly, the design
creates a strong frontage to the highway with dwellings in well-spaced plots reflective of development on the
oppasite side of the road, with the rear plots collectively but not substantially deeper than the existing urban
form. It is considered a positive design response to the extension of a small village that reinforces local
distinctiveness and is not justification for the gradual erosion of the traditional form and character of the
village by isolated pockets of back land development that encroach into the surrounding countryside setting,
as proposed in the current application.

6.23  Inconclusion it is considered that the proposed back land development is not a positive design
response as it would not reflect the traditional form, layout and density of the village. It would not therefore
reinforce local distinctiveness or the character and appearance of the village and its surroundings. It is
therefore contrary to Policy SD4 of the JCS and the objectives of the NPPF and is a matter that weighs
heavily against the proposal.

Impact on the landscape of the AONB

6.24 The site is located wholly within the AONB and the proposal would be visible from a number of public
vantage points as well as from private property. The NPPF states that great weight should be given to
conserving landscape and scenic beauty in AONBs which have the highest status of protection in relation to
landscape and scenic beauty. Policy SD7 of the JCS reflects this advice.

6.25  The application site is in a prominent location when entering Newtown from the north along the
B4632, albeit the site is partly screened by existing vegetation and is read against the backdrop of dwellings
to the south.

6.26  The Landscape Officer objects to the scheme as it would encroach into the rural surrounding
countryside setting of this part of Toddington village that is within the AONB and provides part of the
foreground setting to the Cotswald escarpment. The uncharacteristic form of back land development, as
described above, through encroachment would erode and weaken the existing rural soft edge to the village.
The inter-visibility of the proposal would increase in winter months particularly from the main viewpoints
along the northern highway approaches to the village.

6.27  Due to the prominence of the site, a scheme was previously rejected by Officers for an application
for 11 dwellings by the same applicant on a slightly larger site (occupying the whole of the agricultural field),
including a 6 metre wide driveway to the north, on the grounds that it would have an unacceptable impact on
the landscape of the AONB. On the advice of Officers this scheme was scaled back to two detached
dwellings that address the highway frontage, which was considered an appropriate design response to this
sensitive site. It was however acknowledged that the scheme would resuit in limited harm to the AONB.

6.28  The current application occupies a slightly reduced footprint than that of the proposed 11 dwellings.
However, when combined with the two approved dwellings to the west the development would total 8
dwellings and, in actual fact, represents a very similar footprint. The impact of the development on the AONB
is not therefore substantively different to the scheme for 11 dwellings that was previously rejected by
Officers.

572



6.29  The issue of the impact of an infill development on the AONB has been examined in a recent appeal
decision on an adjoining site to the south for a single dwelling {Land at Ashgrove, Toddington). In the
decision the Inspector notes the existing spacious and open character of the village as a distinctive atiribute
of this developed part of the AONB. He considers that the development would result in an uncharacteristic
row of dwellings in closer proximity to each other than most in the area, which would cause unacceptable
harm lo the character and appearance of the surrounding area, including the AONB. As such it would be
contrary to policies SD6 and SD7 of the JCS which together require development to, amongst other things,
avoid detrimental effects on types, patterns and features which make a significant contribution to the
character of a settlement or area, and for all development in the AONB to conserve and, where appropriate,
enhance its landscape, scenic beauty, wildlife, cultural heritage and other special qualities. It would also be
contrary to the Framework in respect of paragraph 115 and paragraph 17 which states that planning should,
amongst other things, take account of the different character of different areas. He concluded that the
unacceptable harm that would be caused to the character and appearance of the surrounding area, including
the AONB, would not be a sustainable form of development.

6.30  Whilst the current application represents a back land form of development rather than the frontage
development it is considered that the harms cited in the 'Ashgrove' appeal decision apply equally to the
current application. As already explained in this report the proposed development by reason of its siting,
form and design would not reflect the traditional form, layout and density of the village. It would not therefore
enhance local distinctiveness or the character and appearance of the village and its surroundings. The
encroachment into the rural setting of the village would cause it to be prominent from key viewpoints on the
northern approach to the village and in the foreground setting to the Cotswolds AONB escarpment.
Accordingly, it is considered that the development would cause unacceptable harm to the character and
appearance of the surrounding area including the landscape and scenic beauty of the Cotswolds AONB and
this is a matter that weighs heavily against the proposal.

impact on highway safety

6.31 Policy INF1 of the adopted JCS requires developers to provide safe and accessible connections to
the transport network to enable travel choice for residents and commuters. The County Highway Authority
has been consulted on the application and does not object to the proposal subject to the imposition of
conditions to secure parking and turning, access, footway links and visibility.

6.32  Each unit provides off-street parking for 2- 3 cars and this level of parking is considered acceptable.
The applicant has demonstrated through the submission of additional plans that the required vehicle tracking
and visibility splays can be achieved to the satisfaction of the Highway Authority.

6.33 A number of local residents have raised concerns about the safety of the access in proximity to the
junction with the Toddington roundabout but, as stated, the Highway Authority is satisfied that the
appropriate visibility splays can be achieved.

6.34  Inlight of the above, it is considered that the proposed development would have an acceptable
impact on highway safety subject to relevant conditions.

Impact on residential amenity

6.35 The NPPF requires new development to be designed to have regard to its impact on the amenity of
existing and future residents, which is reflected by Policy SD4 (ii} of the JCS. The application site adjoins the
back gardens of residential properties to the south one of which is owned by the applicant, one is privately
occupied, and four are currently under construction/ unoccupied. No objections have been received on the
grounds of impact on residential amenity.

6.36 The proposed dwellings are two-storey, detached properties with rear facing windows. The rear
gardens vary between 10 and 12 metres in length between the rear elevation of the dwelling and the rear
boundary. The length of rear gardens of the dwellings they back on to is similar and results in a distance of
between 21m and 26m between the rear facing elevations of the existing and proposed dwellings. These
distances are considered to be broadly acceptable in terms of potential overlooking/ loss of privacy between
dwellings. Whilst some dwellings would benefit from existing mature boundary freatments some plots do not.
The rear boundary treatments are not indicated on the plan but these could be conditioned together with a
landscaping scheme to provide increased screening between rear gardens.
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6.37 It is considered that the proposed dwellings would not have an unacceptable impact on existing
residents by reason of overbearing or over-dominating impact. On balance there would not be an
unacceptable detrimental impact on the living environment of existing/ future occupiers.

Drainage

6.38  Concerns have been raised about the drainage of the site and capacity of the existing sewerage
system to cope with the number of dwellings proposed. Severn Trent Water has not raised any objection to
the proposed scheme but require conditions to deal with the foul and surface water drainage. A condition
could be imposed to secure a comprehensive evidence hased detail drainage design including a
SuDS/drainage management plan.

Noise

6.39  The Environmental Health Officer has raised concerns that the proximity of the Gloucestershire and
Worcestershire steam railway to the east, could give rise to a reduction in amenity by reason of noise. It is
suggested that an acoustic fence could be constructed along the eastern boundary to mitigate the impact. In
considering this request it is noted that the GWR railway is an amenity railway that operates intermittently
and the housing development to the south of the application that is currently under construction was not
required to provide any acoustic screening. Furthermore, the erection of an acoustic fence would represent a
visual intrusion into the AONB and exacerbate the harms identified above. On this basis it is not considered
the requirement for an acoustic fence as part of the development would be reasonable.

Affordable Housing

6.40 Policy SD12 of the JCS sets out that on sites with a maximum combined gross floor space of greater
than 1000 sqm a minimum of 40% affordable housing will be sought within the Cheltenham Borough and
Tewkesbury Borough administrative areas. The Tewkesbury Borough Council Affordable Housing SPG
states: "An application for planning permission for development that forms, or might at some fufure date
become part of, a more substantial development, will be trealed as an application for planning permission for
part of the more substantial development and the appropriate threshold will apply. In line with recent
planning appeal decisions this wilf apply even if the applicant does not have a legal interest in part of the
larger site, as fong as there is a possibility that the larger development could take place”.

6.41  Whilst the proposal is for only six dwellings, the combined gross floor space of the development
amounts to approximately 1500 square metres. The scheme in itself therefore triggers the requirement for
affordable housing in accordance with policy SD12 of the JCS.

6.42 A previous application {ref: 15/01359/FUL) for 11 dwellings, and which included the current
application site, was reduced to 2 two-storey dwellings following Officer objections. A revised approved
scheme for 2 three-storey dwellings (ref. 17/00524/FUL) amounted to approximately 738 square metres of
combined gross floor space. It is notable that a further revised scheme is currently under consideration which
would increase the combined gross floor area of the 2 dwellings to 794 square metres. None of the iterations
of this scheme trigger the threshold for affordable housing.

6.43  Of particular relevance to this application is the case of Westminster City Council v F.5.S. and
Branlord which outlines the tests to be applied in determining whether two proposals are phased parts of a
larger whole. These tests are: (i) are the siles within the same ownership (ii) are the sites a single site for
planning purposes and (iii) whether the proposals constitute a single development.

6.44 Interms of the first test, the sile for the 2 approved dwellings and current application was entirely
within the original red line site plan for the initial application for 11 dwellings. The scaled down permission for
2 dwellings, permitted in April 2017, resulted in a reduction of the red line site plan. The original and scaled
down site was all in the ownership of the applicant in this case. In respect of the second test it is considered
that, as the current scheme is sited immediately adjacent to the previous site, the sites can be considered as
a single site for planning purposes. This is also relevant in respect of the third test in that the scheme can
easily be read to constitute a single development.

6.45 Of nole in this respect is an appeal at the Kings Head site in Norton (ref: 15/00639/FUL) where the
applicant contested the reason for refusal relating to affordable housing. The application sought to construct
additional dwellings adjacent to the existing permission for dwellings but the applicant refuted the Council's
view that this constituted a single development for affordable housing purposes. The Inspector dismissed
the appeal, which was subsequently challenged unsucecessiully in the High Court.
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6.46 The Strategic Housing and Enabling Officer has requested 40% affordable housing be provided as
part of the current application. However, in planning terms it is considered that the site forms part of the
larger development with the adjacent housing. On that basis, the recently approved 2 dwellings should be
taken into account in calculating the affordable housing liability which would increase from 2.4 affordable
dwellings to 3.2 affordable dwellings.

6.47 Inlight of the above it is considered that the current application and the previously permitted site for
2 dweliings constitutes a single site for planning purposes and for the assessment as to what affordable
housing contribution is required. No affordable housing contribution has been put forward and as such, the
proposal is contrary to Policy SD12.

Other matters

6.48 Concerns have been raised concerning the danger posed to residents of the location of a high
pressure gas main on the eastern side of the site. The [ayout of the site has been designed to take account
of the required easement around the gas main. The development will be required to be implemented in
accardance with the advice of the statutory undertaker and the Construction Design and Management
Regulations and should not therefore pose any undue risk.

7.0 Conclusions

7.1 It is acknowledged that there would be benefits arising from the proposal in respect of the
contribution to the economic and social elements of sustainability as defined in the NPPF which must be
afforded some weight. However, this would be limited by the scale of the development and the fact that the
Council can demonstrate a five year housing land supply. Further the development would not adversely
impact on residential amenity, drainage nor would it be prejudicial to highway safety.

7.2 Nevertheless, the location of the site is contrary to Policies SP2 and SD10 of the JCS, which seek to
promote development in more sustainable locations, and it would result in unacceptable harm to the
character and appearance of the village and to the landscape and scenic beauty of the Cotswolds AONB.
Furthermore it would not make suitable provision towards affordable housing. It is considered that the harms
identified in this report are not outweighed by other considerations and the application is therefore
recommended for REFUSAL.

RECOMMENDATION Refuse
Reasons:

1 The proposed development conflicts with Policies SP2 and SP10 of the Gloucester, Cheltenham and
Tewkesbury Joint Core Strategy 2011 -2031 {December 2017} in that the proposed development
does not meet the strategy for the distribution of new development in Tewkesbury Borough and the
application site is not an appropriate location for new residential development.

2 The proposed backland development would cause unacceptable harm to the traditional character
and appearance of the village and its surroundings by virtue of its location, form, layout and density
that would not enhance local distinctiveness. As such the proposal conflicts with Policy SD4 of the
Gloucester, Cheltenham and Tewkesbury Joint Core Strategy 2011 -2031 (December 2017) and the
NPPF.

3 The proposed development would cause unacceptable harm to the landscape and scenic beauty of
the Cotswolds Area of Qutstanding Natural Beauty by virtue of its impact on the traditional character
and appearance of the village, encroachment into the rural edge and prominence in key viewpoints.
As such the proposal conflicts with Policy SD7 of the Gloucester, Cheltenham and Tewkesbury Joint
Core Strategy 2011 -2031 (December 2017) and the NPPF.

4 The application does not provide housing that would be available to households who cannot afford to
rent or buy housing available in the existing housing market. As such the proposal conflicts with
Policy SD12 of the Gloucester, Cheltenham and Tewkesbury Joint Core Strategy 2011 -2031
{December 2017).
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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 enabiling the applicant to be
kept informed as to how the case was proceeding. However, as a consequence of the clear conflict
with Development Plan Policy no direct negotiation during the consideration of the application has
taken place.
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16/01025/FUL Wellington Meadows, Olde Lane, Toddington 2

Valid 21.09.2018 Proposed agricultural building
Grid Ref 403403 232776
Parish Toddington
Ward Isbourne Mr W Holmes
Harrington House
Stow Road
Toddington
GL54 5DT

RECOMMENDATION Delegated Permit
Policies and Constraints

Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
National Planning Policy Framework

Planning Practice Guidance

Adopted Joint Core Strategy (AJCS) - Policies SD7, INF1 and INF2
Tewkesbury Borough Local Plan to 2011 - March 2006 - Policy AGRS

TBC Flood & Water Management SPD (Adopted December 2014)

Cotswolds AONB

Toddington Manor Registered Park Grade |

Flood Zones 2 & 3

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

Toddington Parish Council (summarised) - Objection to the original proposal on the basis that the proposal
would result in significant harm to the historic parkland of Toddington Manor, and the wider setting of the
Cotswolds AONB. No comments have been received in relation to the revised proposal.

County Highways - No objection to the revised proposal.

Land Drainage - No comments received.

Landscape Officer - The revised proposal, which is significantly smaller than the previous scheme, is
acceptable in landscape terms and does not negatively affect the landscape setting of the registered park.
No objection subject to conditions.

Conservation Officer - No objection to the revised proposal subject to standard material considerations.

Historic England - No comments received for the revised proposal. No objection raised to previous
iterations on heritage grounds although it was questioned why the building can't avoid the flood zone without
being located centrally within the field.

County Archaeologist - The revised proposal has low potential to have any adverse impact on
archaeological remains therefore it is recommended that no archaeological investigation or recording is
required in connection with the scheme. No further observations.

The Garden Trust (via Gloucestershire Garden and Landscape Trust (GGLT) (summarised) - On the
basis of the consultation responses made by Heritage England and the Council's Conservation Officer, it is
recognised that the strength of any heritage refusal is seriously compromised. GGLT regrets this is yet
another element in the decline in the heritage and aesthetic value of Toddington Manor's listed parkland.

Natural England - No objection.
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Public Representations - Fourteen letters of objection have been received over the course of the

application. The following comments have been received in relation to the original and revised proposals:

- The site is located in the AONB

- Understand that no building should take place in historic parkland and AONB.

- Concerns relating to size and design of building.

- Subject to flooding from the river and surface water.

- Why was agricultural building allowed in 1994 and not built.

- No form of agriculture in operation over last 20 years.

- Never seen sheep in the fields in last 2 years.

- Proposed location ideal situation for a domestic dwelling.

- Building could be easily converted to a dwelling.

- Qlde Lane in poor condition and unsuitable for farm traffic

- Build area will disturb ecological interests at the site.

- The owner of the land has no right of way over the private lane 'Olde Lane’ which is the only access to
the land.

- There is no requirement for a permanent shelter an this site.

- Ancient trees would be in danger of damage and need full protection.

Planning Officers Comments: Mrs Helen Stocks
1.0 Application Site

1.1 The application site lies to the north of Olde Lane in Toddington and comprises a 1.4 hectare field
located immediately east of the River Isbourne (see attached site location plan). The site is located within
the Cotswolds Area of Outstanding Natural Beauty (AONB) and comprises land within Flood Zones 2 and 3.

1.2 The application site also sits within the boundary of Toddington Manor Registered Park and Garden
(Grade I1), and is within the wider setting of Grade | Toddington Manor, the Toddington Manor Gatehouse
Scheduled Ancient Monument (SAM), and the Grade | Church of St Andrew; just outside the designated park
but within 300 metres of the proposed building.

1.3 The site itself is relatively flat and has become overgrown with vegetation, including a number of trees
spread across the site, with several mature Wellingtonia sited along the north-east boundary. There are
open fields to the east of the sile, the closest of which contains a field shelter and stables, and residential
properties to the south-east, accessed from Olde Lane.

2.0 Planning History

2.1 In October 1994 planning permission was granted for the erection of a barn to be used for the storage of
hay and as a winter shelter for lambs (ref: 94/6064/0802/FUL). The siting of the building was to the front of
the site, along the south boundary with Olde Lane. The building itself was never constructed although the
concrete hardstanding had been laid and remains in place. This is deemed to constitute a material operation
which signifies the start of development. As such, the 1924 permission is deemed to be extant and could be
implemented.

2.2 More recently, planning permission was refused in February 2016 for the erection of a detached
agricultural building which was to be sited in the same location as the previously approved 1994 scheme {ref:
15/00828/FUL). The reasons for refusal include the significant harm to the setting of the historic parkland
and AONB, flood risk and impact on trees.

3.0 Current Application

3.1 The current application seeks planning permission for the erection of an agricuitural building in the centre
of the field with an access track from Olde Lane. The proposed building is required for the keeping of
livestock (namely sheep) and for the associated storage of hay, feed and farming equipment.

3.2 The application has been subject to various revisions, with the original proposal for an open-sided
structure with a footprint of 60 square metres. Revised plans were then submitted in August 2017 for a
larger building (14 metres by 8 metres, providing a floorspace of approximately 112 square metres) that
would be enclosed on three sides with concrete panels and timber boarding. This revision did not alter the
siting of the proposed building but sought to provide an apron covering (70 square metres) to the front of the
building.

378



3.3 The latest revision (submitted January 2018) is more akin to the original scheme although it would be a
three bay open-fronted building with a fooltprint of 60 square metres (10 metres by 6 melres). It would have
shallow pitched roof, with an eaves and ridge height of approximately 3.1 metres and 4.4 metres
respectively. External materials would comprise green stained timber boarding and dark green coloured
metal roof sheets (see attached plans).

3.2 The access track would require a new entrance to be created off Olde Road. This would utilise the
existing area of concrete hardstanding within the site to create the entrance and would extend 90 metres in
length 3 metres in width. The proposed track would be construcled using cellular grasscrete mesh system.

4.0 Policy Context

4.1 Section 3 of the NPPF seeks to support a prosperous rural economy through the sustainable growth and
expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings
and well designed new buildings. This section also looks to promote the development and diversification of
agricultural and other land-based rural businesses.

4.2 Section 10 of the NPPF relates to climate change and flooding. It makes clear that inappropriate
development should be directed away from areas at highest risk of flooding. Planning Practice Guidance
(PPG) requires the application of the sequential test in cases where the proposed development is located in
flood zones 2 and 3 unless the proposal relates to minor development or change of use. This is in ling with
the requirements of Policy INF2 of the AJCS which reiterates that development proposals must avoid areas
at risk of flooding in accordance with a risk-based sequential approach.

4.3 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. [f follows that great weight should
be given to conserving the landscape and scenic beauty of Areas of Outstanding Natural Beauty.

4.4 Section 12 of the NPPF (Conserving and enhancing the historic environment) sets out that when
considering the impact of a proposed development on the significance of a heritage asset, great weight
should be given to the asset's conservation.

4.5 Policy AGRS5 (New Agricultural Buildings) of the Local Plan states that proposals for the erection of
agricultural buildings will be permitted provided that the proposed development is well related to existing
buildings in order to minimise adverse impact on the visual amenity of the area paying particular regard to
the AONB and SLA. Proposals should also be sympathetically designed and have adequate operational
access.

4.6 Policy INF1 of the AJCS requires all proposals to ensure safe and efficient access to the highway
network. It sets out that planning permission will be granted only where the impact of development is not
considered {o be severe.

4.7 The above local planning policies are considered to be consistent with the NPPF.

5.0 Analysis

Impact on Historic Environment and Cotswolds AONB

5.1 The application site is located within Toddington Manor Registered Park and the Cotswolds AONB and is
therefore an area of high landscape sensitivity. A number of concerns had been raised in relation to the
original proposal and the first revision (which increased the size of the proposed building) on heritage and
landscape grounds. It was contested that there was insufficient justification for an agricultural building to be
erected in such a sensitive location and the proposed access track would have a harmful impact on the
special landscape qualities of the Registered Park and Cotswolds AONB.

5.2 In response to these concerns, the applicant's agent submitted & second set of revised plans which
amended the size, scale and materials of the proposed building, reducing the footprint from 112 square
metres to 60 square metres. This reduction in size is deemed to be more proportionate to the need and size
of this particular land parcel and would reduce the visual prominence of the structure in the landscape, with
external facing materials to be green stained timber boarding and dark green metal roof sheets to assimilate
to surrounding trees.
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5.3 The latest revision has not amended the siting of the proposed building and it would remain centrally
placed within the site. The applicant's agent has submitted supporting information to justify this location
which, taking into account the site's constraints, is to avoid areas of the site at greatest risk of flooding {see
para 5.11) while also avoiding pockets of mature vegetation and the root protection areas (RPAs) of the well
established Wellingtonia trees which extend along the north-east site boundary.

5.4 It is considered that by virtue of the positioning and amended design, the proposed building would not
appear overly prominent in its surroundings as existing mature vegetation along the site boundaries would
provide a sufficient level of screening. The proposed building would be visible from Olde Lane but it is
considered that the reduced size of the building would not be intrusive or out of keeping with the rural
landscape. This is further aided by the use of a cellular grasscrete mesh system for the proposed access
track which is deemed more appropriate than a hard surfaced access road. The Landscape Officer is
satisfied that the use of grasscrete meshing would minimise the engineered appearance of the access track,
thus reducing its visual impact within Toddington Manor Registered Park and the AONB, and would not harm
the numerous mature trees within the site subject to a condition requiring works to be carried out in
accordance with the Arboricultural Implications Assessment submitted as part of the planning application.
For these reasons, it is considered that the proposed building would not result in significant visual harm to
the AONB landscape. The proposal is of a design which is common in AONB locations and external
materials can be controlled through relevant conditions. As such, the proposal is deemed to accord with
Policy AGRS5 of the Local Plan and Policies SD7 and SD8 of the JCS. Nevertheless there would be a degree
of harm as a result of the proposal and this would be exacerbated should the extant permission granted in
1994 be implemented. As the application is predicated on the basis that the current proposal would
effectively replace that permitted in 1994, it is reasonable that a section 106 obligation be agreed so that the
1994 permission is not fully implemented and that the existing hardstanding which was laid pursuant to the
permission is removed from the site.

5.5 In terms of the potential impact to heritage assets, including Toddington Manor Registered Park, the
Conservation Officer considers that the revised proposal has largely overcome the previous objection.

Whilst the in-principle reservations remain over the building's siting within the Registered Park, the
Conservation Officer considers the revisions to the scheme's size and design would result in less than
substantial harm to the significance of this heritage asset as the impact of the proposal would be relatively
localised in relation to the Park as a whole. In terms of nearby listed buildings, the impact of the proposal is
deemed to be neutral on the basis that the development is within a woodland setting which provides a
significant level of screening thus reducing the intervisibilty and prominence of the proposal in the setting of
the listed buildings. Historic England have not provided any comments on the latest revision but previously
concluded in relation to the first revision (for a much larger building) that the proposal would have a largely
neutral impact on the Registered Park and listed buildings by virtue of the building being largely screened
within historic woodland. As such, Historic England raised no objection to the proposal on heritage grounds.
Itis considered that the revised proposal is an improvement on the scheme previously considered by Historic
England and would continue to have a neutral impact on designated heritage assets. This recommendation
is also subject to the non-implementation of the 1994 permission and removal of the hardstanding.

5.6 Paragraph 134 of the NPPF sets out that where a proposal would lead to less than substantial harm to
the significance of a heritage asset, this harm should be weighed against the public benefits of the proposal,
including securing its optimum viable use. In this case, the main public benefits resulting from the scheme
would be the support to rural economic growth, with the provision of the agricultural building presenting an
opportunity for the application site to be effectively farmed and managed rather than continuing its existence
as overgrown scrubland which serves no real purpose and does little to enhance the Registered Park. It is
therefore considered in this particular case that the proposal would offer public benefits that outweigh the
less than substantial harm to the designated heritage asset in accordance with the NPPF.

Impact on Residential Amenity

5.7 The proposed building would be located approximately 115 metres north and 125 metres west of
residential dwellings. Given the separation distance and the likely traffic movements, it is not considered that
the proposal would give rise to a detrimental impact on residential amenities. It is however considered
necessary to impose a condition to restrict external lighting on the proposed building to protect the amenity of
nearby residents.
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Highways and Access

5.8 The proposal requires a new access point to be created onto Olde Lane, with a single track to be
constructed using a cellular grasscrete mesh system in order to provide vehicular access to the proposed
building. The County Highways Authority have been consulted on the proposal and comment that the
proposed access arrangements would involve a private road (Olde Lane) which is not maintained as public
highway. Nevertheless, the visibility from the proposed track to Olde Lane would conform to the required
standard and the impact of the increased traffic generation would be minimal. The proposal would not have
a severe impact on the highway in line with Policy INF1 of the JCS and no objection has therefore been
raised by County Highways.

5.9 It is recommended that a condition is imposed to ensure the building is only used for agricultural use and
not for any commercial purpose.

Floading

5.10 The application site is located in Flood Zones 2 and 3. As such, there is a requirement to apply the
Sequential Test (ST) to the proposed development in line with Policy INF2 of the AJCS, the NPPF and PPG.
Although agricultural land and buildings are classified as ‘Less Vulnerable Use' which could be suitable in
Flood Zones 2 and 3, it remains necessary to consider whether there are any alternative sites that could
accommodate the proposed development which are at lower risk of flooding. Thus, the overall purpose of
the Sequential Test is to steer new development to areas with the lowest probability of flooding.

5.11 The applicant's agent has undertaken and submitted a Sequential Test for the proposed development.
This considers all land within the applicant's ownership and assesses whether there are sequentially
preferable sites. It is concluded that while there is land within the applicant's ownership that is within Flood
Zone 1, this site has recently been refused planning permission (ref: 17/00758/FUL) due to harm caused to
the Cotswolds AONB by virtue of its siting. It should be noted that the current proposal and this previously
refused scheme are not directly comparable as although both intended for agricultural use, the refused
scheme was for a much larger building (approximately 297 square metres) which undoubtedly heightened its
visual impact on the AONB. Nevertheless, this alternative parcel of land is considered to be more visually
prominent in the landscape and it is advocated by the applicant's agent that a smaller building on this site
would not overcome the landscape constraints which means this site cannot be considered a reasonably
alternative. The submitted 'Flood Risk Sequential Test' (dated December 2017} is deemed to sufficiently
demonstrate the reasons why the proposed development cannot be accommodated on land at lower risk of
flooding.  As such, it is accepted that in these particular circumstances, the Sequential Test has been met.
Itis not necessary to apply the Exceptions Test given the proposal is for an agricultural building which is
defined as a 'Less Vulnerable Use'. This is in accordance with Policy INF2 of the AJCS and the guidance set
out in PPG Table 3: Flood risk vulnerability and flood zone ‘compatibility’ (Paragraph: 067 Reference ID: 7-
067-20140306).

5.12 In terms of flood risk within the site, the proposed building has been positioned wholly within Flood Zone
2. This has been a key consideration throughout the application process which has significantly influenced
the siting of the proposed building. Concerns have been raised in relation to the building's position within the
centre of the field, particularly as the extant 1994 permission is for a building to be sited along the southern
boundary of the site closest to Olde Lane. However, there have been a change in circumstances since the
1994 permission and this part of the site is now at greater risk of flooding and classified as Flood Zone 3. in
line with Policy INF2 of the AICS and the NPPF, new development should be directed to areas at lowest risk
of flooding which in this particular case in those parts of the site within Flood Zone 2. Furthermore it would be
a benefit of the current proposal subject to non-implementation of the 1994 permission and removal of the
hardstanding associated with it.

5.13 The Environment Agency (EA) has been consulted on the application but have not provided any
comments. Given the scale and nature of the proposal, it is not considered that the proposed building and
associated access track would exacerbate flooding or increase the ievel of risk to the safety of the wider
environment. Similarly, it is not deemed necessary in this case to require the development to incorporate
sustainable drainage systems (SuDS).

Agricultural Need

5.14 Concern has been expressed regarding the need for the development and the size of the proposed
building. The applicant's agent has submitted supporting information which indicates the proposed building
is needed for accommodating livestock, storing feed and agricultural equipment. It is noted that the applicant
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has reduced the size of the building at the request of the local planning authority and it is considered that the
reduced footprint is appropriate for the applicant's agricultural requirements, taking into account their wider
landholding.

6.0 Conclusion

6.1 The size, design and external materials of the proposed building have been amended over the course of
the application and it is considered that the latest revision presents an acceptable solution which meets the
agricultural needs of the land holding without causing undue harm to the landscape character and scenic
beauty of the Cotswolds AONB. The siting of the building within the centre of the field would not normally be
encouraged but there is clear justification for its positioning which, taking into account the site constraints, is
deemed acceptable in this instance. There remains an in-principle reservation to the proposed building
being sited within the Registered Park which would cause less than substantial harm to the designated
heritage asset. However, in line with Paragraph 134 of the NPPF, this harm has been weighed against the
public benefits of the proposal and it is accepted on balance that the provision of an agricultural building in
this locality would strengthen the rural economy and secure the optimal viable use of the land. This has
been factored into the planning balance and taking into account all other relevant national and loca! planning
policies, it is therefore recommended that permission is delegated to the Development Manager subject
to a s106 obligation being signed to secure non-implementation of the extant planning permission
reference 94/6064/0802/FUL and the removal of the existing hardstanding.

RECOMMENDATION Delegated 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: 18.30.001-PL0O01, 18.30.001-PL002 and 18.30.001-PL003, received by the Local Planning
Authority on 5 January 2018.

3 All external timbers shall be stained in a colour to be first approved by the Local Planning Authority in
writing and shall thereafter be maintained in the approved colour unless an alternative is approved in
writing by the Local Planning Authority.

4 Prior to the commencement of development, samples of the metal roof cladding proposed to be used
shall be submitted to and approved in writing by the Local Planning Authority. All materials used
shall conform to the sample(s) so approved.

5 The proposed access track shall be constructed of a cellular grasscrete mesh system in accordance
with the details submitted to the Local Planning Authority on 1 September 2017. The access track
shall thereafter be maintained in accordance with these details,

6 The development hereby permitted shall only be used for agricultural use and the storage of
associated equipment and feed and shall at no time be used for any commercial purpose (other than
agriculture) whatsoever, including for livery.

7 The development hereby approved shall be carried out strictly in accordance with the proposed
mitigation and recommendations detailed in Sections 3, 4 and Appendix 2 of the Arboricultural
Impact Assessment and Tree Protection Plan prepared by Bosky Trees (dated 1st September 201 6).

8 No external lighting shall be installed on this site except in accordance with full details which have
first been submitted to and approved in writing by the Local Planning Authority. All lighting shall
thereafter be maintained in accordance with the details so approved.

9 No portable buildings, van bodies, trailers, vehicles or other structures used for storage, shelter, rest
or refreshment, shall be stationed on the site without the prior approval in writing of the Local
Planning Authority.



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,

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

To ensure that the external appearance of the proposed development will be in keeping with the
character of the area in the interests of visual amenity in accordance with the NPPF.

To ensure that the external appearance of the proposed development will be in keeping with the
character of the area in the interests of visual amenity in accordance with the NPPF.

To preserve the rural character of the area and in the interests of visual amenity.

To ensure that no commercial business is established without the further consideration of the Local
Planning Authority in the interests of highway safety and residential amenity

To safeguard the root systems of the trees to be retained and in the interests of visual amenity and
the character of the area.

To minimise light pollution in order to protect the AONB, residential amenity and the rural landscape.

In order to protect the AONB and the rural landscape.

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating the size,
design and external appearance of the proposed building and the surfacing details of the proposed
access track.
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17/00187/FUL The Abbey Old House, Cowl Lane, Winchcombe 3

Valid 23.10.2017 Demolition of single storey wing, lean to glass house and low garden wall,
and erection of single storey extension
Grid Ref 402338 228362
Parish Winchcombe
Ward Winchcombe Mr David Gray
Abbey Old House
Cowl Lane
Winchcombe
Cheltenham
Gloucestershire

RECOMMENDATION Permit
Policies and Constraints

NPPF

Planning Practice Guidance

Joint Core Strategy (JCS} 2017 - Policies SD4, SD7, SD8, SD9

Tewkesbury Borough Local Plan to 2011 (TBLP) - March 2006 - Policies HENZ, HOUB
Winchcombe and Sudeley Neighbourhood Flan (WSNP) - Policies 5.1, 5.3, 5.5
Planning (Listed Buildings and Conservation Areas} Act 1990

Ancient Monuments and Archaeological Areas Act 1979,

Abbey Old House Grade |I” Listed Building NHLE ref. 1305465

Scheduled Monument of the Former Winchcombe Abbey (SM)

Winchcombe Conservation Area

Cotswolds Areas of Outstanding Natural Beauty (AONB)

Human Rights Act 1888 - Article 8 (Right to Respect for Private and Family Life)
The First Protocol, Article 1 (Protection of Property)

Consultations and Representations

Historic England: - No objection, although careful selection of materials and finishes will be critical to its
success.

Conservation Officer: - No objection subject to conditions in respect of: Walling sample panel (stonework),
roofing material sample, glazed screen details, joinery details (doors) and rainwater goods details.

County Archaeologist: - No objection.

Winchcombe Town Council: Objection. The proposed single storey extension sits incongruously alongside
the historic fagade in particular the three double patio doors are not in keeping. The height of the patio doors

should also respect the existing fenestration. In design terms the height of the roof may need to be higher. It

is important to get the advice of the Conservation Officer and County Archaeologist.

Planning Officers Comments: Catherine Ashby

1.0 Introduction

1.1 Abbey Old House is a Grade 1" listed building of medieval origins with extensive 20th Century
remodelling. It is located within the precinct of the former Winchcombe Abbey which was an important
monastic community in the Saxon and early medieval period. The Abbey complex is protected as a
Scheduled Monument (SM). The site also falls into the wider Winchcombe Conservation Area and Cotswolds

Area of Outstanding Natural Beauty (AONB). The dwelling is sited in the northern part of a large residential
plot and is accessed down a private drive off Cowl Lane that serves several residential properties.

2.0 Relevant Planning History

2.1 There is a long planning history associated with alterations to the listed building. Recent listed building
consent was granted in 2016 for the re-covering of the north roof elevation of the main house in Welsh slate.
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3.0 Current Application

3.1 The application proposes the demolition of a 20th Century single storey wing, lean-to conservatory and
a walled yard on the north-east elevation and its replacement with & modest single storey, double-pile
extension to create replacement living accommodation, to include some minor internal alterations. The
extension would cover the entire area of the existing courtyard. The alterations would be contained within the
domestic curtilage of the property.

3.2 The extension would be constructed in natural stone and the roof finished in Welsh slate and lead. The
sliding glazed doors would have minimal powder coated aluminium frames with oak posts in the opening.
Internal access to the extension would utilise the same double doors currently used to access existing single
storey wing. The external landscaping works proposed is minimal. A low-level garden wall would be removed
and an area of paving would be extended around the north-east corner of the extension o create a new
terrace area adjacent to the glazed openings.

4.0 Policy Context

4.1 Seclion 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 1290 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.

4.2 The development plan comprises the Joint Core strategy {2017), The Winchcombe and Sudeley
Neighbourhood Plan 2011 - 2031 and saved policies of the Tewkesbury Borough Local Plan to 2011 - March
2006.

4.3 Other material policy considerations include the National Planning Policy Framework (NPPF) national
Planning Practice Guidance.

4.4 Other relevant polices are set out within this report.

5.0 Analysis

Principle of the development

5.1 The application proposes a modest sized domestic extension. Policy HOUS of the TBLP is generally
supportive of this form of development subject to the satisfaction of the relevant policy criteria. The site is
subject to a number of constraints posed by local and national designations and the presence of heritage
assets (Listed Building, SM, Conservation Area, AONB). The significance of the impact of the development
on these constraints/ assets must therefore be considered in assessing if the principle of the development is
acceptable.

5.2 Having regard to the policy and legislative framework set out above and the views of consultees it is
considered that the main issues are:

- Impact on Heritage Assets: Listed Buildings, Archaeology & Conservation Area
- Design and Visual Impact

- Residential Amenity

- Landscape Impact

- Other matters

Impact on Heritage Assets

5.3 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local planning
autherities to have special regard to the desirability of preserving a listed building or its setting or any
features of special architectural or historic interest which it possesses. As the site lies within the
Conservation Area, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 is also
relevant. This requires that special attention is paid to 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 SD8 of the JCS, Paolicy HEN2 of the TBLP and Policy 5.3 of the WSNP.

585



5.4 The NPPF states: 'In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made by their setting.
The level of details should be proportionate to the assets’ importance and no more than is sufficient to
understand the potential impact of the proposal on their significance...' (para 128)

5.5 Historic England's 2016 Advice Note 2 'Making Changes to Heritage Assets' states that 'the main issues
to consider in proposals for additions to heritage assets...are proportion, height, massing, bulk, use of
malerials ... relationship with adjacent assets and ... treatment of setting. Replicating a particular style may
be less important, though there are circumstances where it may be appropriate. It would not normally be
good practice for new work to dominate the original asset or its setting in either scale, material or as a result
of its siting. Assessment of an asset's significance and its relationship to its setting will usually suggest the
forms of extension that might be appropriate’ (para 41).

5.6 Historic England (HE) confirms that the proposed design approach of the extension of the Grade II*
listed building is supported as this continues the linear character of the evolved house whilst maintaining
subordinate massing and architecture; the design is deliberately simple. The Conservation Officer concurs
with this advice. The detailed execution of the scheme will be key to its success (walling sample panel
{stonework), roofing material sample, glazed screen details, joinery details (doors) and rainwater goods).
This can be controlled by condition.

5.7 HE also consider that the submitted Statement of Significance and Impact Assessment gives a
comprehensive and proportionate appraisal of the phasing of the house and its heritage values that
constitute its overall significance. On the basis of this and the SMC consent the application for the
replacement extension is supported.

5.8 Itis noted that HE, ideally, would not wish to see the loss of existing fabric without good reason and
advocate that the proposed bathroom could be accommodated within the existing structure without re-build
and there is a case for the re-use of a re-cycled C17th window that is present in the C20th extension. These
comments have been communicated to the applicant who has not amended the scheme to incorporate this
advice. On the basis that HE considers that the development in its proposed form is supportable it is not
considered reasonable to require that the scheme be amended.

59 The views of Winchcombe Town Council on the proposed design and their impact on the listed building
are noted. Their response also refers to the need to seek the views of the Conservation Officer and HE, both
of whom support the development. As a consequence, no alterations have been sought to the scale and
design of the proposed extension, other than amending the roofing material to Welsh slate on both roof
planes. Therefore in this instance it is not considered reasonable to seek any further amendments to the
scheme as sought by the Town Council.

5.10 In view of the appropriateness of the proposed extension in relation to the Listed Building, as detailed
above, the wider impact of the development on the character or appearance and setting of Winchcombe
Conservation Area is also considered acceptable.

Archaeclogy

5.11 As stated, the site falls within the Winchcombe Abbey Scheduled Monument (SM). Under Section 2 of
the Ancient Monuments and Archaeclogical Areas Act 1979 any works within the protected area require the
consent of the Secretary of State of the Department of Culture, Media and Sport. The application for
Scheduled Monument Consent (SMC) is separate to the planning consent process. HE confirm that SMC
has been issued for the development and includes a number of conditions.

5.12 Para 128 of the NPPF advises that where a site on which development is proposed includes or has
the potential to include heritage assets with archaeological interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation.

5.13 The planning application is supported by an Archaeclogical Evaluation Written Scheme of
Investigation. The results of the investigation were positive in that they revealed both walling and flooring
slabs relating to the medieval Winchcombe Abbey as well as archaeological deposits relating to the Abbey's
demolition, which has been reviewed by HE and the County Archaeologist. HE confirms that they have no
comments to make on the report. The County Archaeologist also recommends no further conditions be
altached to any planning permission on the basis of the results of the archaeological evaluation and the
SMC. The conditions of the SMC are not proposed to be attached to any planning permission as it is not
good practice to repeat conditions that are dealt with under a separate consent regime.
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Design and Visual Impact

5.14 One of the NPPF's core principles is to ensure a good standard of amenity for all existing and future
occupants of land and buildings. Section 7 of the NPPF also makes it clear that the Government altaches
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 clearly that obviously poor designs should be refused. Policy SD4 of the
JCS closely reflects this advice. Policy HOUS of the TBLP supports the principle of residential extensions
subject to satisfying certain design criteria. Similarly, WSNDP Policy 5.1 sets out that new development
should reflect the character of its surroundings and should complement and enhance the prevailing size,
height, scale, materials, layout, density and access of surrounding development.

5.15 The proposed design of the extension has been the subject of consultation with the Council and its
advisors, including HE and the Conservation Officer, both of whom express support for the proposed design
approach which is deliberately simple, continuing the linear character of the evolved house whilst maintaining
subordinate massing and architecture. Amendments to the external roofing material have been negotiated to
ensure the consistent use of Welsh slate on both roof planes and conditions are proposed which would
control the detailed execution of the extension.

5.16 The extension would be viewed wholly in the context of the residential curtilage of the host dwelling
and due to its scale and location down a private drive would be largely unseen in the wider street scene. |t is
therefore considered to be of an acceptable design which would have a positive impact on the character and
appearance of the host dwelling and the wider area.

Residential Amenity

5.17 As already stated one the defined core principles of the NPPF is that a good standard of amenity for all
existing and future occupants of land and buildings be achieved. Policy SD4 of the JCS and Palicy HOUS of
the TBLP closely reflects this advice.

5.18 The extension would be sited close o the eastern boundary of the property curtilage but over 20m
from the nearest neighbour to the south east. The scale and design of the extension, combined with its
location distant from the neighbouring property ensures that there would be no loss of residential amenity in
respect of neighbouring occupiers.

Landscape Impact

5.19 The application site is located within the Cotswolds AONB which over-washes a large part of
Winchcombe. One of the NPPFs core principles is the need to take into account the different roles and
character areas recognising the intrinsic character and beauty of the countryside (fifth bullet point) and to
contribute {o conserving and enhancing the natural environment (seventh bullet point). Paragraph 115 of the
NPPF provides that great weight should be given to conserving landscape and scenic beauty in ACNBs.
Policy SD6 and SD7 of the JCS is consistent with this advice and seeks to ensure new development is
appropriate to the landscape character of the locality and contributes to local distinctiveness.

5.20 Since the application site is located within the urban area and has been found to be of an acceptable
design in the context of the host dwelling and wider area it is considered that it would have no unacceptable
adverse impact on the character and appearance of the Cotswolds AONB.

Qther matters

5.21 The applicant submitted a Preliminary Ecological Appraisal and Bat Survey (dated July 2016) with the
application which surveyed habitats and flora, bats, nesting birds and hedgehogs. The survey identified no
features of significance and makes no specific recommendations in relation to the proposed extension.

6.0 Conclusion and Recommendations

6.1 It is considered that the principle of the proposed development is acceptable in this location. There is no

impact on residential amenity or the Cotswold AONB. The impact on visual amenity and heritage assets is
considered acceptable subject to appropriate conditions.
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RECOMMENDATION Permit

Conditions:

1

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

This decision relates to the following plans and documents:

Drawing No., 2085.002 Rev A Site Location Plan, received 16.02.2017

Drawing No. 2085.100 Rev A Proposed Site Plan, received 16.02.2017

Drawing No. 2085.114 Rev C Proposed Floor Plans, received 16.03.2017

Drawing No. 2085.115 Rev C Proposed Elevations, received 15.01.2017

Statement of Significance & Impact Assessment, by Justin Ayton Ltd., dated June 2017, received
26.07.17

Archaeological Evaluation Written Scheme of Investigation, by Cotswold Archaeology, dated June
2017, received 26.07.17

Notwithstanding the submitted plans and details, building operations shall not be commenced until a
walling sample panel (stonewaork), sill/coping material sample, roofing material sample, timber post
sample, rainwater goods details, including the finished colour, proposed to be used for the extension
have been prepared on site and/or submitted to and approved in writing by the Local Planning
Authority and all materials used shall conform to the samples so approved.

Notwithstanding the submitted plans, no works shall commence on site until the design and details of
the following have been submitted to and approved in writing by the Local Planning Authority:

- details of all the windows and glazed screens;

- joinery details (doors); and

- threshold details.

The elevations shall be at a minimum scale of 1:20 and the sections shall be at a minimum scale of
1:5 and shall indicate moulding profiles at full size. The works shall be carried out in accordance
with the approved details and retained as such thereafter.

Notwithstanding the submitted details, no development shall commence until full details of the
surfacing materials proposed to be used for the terrace area have been submitted to and approved
in writing by the Local Planning Authority. The works shall be carried out in accordance with the
approved details and retained as such thereafter.

Reasons:

1

2

Note:

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.

For the avoidance of doubt to ensure that the development is carried out in accordance with the
approved plans

To ensure that the appearance of the proposed works will be in keeping with the special architectural
and historic character of the listed building in accordance with the NPPF,

To ensure that the appearance of the proposed works will be in keeping with the special architectural
and historic character of the listed building in accordance with the NPPF.

To safeguard the original character and appearance of the listed building in accordance with the
NPPF and the provisions of Section 66 of the Planning (Listed Buildings and Conservation Areas)
Act 1990.

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 improvements
to the roof finish.
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17/00188/LBC The Abbey Old House, Cowl Lane, Winchcombe 4

Valid 23.10.2017 Demolition of single storey wing, lean to glass house and low garden wall,
and erection of single storey extension
Grid Ref 402338 228362
Parish Winchcombe
Ward Winchcombe Mr David Gray
Abbey Old House
Cowl Lane
Winchcombe
Cheltertham
Gloucestershire

RECOMMENDATION Consent
Policies and Constraints

NPPF

Planning Practice Guidance

Joint Core Strategy (JCS) 2017 - Policy SD8

Tewkesbury Borough Local Plan to 2011 (TBLP) - March 2006 - Policies HEN2
Winchcombe and Sudeley Neighbourhood Plan (WSNP) - Policies 5.3

Planning (Listed Buildings and Conservation Areas) Act 1990

Abbey Old House Grade II* Listed Building NHLE ref. 1305465

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

Historic England: - No objection, although careful selection of materials and finishes will be critical to its
success.

Conservation Officer: - No objection subject to conditions in respect of: Walling sample panel (stonework),
roofing material sample, glazed screen details, joinery details {doors) and rainwater goods details.

County Archaeologist: - No objection.

Winchcombe Town Council: Objection. The proposed single storey extension sits incongruously alongside
the historic fagade in particular the three double patio doors are not in keeping. The height of the patio doors
should also respect the existing fenestration. In design terms the height of the roof may need to be higher. It

is important to get the advice of the Conservation Officer and County Archaeologist.

Planning Officers Comments: Catherine Ashby

1.0 Application Site

1.1 Abbey Qid House is a Grade !I" listed building of medieval origins with extensive 20th Century
remodelling. It is located within the precinct of the former Winchcombe Abbey which was an important
monastic community in the Saxon and early medieval period. The Abbey complex is protected as a
Scheduled Monument. The site also falis into the wider Winchcombe Conservation Area and Cotswolds Area
of Outstanding Natural Beauty. The dwelling is sited in the northern part of a large residential plot and is
accessed down a private drive off Cowl Lane that serves several residential properties.

2.0 Planning History

2.1 There is a long planning history associated with alterations to the listed building. Recent listed building
consent was granted in 2016 for the re-covering of the north roof elevation of the main house in Welsh slate.
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3.0 Current Application

3.1 The application proposes the demolition of a 20th Century single storey wing, lean-to conservatory and a
walled yard on the north-east elevation and its replacement with a modest single storey, double-pile
extension to create replacement living accommeodation, to include some minor internal alterations. The
extension would cover the entire area of the existing courtyard. The alterations would be contained within the
extensive domestic curtilage of the property.

3.2 The extension would be constructed in natural stone and the roof finished in Welsh slate and lead. The
sliding glazed doors would have minimal powder coated aluminium frames with oak posts in the opening.
Internal access to the extension would utilise the same double doors currently used to access existing single
storey wing. The external landscaping works proposed is minimal. A low-level garden wall would be removed
and an area of paving would be extended around the north-east corner of the extension to create a new
terrace area adjacent to the glazed openings.

4.0 Policy Context

4.1 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.

4.2 The development plan comprises the Joint Core strategy (2017), The Winchcombe and Sudeley
Neighbourhood Plan 2011 - 2031 and saved policies of the Tewkesbury Borough Local Plan to 2011 - March
2006.

4.3 Other material policy considerations include the National Planning Policy Framework (NPPF) national
Planning Practice Guidance.

4.4 Other relevant polices are set out within this report.
5.0 Analysis

5.1 Having regard to the policy and legislative framework set out above and the views of consultees the
main issue is the impact on the Grade II* Listed Building.

5.2 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local planning
authorities to have special regard to the desirability of preserving a listed building or its setting or any
features of special architectural or historic interest which it possesses. As the site lies within the
Conservation Area, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 is also
relevant. This requires that special attention is paid to 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 SD8 of the AJCS, Policy HEN2 of the TBLP and Policy 5.3 of the WSNP.

5.3 The NPPF stales: 'In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made by their setting.
The level of details should be proportionate to the assets' importance and no more than is sufficient to
understand the potential impact of the proposal on their significance. ..’ (para 128)

5.4 Historic England's 2016 Advice Note 2 'Making Changes to Heritage Assets' states that ‘the main issues
to consider in proposals for additions to heritage assets...are proportion, height, massing, bulk, use of
materials ... relationship with adjacent assets and ... treatment of setting. Replicating a particular style may
be less important, though there are circumstances where it may be appropriate. It would not normally be
good practice for new work to dominate the original asset or its setting in either scale, material or as a result
of its siting. Assessment of an assel's significance and its relationship to its setting will usually suggest the
forms of extension that might be appropriate’ (para 41).

5.5 HE confirms that the proposed design approach of the extension of the Grade II* listed building is
supported as this continues the linear character of the evolved house whilst maintaining subordinate massing
and architecture; the design is deliberately simple. The Conservation Officer concurs with this advice. The
detailed execution of the scheme will be key to its success (walling sample panel (stonework), roofing
material sample, glazed screen details, joinery details (doors) and rainwater goods). This can be controlled
by condition.
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5.6 HE also consider that the submitted Statement of Significance and Impact Assessment gives a
comprehensive and proportionate appraisal of the phasing of the house and its heritage values that
constitute its overall significance. On the basis of this and the SMC consent the application for the
replacement extension is supported.

5.7 It is noted that HE, ideally, would not wish to see the loss of existing fabric without good reason and
advocate that the proposed bathroom could be accommodated within the existing structure without re-build
and there is a case for the re-use of a re-cycled C17th window that is present in the C20th extension. These
comments have been communicated to the applicant who has not amended the scheme to incorporate this
advice. On the basis that HE considers that the development in its proposed form is supportable it is not
considered reasonable to require that the scheme be amended.

5.8 The views of Winchcombe Town Council on the proposed design and their impact on the listed building
are noted. Their response also refers to the need to seek the views of the Conservation Officer and HE, both
of whom support the development. As a consequence, no alterations have been sought to the scale and
design of the proposed extension, other than amending the roofing material to Welsh slate on both roof
planes. Therefore in this instance it is not considered reasonable to seek any further amendments to the
scheme as sought by the Town Council.

5.9 In view of the appropriateness of the proposed extension in relation to the Listed Building, as detailed
above, the wider impact of the development on the character or appearance and setting of Winchcombe
Conservation Area is also considered acceptable.

6.0 Conclusion and Recommendation

6.1 It is considered that the impact of the proposed extension on the listed building is, on balance,
acceptable subject to appropriate conditions.

RECOMMENDATION Consent
Conditions:

1 The works hereby granted listed building consent shall be begun not later than the expiration of five
years beginning with the date of this consent.

2 This decision relates to the following plans and documents:

Drawing No. 2085.002 Rev A Site Location Plan, received 16.02.2017

Drawing No. 2085.100 Rev A Proposed Site Plan, received 16.02.2017

Drawing No. 2085.114 Rev C Proposed Floor Plans, received 16.03.2017

Drawing No. 2085.115 Rev C Proposed Elevations, received 15.01.2017

Statement of Significance & Impact Assessment, by Justin Ayton Ltd., dated June 2017, received
26.07.17

3 Notwithstanding the submitted plans and details, building operations shall not be commenced until a
walling sample panel (stonework), sill/coping material sample, roofing material sample, timber post
sample, rainwater goods details, including the finished colour, proposed to be used for the extension
have been prepared on site and/or submitted to and approved by the Local Planning Authority and
all materials used shall conform to the samples so approved.

4 Notwithstanding the submitted plans, no works shall commence on site until the design and details of
the following have been submitted to and approved in writing by the Local Planning Authority:
- details of all the windows and glazed screens;
- Joinery details (doors); and
- threshold details.

The elevations shall be at a minimum scale of 1:20 and the sections shall be at a minimum scale of

1:5 and shall indicate moulding profiles at full size. The works shall be carried out in accordance
with the approved details and retained as such thereafter.

591



5 Notwithstanding the submitted details, no development shall commence until full details of the
surfacing materials proposed 1o be used for the terrace area have been submitted to and approved
in writing by the Local Planning Authority. The works shall be carried out in accordance with the
approved details and retained as such thereafier,

Reasons:

1 To comply with Section 18 of the Planning (Listed Buildings and Conservation Area) Act 1990.

2 For the avoidance of doubt to ensure that the development is carried out in accordance with the
approved plans

3 To ensure that the appearance of the proposed works will be in keeping with the special architectural
and historic character of the listed building in accordance with the NPPF.

4 To ensure that the appearance of the proposed works will be in keeping with the special architectural
and historic character of the listed building in accordance with the NPPF.

5 To safeguard the original character and appearance of the listed building in accordance with the
NPPF and the provisions of Section 66 of the Planning (Listed Buildings and Conservation Areas)
Act 1990.

Note:

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating improvements
to the roof finish.
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17/01184/APP Land South of A46, Pamington Lane, Ashchurch 5

Valid 06.12.2017 Reserved matters to outline planning permission 14/00972/0UT relating
to appearance, landscaping, layout and scale of the proposed
development of plot numbers 46-54; 69-87; 96-102; 107-109; 118-123;
132-150.

Grid Ref 393477 233311

Parish Ashchurch Rural

Ward Ashchurch With Walton Linden Limited (Trading As Linden Homes Western)

Cardiff
Linden House
The Jacobs Building
Clifton
Bristol
BS8 1EH

RECOMMENDATION Approve
Policies and Constraints

National Planning Policy Framework (2012)

Planning Practice Guidance

Joint Core Strategy {2017) - SP1, SP2, SD3, SD4, SD6, SD10, SD11, SD14, INF1, INF2, INF3, INF5, INF8,
INF7

Tewkesbury Borough Local Plan to 2011 (March 2006) - TPT3, TPT6
Flood and Water Management SPD

Affordable Housing SPD

Human Rights Act 1998 - Article 8

The First Protocol - Article 1

Flood Zone 2 & 3

Public Right of Way

Consultations and Representations
Ashchurch Rural Parish Council - No comment to make on the application.

Highways Agency - Recommends that conditions should be attached to any planning permission that may
be granted.

Urban Design Officer - Overall no objection to the proposed house type substitutions.

County Archaeologist - In connection with the outline application an archaeological field evaluation was
undertaken which established the presence of significant Roman archaeological remains. Condition 9 is
attached to the outline permission granted for application 14/00972/0UT in order to secure a programme of
archaeological mitigation recording. Therefore there is no need to attach the same condition to any
permission granted for this reserved matters scheme,

Housing Enabling Officer - There has been no changes to the affordable housing details, therefore there is
no further comment required.

Representations Received - None
Planning Officers Comments: Victoria Stone
1.0 Site Description

1.1 The application site comprises three distinct field parcels covering approximately 12.7ha of land located
on the southern side of the A46, east of M5 junction 9 at Ashchurch and opposite the existing MOD
Ashchurch Depot.

1.2 Pamington Lane bisects the site running north/south which provides access to Pamington village to the
south east. Aston Cross lies to the East and the Tirle Brook defines the southern boundary.
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1.3 Two public rights of way traverse the site from the A46 to the south/south east and another passes
alongside the western boundary (see location plan).

1.4 Immediately adjacent to the eastern boundary is the sites only residential neighbour, No.1 Thirlebrook
Cottages; this is a post war semi-detached property sitting in a large plot extending the full length of the sites
eastern boundary. The western boundary is defined by a private 'no-through’ lane, immediately to the west
of which is Ashchurch View Care Home. The northern boundary is defined by the A46. The southern part of
the site is located in Flood Zone 2 and 3.

2.0 Planning History

14/00972/0UT - Outline planning application for the proposed development of up to 150 dwellings including
access, landscaping, open space, and associated infrastructure with all matters reserved other than access -
Permitted - 02.04.15,

15/01002/APP - Reserved matters to outline planning permission 14/00972/0OUT relating to appearance,
landscaping, layout and scale of the proposed development of 150 homes at the site. Access approved
under outline planning permission - Permitied - 13.05.16.

3.0 Details of Proposal

3.1 This application has been made as an amendment to the previously approved reserved matters, and is
identical other than a change in the house types of 74 dwellings. The approved application for 150 dwellings
was based on Linden Homes Western developing 76 homes and Bloor Homes developing 74. Bloor Homes
have opted not o progress with consiruction of their approved units and Linden Homes Western has
acquired the development of all 150 dwellings.

3.2 A plan has been submitted which identifies the areas subject to the change as part of this revised
reserved matters application {this will be displayed at Committee).

4.0 Policy Context

4.1 The determination of a planning application is to be made pursuant to section 38(6) of the Planning and
Compulsory Purchase Act 2004, which is to be read in conjunction with section 70(2) of The Town and
Country Planning Act 1990. Section 38(6) requires the local planning authority to determine planning
applications in accordance with the development plan, unless there are material circumstances which
"indicate otherwise". Section 70(2) provides that in determining applications 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 materials considerations.”

4.2 The development plan comprises the Joint Core Strategy (JCS) (2017) and saved policies in the
Tewkesbury Borough Local Plan to 2011 (March 2006) (TBLP).

4.3 Other material policy considerations include national planning guidance contained within the National
Planning Policy Framework.

4.4 The relevant policies are set out in the appropriate sections of this report.
5.0 Analysis

5.1 The principle of residential development for 150 houses at the site has already been established through
the grant of outline planning permission. Reserved matters for the appearance, scale, layout and
landscaping for 150 properties at the site has already been approved. In light of the planning history, this
application in essence seeks consent for amendments to the previously approved scheme. This application
relates solely to the approval of the appearance, scale, layout, and landscaping of 74 houses at the site.

Scale
5.2 The term ‘Scale' is defined in Article 2 of the Town and Country Planning (Development Management

Procedure} (England) Order 2015 as "the height, width and length of each building proposed within the
development in relation to its surroundings.”
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5.3 The scale parameters set out in the submitted Design and Access Statement as part of the outline
consent indicated the development would be predominantly two storeys in height, with some two and a half
storey (dormer) properties appropriately located in the site. The proposals generally accord with the scale
parameters set out in the outline documentation.

5.4 The location of some of the two and a half storey properties differs to the previously approved layout
however the taller properties would still be interspersed within the development which adds to the variety and
interest of the development. In light of this, it is considered that these scale changes are acceptable.

Landscape and Visual Impact

5.5 One of the core planning principles of the NPPF sets out that the planning system should recognise the
intrinsic character and beauty of the countryside. Section 11 of the NPPF sets out that the planning system
should contribute to and enhance the local environment by, amongst other things, protecting and enhancing
valued landscapes. This advice is reflected by Policy SD6 of the JCS which highlights a need to protect
landscape character for its own intrinsic beauty and for its benefit to economic, environmental and social
well-being. New development proposals should ensure that the design of landscaped areas, open space
and public realm are of high quality.

5.6 A landscape scheme has been approved for the previous reserved matters application. The latest
layout would accommodate the same landscape scheme with just some minor tweaking to on-plot planting
plans. No changes have been made to the distribution or type of boundary treatments.

5.7 The changes to the previously approved landscaping scheme would be minimal therefore officers
consider the revised proposals are acceptable.

Layout and Appearance

5.8 All development is expected to be of a high design quality. Good design, including appropriate attention
to detail, typically makes the difference between a high-quality and successful development and a mediocre
or unsuccessful one. Development at any scale and location should make a positive contribution to providing
better places for communities.

5.9 Criterion 1(i) of Policy SD4 'Design Requirements' of the JCS states that new development should
respond positively to, and respect the character of, the site and its surroundings, enhancing local
distinctiveness, and addressing the urban structure and grain of the locality in terms of street pattern, layout,
mass and form. It should be of a scale, type, density and materials appropriate to the site and its setting.
Design should establish a strong sense of place using streetscapes and buildings to create attractive and
comfortable places to live.

5.10 The layout of the site remains as previously approved. It would provide pedestrian and cycle links
through the site as well as direct links onto Pamington Lane and the A46 to encourage these sustainable
modes of travel. The existing public rights of way traversing the site would be retained. The movement
strategy is essentially unchanged from that of the approved reserved matters application, with some minor
adjustment to road alignment to accommodate the revised house types. All points of access, road widths
and movement routes through the site are unaffected.

5.11 The density and alignment of the buildings is consistent with the previously approved scheme,
maintaining a strong building frontage along the A46 street elevation. Site boundary features are retained
wherever possible, and new tree planting is proposed within an extensive area of retained green space in the
southern part of the site.

5.12 In respect to the appearance of the revised house types, the overall scheme provides nineteen different
house types; this would add interest to the development. The house types reflect a 'traditional’ style with a
range of design features to provide variation and featuring throughout the development, such as pitched
roofs, gable projections, dormer windows, porches and bay windows. The Design and Access Statement
sets out that no changes have been made to the distribution of type of materials. Whilst specific details have
not been provided, the elevation plans demonstrate a variety of external finishes would be used, which
includes brick, render, reconstituted stone and tiles. A condition securing satisfactory materials is
recommended. As such, it is reasonable to conclude that the detailing and materials, whilst slightly different
to the approved scheme, would be appropriate to its context.
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5.13 Some of the proposed dwellings on the site have been re-orientated but the plots remain similar in size
and the re-positioning can be accommodated without detriment to the visual amenity.

5.14 Overall, the revised house types represenl a satisfactory design quality. Accordingly the development
would comply with the aims and objectives of national and local design advice.

Impact upon Residential Amenity

5.15 In respect of the impact of the development upon residential amenity, Criterion 1 (iii} of Policy SD4 of
the JCS states that new development should enhance comfort, convenience and enjoyment through
assessment of the opportunities for light, privacy and external space. Development should have no
detrimental impact on the amenity of existing or new residents or occupants.

5.16 The only residential property to adjoin the site can be found on the eastern boundary, No.1 Thirlebrook
Cottages. Whilst the amended proposal includes changes to the proposed dwellings along this boundary the
siting and design of the properties has been carefully considered to ensure the development should not
cause any undue harm upon the residential amenity of this neighbouring property.

5.17 In addition, having carefully assessed the proposal the development should not cause any harm upon
residential amenity of any future occupiers of the new dwellings.

Highways and parking issues

5.18 Policy INF1 of the JCS advises that proposals should ensure safe and efficient access to the highway
network is provided for all transport modes and that the impact of development does not have a severe
impact upon the highway network.

5.19 The access to the development from the A46 was approved as part of the outline permission. The road
layout, parking allocations and refuse strategy remains the same as previously approved with only some very
minor tweaks to plot drives to incorporate the plot substitutions.

5.20 Highways England have recommended a condition requiring the submission of a detailed lighting
specification to ensure any lighting does not cause a hazard to motorists using the A46.

5.21 At the time of writing this report no formal response has been received from the County Highways
Authority. However, given the development would not result in any changes to the approved internal road
layout, parking provision or refuse strategy it is unlikely any concerns would be raised.

6.0 Conclusion

6.1 In light of the above, it is therefore recommended that a grant of reserved matters approval is
appropriate subject to the conditions set out below.

RECOMMENDATION Approve
Conditions:

1 The development hereby permitted shall be carried out in accordance with the approved plans listed
in Appendix 1 - Submission List set out in the supporting covering letter (dated 24 November 2017).

2 Prior to its/their installation as part of the development hereby approved, details of the
materials/render to be used in the construction of the external surfaces of the properties and garages
hereby permitted shall be submitted to and approved in writing by the local planning authority. The
development shall be carried out using the materials as approved.

3 All planting, seeding or turfing in the approved details of landscaping featured on Drawing Numbers
6157-L-05 Rev F, 6157-L-06 Rev F, 6157-L-07 Rev F shall be carried out in the first planting and
seeding season following the occupation of the building(s) or completion of the development,
whichever is the sooner, and any trees or plants which within a period of five years from the
completion of the development die, are removed or become seriously damaged or diseased shall be
replaced in the next planting season with others of similar size and species, unless the Local
Planning Authority gives written consent to any variation.
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Prior to the commencement of the development, a detailed lighting specification ptan shall be
submitted to and approved by the Local Planning Authority. The design and installation of the
lighting columns within the proposed development site must conform to guidelines on reducing light
trespass, as outlined by the Institute of Lighting Professionals in Guidance Notes for the Reduction
of Obtrusive Light GN01:2011. The development shall be carried out in accordance with the
approved details.

Notwithstanding the provisions of the Town and Country Planning (General Permitied Development)
Order 2015 (or any Order revoking and re-enacting that Order), there shall be no planting, structures
or other obstructions above 600mm within the forward visibility splays as shown on the approved
plans with any trees set back behind the visibility splay, such provision shall be permanently
maintained thereafter.

Reasons:

1

2

Note:

To define the permission.

Reason - To ensure that the new materials are in keeping with the surroundings and/or represent
quality design.

Reason - To ensure the development does not have an adverse effect on the character and
appearance of the area.

To enable the A46 Trunk Road to continue to be an effective part of the national system of routes for
through traffic in accordance with Section 10(2) of the Highway Act 1980 and to protect users of the
A48 Trunk Road in the interests of road safety.

in the interests of highway safety.

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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17/01339/FUL Tug Hill House, Hawling, Cheltenham 6

Valid 13.12.2017 Demolition of garage and annex. Ereclion of single and double storey side
and rear extension.
Grid Ref 406627 223116
Parish Hawling
Ward Winchcombe Mr C Montiero De Barros
Tug Hill House
Hawling
CHELTENHAM
GL54 58Z

RECOMMENDATION Permit
Policies and Constraints

Adopted Joint Core Strategy (AJCS) - November 2017 - Policies SD4 & SD7
Tewkesbury Borough Local Plan to 2011(TBLP) - March 2006 - Policy HOU8
National Planning Policy Framework

Planning Practice Guidance

Planning (Listed Buildings and Conservation Areas) Act 1990

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

Within 50m of multiple listed buildings

Area of Outstanding Natural Beauty

Public Right of Way

Consultations and Representations
Hawling Parish Council - Neither objects nor supports application
Conservation officer - No objection - Subject to conditions

Local residents - Six letters of objection have been received from 5 separate objectors, the objections are
summarised below:

- Previous refusal reasons not addressed

- Road safety issues regarding construction traffic

- Extension would over dominate existing building

- Scheme would erode character of original building

- Unacceptable impact on neighbouring property

- Extension would result in the property being out of scale with others in the village

- Increase in footprint over existing is unacceptable

- Regency features of extension not in keeping with original building

- Building would be conspicuous, overbearing and visually intrusive

- Extension would harm the character of the street scene

- Extension would harm the wider area, conflicting with provisions in NPPF

- Contrary to policy HOU8 of TBLP in terms of design, size, scale and mass
Adverse impact on setting of listed building

- Visible from public rights of way

- Eaves heights are higher than main dwellinghouse

- Issues around the road outside flooding

Three letters of support have also been received from 2 separate commentators.

Councillor Allen has requested Committee determination to assess the impact on the adjoining listed
building, and to assess the effect that the enlargement of Tug Hill House would have on the street

scene,

Planning Officers Comments: Mr James Lloyd
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1.0 Application Site

1.1 Tughill House is located within a ¥ acre plot to the north of the village of Hawling. The property is
approached via a dead-end road that leads on to the bridleway and footpath, Windrush Way.

1.2 Tughill House is not statutorily listed or located in a Conservation Area, but liaison with the Council's
Conservation Officer indicates that the building should be regarded as a non-designated heritage asset. The
property is also located in the Cotswolds Area of Outstanding Natural Beauty (AONB) and adjacent to a
Grade |l Listed Building (Littlefield). Hawling Methodist Church is located to the south of the site, whilst a
scheduled monument relating to a Medieval and |ater settlement is located to the east of the application site.

1.3 There are a number of trees within the site adjacent to its north-west boundary in addition to a minor
watercourse which runs through the site in an easterly direction.

2.0 Relevant Planning History

2.1 Tughill House has undergone several phases of extension, most recently following permission for
demolition of existing stables and erection of building to be used as ancillary accommodation which was
permitted in 2007 (ref: 07/01037/FUL).

2.2 Application reference 16/01079/FUL - Two storey front, rear and side extensions including orangery to
rear and associated landscaping works - was refused in 2016, following which the applicant sought pre-
application advice.

3.0 Current Application

3.1 The main element of this application is to replace the previous extensions, permitted in 2007 (ref.
07/01037/FUL). This is an amended scheme following the 2016 refusal and subsequent pre-application
discussions. The application is essentially split into 4 elements outlined below:

Single storey extension to replace existing glazed 'link' extension

3.2 The applicant proposes the construction of a replacement extension 'linking' the original dwelling with the
proposed 1.5 storey extension (detailed below). The link would be constructed from cut-stone with a natural
Cotswold stone tile roof.

Replacement extension set over 1.5 storeys

3.3 This element proposes the replacement of the existing annexe {granted permission in 2007 ref.
07/01037/FUL), which is a 1.5 storey structure. The proposed extension would face 'gable on’ towards the
road (south-western elevation) and would have a ridge height of approximately 6.85 metres. The extension
would be larger than the existing building, increasing in size from approximately 290sqm to 332sqm (in
increase of approximately 14.4%). The extension would be constructed using natural stone and Cotswold
stone tiles for the roof.

Rear orangery extension

3.4 This would be a single storey extension on the rear elevation to provide additional living accommodation.
The orangery would be constructed with a pitch roof and parapet constructed from Cotswold rubble stone.

Single storey boot room exlension

3.5 This element consists of a single storey extension located on the north western elevation of the proposed
1.5 extension. This would be constructed with a hipped roof from natural stone tiles. The D&A statement
advises that this extension would be constructed from a un-mortared stone to give the appearance that it is a
continuation of the existing garden wall.

4.0 Policy Context
4.1 The application site is located within the Cotswolds AONB which over-washes a large part of Hawling.
One of the NPPFs core principles is the need to take into account the different roles and character areas

recognising the intrinsic character and beauty of the countryside {fifth bullet point) and to contribute to
conserving and enhancing the natural environment (seventh bullet point). Para 115 of the NPPPF advises
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that great weight should be given to conserving landscape and scenic beauty in Nationa! Parks, the Broads
and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to
landscape and scenic beauty. Policies SD6 and SD7 of the JCS is consistent with this advice and seeks to
ensure new development is appropriate to the landscape character of the locality and contributes to local
distinctiveness.

4.2 One of the NPPF's core principles is to ensure a good standard of amenity for all existing and future
occupants of land and buildings. Section 7 of the NPPF also makes it clear that the Government attaches
greal 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 clearly that obviously poor designs should be refused. Policy SD4 of the
JCS closely reflects this advice. Saved policy HOUS of the TBLP supports the principle of residential
extensions subject to satisfying certain design criteria.

4.3 Another of the defined core principles of the NPPF is that a good standard of amenity for all existing and
future occupants of land and buildings be achieved. Policy SD4 of the JCS and Policy HOUS of the TBLP
closely reflects this advice.

4.4 Other relevant national guidance includes the advice at paragraph 135 of the NPPF stating that the effect
of an application on the significance of a non-designated heritage asset should be taken into account in
determining the application. In weighing applications that affect directly or indirectly non designated heritage
assets, a balanced judgement will be required having regard to the scale of any harm or loss and the
significance of the heritage asset.

5.0 Analysis

5.1 A previous scheme for a replacement 1.5 storey extension (with basement) and other alterations was
refused in 2016. The refusal reason at the time was as follows:

"The proposed extension, by reason of its size, scale, siting and appearance, would dominate the hast
building and lead to an erosion of its character. This would result in unacceptable harm to the character of
the existing dwelling and consequently the character and appearance of the surrounding area within the
Cotswolds AONB, and would also lead to less than substantial harm to nearby heritage assets. As such the
proposed development would be contrary to Policy HOUS of the Tewkesbury Borough Local Plan to 2011
{March 2006) and the advice contained within the National Planning Policy Framework."

5.2 Having regard to the site constraints and policy context set out above it is considered that the main
issues for consideration are those associated with the scale and design of the proposal and its relationship
with the existing property. Itis also necessary to consider the impacts of the proposed development on the
natural environment including the AONB and the impact on the setting of the nearby Grade Il Listed Building
(Littlefield).

Design and Visual Impact

5.3 Whilst the property is not listed, it is considered to represent a good example of its type and is in an
attractive part of the AONB. As such, careful consideration must be given to the potential impact of any
extensions on its character. The Conservation Officer has advised that the property is shown on all editions
of historic Ordnance Survey maps and the adjacent garage building and bothy were both present by 1903.
However, the form of the house is consistent with much earlier (C16-C17) types in the area so it undoubtedly
fulfils the NPPF's definition of a heritage asset, and like many buildings in Hawling should be considered as a
candidate for local listing. The NPPF requires a balanced judgement to be applied to the development of
non-designated assets having regard to the scale of any harm or loss and the significance of the heritage
asset.

5.4 Historic England's 2016 Advice Note 2 'Making Change to Heritage Assets’ states that 'the main issues to
consider in proposals for additions to heritage assets...are proportion, height, massing, bulk, use of
materials...relationship with adjacent assets and...treatment of setting. Replicating a particular style may be
less important, though there are circumstances when it may be appropriate. It would not normally be good
practice for new work to dominate the original asset or its setting in either scale, material or as a result of its
siting. Assessment of an asset's significance and its relationship to its setting will usually suggest the forms
of extension that might be appropriate’ (paragraph 41).
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5.5 Tughill House has undergone several phases of extension, most recently in 2007, and notwithstanding
the 'dovecote’ added to the north-east gable, they have all broadly followed the vernacular character of the
original building. This has a long pedigree in the Cotswolds, and there are many examples locally of
alterations taking this approach, well into the C20.

5.6 The current application seeks {0 address the concerns previously raised by officers outlined in the most
recent refusal decision. Since the refusal decision the applicants architect has entered into further pre-
application discussions with officers.

5.7 The proposed additions are still larger than the existing extensions on site and by virtue of their height
would have a more dominant appearance when the property is viewed as a whole. However, the current
scheme proposes turning the larger block through 90 degrees, gable facing onto the road. This change,
coupled with the reduction in height from the previous scheme, would provide a design that presents the
gable of the building to the south west elevation that would be more in keeping with the array of gables to the
main house and bothy. This change and the decision to remove the linear form of the 2007 and refused
scheme (principle elevation onto the road) would result in a less competitive status of the extension in
relation to the host building. It is therefore considered that this element of the proposal addresses the
previous concern that the 1.5 storey extension would dominate the originai asset which would result in harm
to its significance.

5.8 It is acknowledged that there is a cumulative increase in the floor area when the scheme is looked at as a
whole. Concerns have been raised that the foot print and scale of the extensions do not respect the
character of the original building which conflicts with the NPPF and local palicies. The proposal would extend
the footprint over the existing 2007 extensions, however, it is considered that the change in position of the
1.5 storey extension and the removal of the garage building to the front of the site would result in a more
sympathetic relationship with the host dwelling than already exists. The applicants are seeking to construct
the extensions from materials that are sympathetic to the existing dwelling and the design has been
simplified as to not overly dominate the appearance when read against the host dwelling.

5.9 Concerns have also been raised as to the height of the proposed 1.5 storey exiension. The ridge height
would exceed that of the coriginal host dwelling by approximately 0.30m. This would cause the extension to
be partly visible when seen from views to the south east of the property (from the Methodist chapel).
However, whilst this is an increase it is considered that the extension would appear detached from the host
dwelling as a result of the single storey 'link' and the difference in height would not be readily perceptible
when viewed from the wider context in the public realm.

5.10 The proposed single storey extensions are simple in form and would read as subservient additions to
the building. The proposed materials are considered acceptable and would not harm the significance of the
undesignated heritage asset.

5.11 On the whole it is considered that whilst the proposal would be larger than the existing 2007 addition,
the changes to the design have overcome officers' previous concerns outlined in the 2016 refusal reason. It
is considered that the additions would not over dominate the host dwelling and would still read hierarchically
as extensions. It is considered that the changes would be in proportion to the existing site and the removal of
the garaging would help mitigate the increase in size in the extensions. Therefore the proposal would not
cause significant harm to the character of the undesignated heritage asset or the character and appearance
of the AONB. Consequently, the scheme would not conflict with Policy HOUS of the TBLP, policies SD4 and
SD6 of the JCS and the provisions within the NPPF.

Residential amenity

5.12 The nearest dwelling to the proposed development would be Littlefield's, located to the North of the
application site.

5.13 The owners of Littlefield's have raised concerns regarding the potential for overbearing impacts from the
proposed extension. The proposal has changed since the 2016 refusal in that the wider flank of the
extension would be more visible from the garden of Littlefield. However, this flank would be approximately 30
metres away from Littlefield with an intervening boundary wall. The applicants have advised that they would
provide additional planting along the boundary to assist with screening. Notwithstanding this offer it is not
considered that the proposed extension would cause an unacceptable impact in terms of loss of amenity to
the neighbouring property that would warrant refusal in this instance.
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5.14 Concerns were also raised regarding the potential for overlooking, however, it is noled that there are no
windows at first floor level on the north western elevation that would face towards the garden and front
elevation of Littleworth. It is noted that any window above ground floor level that may be proposed in the
future would either require full planning permission or if carried out under permitted development rights would
need to be obscure glazed and non-opening unless positioned more than 1.7 metres above floor leve! of the
room that it serves.

5.15 It is considered that the proposal would not unreasonably affect the amenity of adjoining occupiers in
terms of overshadowing or overbearing impact and would therefore comply with the NPPF and policy HOU8S
and SD4 of the JCS in this respect.

Impact on the Setting of Lisfed Building & scheduled monument

5.16 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.

5.17 The conservation Officer has commented on the pre-application scheme and the current application.
Having visited the site of Tug Hill House he also made a site visit to the neighbouring listed building
(Littlefield) to assess the impact of the new scheme. The Conservation Officer acknowledges that the current
scheme would present a longer-north west flank elevation towards the aspect of Littlefield, however, advises
that whilst this represents change it would not cause harm the scale is of a similar order to the existing block
and it will be seen in the context of a series of parallel existing roofs. He goes on to add that the visibility
cannot be consirued as harm in itself and the current scheme would have a neutral impact on the setting of
the listed building.

6.0 Conclusion

6.1 For the reasons set out above, it is considered that the application has addressed the previous reasons
for refusal. Taking into account all of the above, the proposal is considered to be acceptable in light of the
development plan and the provisions of the NPPF. The application is therefore recommended for
PERMISSION.

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 on the
application form and approved Drawings: 103 - 001 - A, 103 - 001 - B, 103 - 002 - A, 103 - 304, 103-
000, 19374/2, 19374/3, 19374/4, 19374/5, 19374/6, 19374/7, 19374/8, 18374/9 & AATUGTOPO1 all
received by the Local Planning Authority on 13th December 2017 and approved Drawing 100 - 003
received by the Local Planning Authority on 24th January 2018 and approved Drawing 103-303 REV
A received by the Local Planning Authority on 30th January 2018.

3 Notwithstanding the submitted plans and details, building operations shall not be commenced until a
walling sample panel (stonework - including common walling and dressed stone, pointing and
workmanship), sill’coping material sample, roofing material sample (Stone tile samples) and
rainwater goods details, including the finished colour, proposed to be used for all of the extensions
hereby permitted have been prepared on site and/or submitted to and approved by the Local
Planning Authority and all materials used shall conform to the samples so approved.

4 Notwithstanding the submitted plans, no works shall commence on site until the design and details of
the windows (casements & sash), doors and ridge lanterns have been submitied to and approved in
writing by the Local Planning Authority. The elevations shall be at a minimum scale of 1:20 and the
sections shall be at a minimum scale of 1:5 and shall indicate moulding profiles at full size. The
works shall be carried out in accordance with the approved details and retained as such thereafter.



No development shall take place before a fully detailed landscaping scheme for the site has been
submitted to and approved in writing by the Local Planning Authority. This should include details of
existing landscaping which is to be retained. The development shall be implemented in accordance
with the approved details unless otherwise first agreed in writing by the Local Planning Authority.

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

Reasons:

Notes:

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990,
For the avoidance of doubt and in the interests of proper planning.

To ensure that the appearance of the proposed works will be in keeping with the special architectural
and historic character of the undesignated heritage asset in accordance with the NPPF.

To ensure that the appearance of the proposed works will be in keeping with the special architectural
and historic character of the undesignated heritage asset in accordance with the NPPF.

To ensure that the new development will be visually attractive in the interests of amenity.

To ensure that the new development will be visually attractive in the interests of amenity.

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.

A fee is payable where written confirmation is required that one or more conditions imposed on this
permission have been complied with. The fee is £34 per request. The fee must be paid when the
request is made.

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

The developer is referred to the Tewkesbury Borough Council "Code of Good Practice: Building and
Demolition Site Operators”.
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17/01042/APP Crane Hill Farm, Woolstone, Cheltenham 7

Valid 25.09.2017 Erection of general purpose agricultural building
Grid Ref 396446 230352
Parish Oxenton
Ward Oxenton Hill Rachel Slater
Crane Hill Farm
Woolstone
Cheltenham
Gloucestershire
GL52 9RG

RECOMMENDATION Prior Approval Approved
Policies and Constraints

Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended),
Schedule 2 Part 6 Class A

National Planning Policy Framework

Planning Practice Guidance

Adopted Joint Core Strategy (AJCS) - Policy SD7

Tewkesbury Borough Local Plan to 2011 - Policy AGR5

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

The First Protocol, Article 1 (Protection of Property)

Cotswolds AONB

Public Right of Way

Consultations and Representations

Landscape Officer - No objection on |landscape grounds subject to further information regarding the
landscaping scheme, tree and hedge protection and materials.

Oxenton Parish Council - Objects to the proposed development for the following reasons:

1. There has already been recent significant development at Crane Hill Farm prior to this application
including erection of a barn and conversion of pre-existing barns into housing accommodation so that the
size of the site is already significant. The proposed development of a barn 30x5.5m will further increase the
density of buildings on the site.

2. There would be a further deleterious effect on the view of the South facing slope of Crane Hill as seen not
only from all the surrounding high viewpoints, such as Nottingham and Cleeve Hills but also from properties
al the East end of Gotherington Village in the Gretton road area. Crane Hill Farm lies in an AONB so that the
above comments should be taken into consideration with regard to the effects on the skyline when reaching
a decision on the application.

3.The proposed position of the building would be directly in the sight line of Hill Farm Cottage, the property
immediately opposite Crane Hill Farm on the S side of the road running through Woolstone.

Gotherington Parish Council - Objects to the proposed development for two main reasons:

- Visibility from locations within Gotherington Parish, particularly the PROW which descends Nottingham
Hill to Manor Lane.

- Impact on the views our parish residents experience when walking through Woolstone and up past
Crane Hill Farm to Crane Hill.

Public Representations - A site notice was displayed for no less than 21 days in accordance with the
requirements of paragraph A.2 (2) (iv) of Part 6, Schedule 2 of the GPDO 2015 (as amended). Three letters
of representation have been received which raise objections to the proposed development on the following
grounds:

- The site is in the Cotswolds AONB.
- The proposed position of the building almost on the top of Crane Hill will enable it {o be seen for miles.
Any development, agricultural or otherwise, should be carefully restricted to a position where it causes

the least intrusion.
- This building because of its size and position will break the skyline of the hill and should be refused.
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- The proposal will have an adverse impact on the visual amenity of the area.

- The proposed building should be sited against the existing agricultural building as this would make the
infrastructure far less invasive and able to use existing roads.

- The farm is only a small holding which does not hold the capacity for an extensive amount of livestock so
the existing agricultural building should be ample for this operation.

- Access to the property is extremely limited which results in large vehicles using the neighbouring
property to manoeuvre for access which they do not have permission for,

Councillor Gore has requested for this application to be taken to Committee to assess the impact in
the Cotswolds AONB and the wider countryside.

Planning Officers Comments: Mrs Helen Stocks
1.0 Application Site

1.1 The application site relates to Crane Hill Farm; an agricuitural unit of 14.97 hectares located on the
eastern outskirts of Woolstone, approximately 7 miles north of Cheltenham. The landholding comprises
pasture/grazing land, which extends to the north of the main dwelling, and benefits from one agricultural
building which is primarily used for machinery storage see attached site location plan.

1.2 The site itself is located in the Cotswold Area of Outstanding Natural Beauty (AONB). The natural
topography of the site is relatively steep and site levels rise to the north with open countryside surroundings
and a public right of way (PROW) along the western edge of the site (footpath no. AOX14). There is an
existing farm track which runs through the centre of the landholding to east of the main dwelling.

2.0 Planning History

2.1 Planning permission was granted in 2011 for the conversion of former agricultural barn buildings to 1no.
residential dwelling (ref: 11/00012/FUL)

2.2 An application was submitted in February 2015 for the erection of a steel framed, clad agricultural
building (12.1 metres in width and 35 metres in length). It had been submitted for prior notification under
Part 6, Schedule 2 of the GPDO 2015 but the Local Planning Authority intervened on 19 February 2015 due
to officer concern regarding the proposed siting of the new building and its impact on the landscape value of
the Cotswold AONB. The application was later withdrawn prior to a decision being issued (ref:
15/00129/APP).

2.3 A revised application for prior notification under Class A, Part 6 Schedule 2 of the GPDO 2015 (as
amended) was submitted in August 2015 for a smaller agricultural building (ref: 15/00887/AGR). The
proposal met the necessary requirements and was deemed to constitute permitted development and no
intervention was requested by the Local Planning Authority.

3.0 Current Application

3.1 The current application was submitted as a prior notification under Class A, Part 6, Schedule 2 of the
GPDO 2015 (as amended). However, the Local Planning Authority intervened on 18 October 2017 and
notified the applicant that prior approval would be required as to the siting, design and external appearance
of the building given the site constraints, namely its location in the Cotswolds AONB. The applicant has
subsequently provided further information (photomontages, site levels and cross section drawings) in support
of the proposal.

3.2 The proposed agricultural building would be located on the hillside, directly opposite the existing
agricultural building and approximately 85 metres north-east of the main dwelling. It would have a floor
space of approximately 360 square metres and a shallow pitched roof, with an eaves and ridge height of 4
metres and 5.5 metres respectively. External materials would comprise concrete base panels, timber
boarding and fibre cement roof sheets. It would be accessed fram the existing farm track which runs
immediately south-west of the proposed building.

4.0 Policy Context
4.1 This is not an application for full planning permission; it is a request to determine only whether or not

prior approval should be granted or refused for the siting, design and external appearance of the proposed
building. This type of application is normally dealt with under delegated powers as it is largely a technical
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assessment of the issues outlined in paragraph A.1 (Class A, Part 6) of the GPDO 2015 which grants
planning permission subject to the proposal's compliance with a number of conditions. These are
considered in Section 5 of the Committee Report.

4.2 The principle of development is not for consideration as part of the prior approval procedure although
due regard can be given to national and local planning policies in so far as siting, design and external
appearance are concerned.

4.3 Policy AGRS5 of the Local Plan supports the erection of new agricultural buildings provided that the
proposals are well sited in relation to existing buildings, ancillary structures and landscape features in order
to minimise adverse impact on the visual amenity of the locality, paying particular regard to the AONB. It
also sets out that new agricultural buildings should be sympathetically designed in terms of height, mass,
materials, colour and landscaping and there should be adequate operational access for vehicles, machinery
and stock.

4.4 Policy SD7 of the AJCS requires all development proposals to conserve, and where appropriate,
enhance its landscape, scenic beauty, wildlife, cultural heritage and other special qualities. This is consistent
with Section 11 of the NPPF which states great weight should be given to conserving landscape and scenic
beauty in the AONB which has the highest status of protection in relation to landscape and scenic beauty.

5.0 Analysis

5.1 The proposed development has been assessed under Class A, Part 6 of Schedule 2 of the GPDO 2015
(as amended) and is deemed to satisfy all of the criteria set out in paragraph A.1. In this case, prior approval
of the siting, design and external appearance of the proposed building was deemed necessary given the
site's hillside location in the Cotswolds AONB.

Siting

5.2 Policy AGRS of the Local Plan requires new development to be well sited in relation to existing buildings,
ancillary structures and works and landscape features in order to minimise adverse impact on the visual
amenity of the locality, particularly the AONB.

5.3 The proposed building has been sited approximately 50 metres north-east of the existing building that is
also used in connection with the agricultural holding. It has been positioned in close proximity to the existing
access track and would be sited behind existing hedgerow which forms the natural field boundary. Officers
raised initial concerns over the proposed siting and questioned whether the building could be located closer
lo the existing building, either immediately north-west or north-east. However, having visited the site with the
Landscape Officer, the alternative options for siting the building were considered to be more visually intrusive
due to the changing site levels and the applicant has therefore provided additional information in support of
the proposal in its original location.

5.4 The submitted information indicates that a small amount of excavation works would be required in order
to provide a level platform to accommeodate the building on site. As such, the proposed building would be set
lower in the ground thus reducing its prominence in the landscape. The Landscape Officer has considered
the proposal in light of the additional information and considers the landscape and visual impacts of the
proposed building can be suitably mitigated by additional landscaping in the form of hedgerow enhancement
to the existing field boundary. This would partially filter views of the building during the summer months and
would soften its appearance in the wider landscape.

5.5. Concerns have been raised by Oxenton and Gotherington Parish Councils and local residents in regard
to the siting of the proposed building and the potential harm to the intrinsic value of the AONB. However, it is
considered that the proposal would have an agricultural appearance which is not out of place in rural
locations and would not cause undue harm to the locality. The Landscape Officer considers the proposal
would be seen within the wider context of the buildings at Crane Hill Farm and the neighbouring farm when
viewed from public vantage points. Furthermore, it is accepted that the current siting of the building is the
most preferable location in landscape terms with the only alternatives being to site the building on the higher
slopes of the escarpment which would cause greater harm to the landscape character of the AONB.
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Design and External Appearance

5.6 The proposed building would be 30 metres in length and 12 metres in width, providing a footprint of
approximately 360 square metres. It would have a shallow pitched roof with an eaves and ridge height of 4
metres and 5.5 metres respectively. The proposal is not of an industrial scale and is deemed be of an
appropriate size and design that would meet the needs of agricultural holding, with the building required for
the storage of fodder for the sheep and cattle that are grazed within the farm on surrounding land.

5.7 External materials would comprise concrete base panels, timber boarding and fibre cement roof sheets.
These materials are typical of a building used for agricultural purposes and the applicant is willing to agree
the colour of external facing material, particularly the roof sheets, to minimise the appearance of the building
in the wider landscape. This can be controlled by condition.

6.0 Conclusion

6.1 For the reasons cited above, the siting, design and external appearance of the proposed building is
deemed to be acceptable and complies with Policy AGRS5 of the Local Plan and SD7 and SD8 of the AJCS.
Itis therefore recommended that prior approval should be granted subject to conditions.

RECOMMENDATION Prior Approval Approved
Conditions:

1 The development hereby permitted shall be carried out in accordance with the following approved
plans and information: Site Location Plan (dated 25 September 2017), Covering Letter (dated 5th
December 2017), PL1001_B 'Proposed Site Plan' and 17.30.009 'Proposed Site Sections’, received
by the Local Planning Authority on 18 December 2017.

2 Prior to the commencement of development, details of the external materials to be used for the
proposed building shall be submitted to and approved in writing by the Local Planning Authority.

3 Prior to the commencement of development, a landscaping scheme, including full details of the
hedgerow improvements and specifying the seed mix and type, shall be submitted to and approved
by the Local Planning Authority.

Reasons:

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

2 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.

3 To protect the rural appearance of the AONB and in the interests of visual amenity.

Note:

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating the design and
external appearance of the proposed building.
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17/01223/FUL Land adjacent to Farthing Cottage, Farm Lane, Great Witcombe 8

Valid 27.11.2017 Extension to holiday let and associated works.
Grid Ref 390693 215327
Parish Great Witcombe
Ward Badgeworth Paul Stamp & Helen Froggatt
ClO Agent

RECOMMENDATION Permit
Policies and Constraints

NPPF

Planning Practice Guidance

Tewkesbury Borough Local Plan to 2011 - March 2006 - Policy TOR2

Flood and Water Management SPD

Joint Core Strategy - December 2017 - SD4, SD6, INF1

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

Area of Outstanding Natural Beauty

Consultations and Representations

Great Witcombe Parish Council - Object to the propesal, raising the following points:
- Would set a precedent

- Potential for the building to be sold off as a residential unit

- Adverse impact on the adjacent cricket club

- Adverse impact on the character of the AONB

- Proposed extension is large

Representations - 1 letter of objection received, raising the following points:
Adverse impact on the AONB
Adverse impact due to the size, scale and massing of the proposed extension on the existing dwelling
and the surroundings

Planning Officers Comments: Suzanne D'Arcy

1.0 Introduction

1.1 Farthing Cottage is sited outside any identified housing boundary and within the Area of Outstanding
Natural Beauty (AONB).

1.2 The site is adjacent to the Great Witcombe Cricket Club to the rear.
2.0 Relevant Planning History

2.1 Planning permission was granted in 2014 for the erection of extensions to the outbuilding {ref:
14/01251/FUL). This permission has not been implemented.

2.2 Planning permission was granted in 2017 for the use of the building as a holiday let. The application was
amended following submission to remove the proposed extensions. The applicant has provided evidence
that the permission has been implemented.

3.0 Current application
3.1 This is a full application for the erection of extension to the building. The proposed extension would be
sited to the southern end of the building. They would project 3.5m from the existing building and be 4.5m

wide. The proposed eaves would match the existing eaves at a height of 2.4m, rising to a height of 5m at the
ridge to match the existing. All materials to match.
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4.0 Policy Context

4.1 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.

Development Plan

4.2 The development plan comprises the Joint Core Strategy (December 2017) and saved polices of the
Tewkesbury Borough Local Plan to 2011 (March 2006). Policy SD4 requires new development to be of an
appropriate scale and appearance for its location. Policy SD7 requires development within the AONB to
conserve its landscape and scenic beauty. Policy HOUS requires domestic extensions to be of an
appropriate scale to the host building and not have a significant adverse impact on the residential amenity of
existing occupiers.

National Planning Policy Framework (NPPF)

4.3 The NPPF gives great weight to conserving the landscape and scenic beauty of the AONB, which has
the highest status of protection in relation to landscape and scenic beauty.

5.0 Analysis

5.1 The main issues to be considered are the impact on the AONB, impact on residential amenity and
highway safety.

Impact on the AONB

5.2 Following the granting of planning permission in 2017, the building is currently in use as a holiday let.
There are no restrictive policies within the Development Plan (except within the Green Belt) to restrict the
extension of non-residential buildings, provided they are in compliance with JCS Policies SD7 and SD10.

5.3 These policies allow for new development, provided that they are of an appropriate scale and
appearance, respect the local character and conserve the scenic beauty of the AONB. The proposed
extension would not dominate the host building and would be constructed of appropriate materials, therefore
is in compliance with Policy SD10. Due to the limited nature of the extension and its proposed appearance,
it is not considered that the proposed extension would have an adverse impact on the scenic beauly of the
AONB.

5.4 The proposed extension would be of a similar scale and appearance to those approved under the 2014
permission.

Impact on residential amenity

5.5 The existing dwelling is considered to be sufficiently distant from the resultant building, so there would
not be an adverse impact on residential amenity as a resuit of this proposal.

5.6 There are no other nearby residential neighbours that would be affected by the proposed extension.
5.7 Concerns have been raised by the adjacent cricket club regarding the potential impact on the amenity of

future occupiers and the impact of cricket being played on the adjacent ground. The building would not be
used for permanent occupation. It is therefore not considered that this would warrant a reason for refusal.

Impact on highway safety

5.8The propeosed building would not increase the number of bedrooms available to let and is not therefore
considered to represent an intensification in the use. The existing access is considered to be sufficient to
accommodate the increase in size of the unit.
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Other matters

5.9 The Parish Council have raised concerns that the proposed extension would set a precedent, especially
given the change of use was granted retrospectively. Any future applications would be considered an their
own merils and on the basis of the relevant policy context at the time. It is not therefore considered that the
proposed application would represent a precedent.

5.10 The Parish Council has also raised concerns that the resultant building could be used as a residential
dwelling. The application for the change of use included a condition restricting the use of the building to
holiday let accommodation as the size was not considered sufficient to offer a good standard of amenity for

permanent residential occupiers. Any permanent residential occupation would require a further application to
remove this condition and it would be assessed on its own merits.

6.0 Conclusion

6.1 The proposed extension would be of an appropriate scale and appearance and would conserve the
scenic beauty of the AONB. There are no nearby residential neighbours that would be adversely affected by
the proposed development and it would not be prejudicial towards highway safety. The application is
therefore recommended for PERMISSION.

RECOMMENDATION Permit

Conditions:

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

Reason; As required by Section 91 of the Town and Country Planning Act 1990 (as amended) and to avoid
the accumulation of unimplemented planning permission

2 The development/works hereby permitted shall only be implemented in accordance with the plans as
set out in the plans list below.

Drawings numbered 1407_300, _303, _304, 1415_303_a and 1415_304_a, received by the Council
on 24th November 2017.

Reason: To define the terms and extent of the permission.

3 All external walling and roofing materials to be used shall match those of the existing building in
respect of type, size and colour.

Reason: In the interests of the appearance of the development and the surrounding area

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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17/01293/FUL Land at Stallards Butts, Evesham Road, Bishops Cleeve 9

Valid 01.12.2017 Erection of 5 detached houses and construction of new vehicular access
(revised proposal to 17/00858/FUL to reduce the garage size to plot 1).
Grid Ref 395493 228585
Parish Bishops Cleeve
Ward Cleeve West Knarsboro Homes LTD
C/0O Agent

RECOMMENDATION Permit

Policies and Constraints

NPPF

Planning Practice Guidance

Joint Core Sirategy - December 2017 - SD4, SDg, SD10, INF1, INF2

Flood and Water Management SPD

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

The First Protocol, Article 1 (Protection of Property)

Consultations and Representations

Bishops Cleeve Parish Council - Object to the proposed development, raising the following points:

- Reminds the Council of its very strong objections to the original proposal, particularly in relation to
access and flooding

- Strongly object to the revision in relation to affordable housing

- Urge any highways conditions are rigorously enforced

Gotherington Parish Council - No comments received.

Housing and Enabling Officer - The combined floor area is of the scheme is 997sqm. and therefore
contributions are not required.

County Highway Authority - No objection, subject to conditions.
Representations - None received.

Planning Officers Comments: Suzanne D'Arcy

1.0 Introduction

1.1 The site is a triangular parcel of land, adjacent to the A435, Evesham Road. The site is adjacent to the
Cleevelands development,

1.2 The site is located outside any defined settlement boundary. Part of the site is located within Flood Zone
2,

1.3 The site features a cluster of redundant outbuildings. The boundaries are marked by hedges and there
is a brook to the north of the site.

2.0 Relevant Planning History

2.1 An application for five detached houses on the site (ref: 17/00041/FUL) was withdrawn prior to
determination.

2.2 An identical application (ref: 17/00858/FUL) was permitted at Planning Committee in October 2017. The
permission was subject to a 5106 obligation requiring a contribution of £280,000 to be paid within 14 days of
the first occupation of the second dwelling constructed on the site.
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3.0 Current application

3.1 This is a full application for the ereclion of five dwellings and a new access. The proposed scheme
consists of 2 four bedroom dwellings and 3 five bedroom dwellings, each with a detached garage.

3.2 The application differs from the previously permitted scheme, as the garage for plot 1 has been reduced

in footprint.
3.3 Plots 1 and 2 are proposed to be four bed dwellings, with a footprint of 9.5m by 9.1m. They would be 5m
high to the eaves and rise to a height of 8.6m at the ridge.

3.4 Plots 3 and 4 would be five bed dwellings. They would have an L shaped footprint with a maximum width
of 12.4m and maximum depth of 11.7m. The proposed dwellings would be 5m high to the eaves and rise {o
a height of 8m at the ridge.

3.5 Plot 5 would be a five bed dwelling, with a footprint of 13.4m by 7.6m. It would be 5m high to the eaves
and rise to a height of 8.6m at the ridge.

3.6 The detached garage for plot 1 would have a footprint 6.6m by 3.5m. It would be 2.6m high to the eaves
and rise to a height of 5.5m at the ridge. The remaining garages would have a footprint of 6.3m by 6.2m.
The garages would be 2.4m to the eaves and rise to a height of 5.5m at the ridge.

3.7 All the buildings on site would be constructed of red clay faced bricks with concrete roof tiles.
4.0 Policy Context

4.1 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.

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

4.3 In so far as it relates to this application, the development plan compromises the Joint Core Strategy
{JCS) and the saved policies of the Tewkesbury Borough Local Plan. These are all currently at varying
stages of development. The JCS 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 sets
out the overall level of development and approach to its distribution. Policy SD10 refers to the siting of new
residential development, with point 3 setting out the position in terms of housing development within the rural
service cenires.

4.4 Section 7 of the NPPF 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.

4.6 Section 11 of the NPPF seeks to protect and enhance valued landscapes and the requirement to protect
landscape character is echoed within Policy SD6 of the JCS.

5.0 Analysis

5.1 The main issues to be considered are the principle of development, impact on the character of the area,
highway safety, impact on residential amenity, flood risk and affordable housing.



Principle of development

5.2 Since the determination of the previous application, there has been a change in material planning
considerations, following the adoption of the JCS in December 2017, The Council can demonstrate a five
year supply of housing, even including the 20% buffer. In these circumstances, aside from approving
development proposals that accord with the development plan without delay (unless material considerations
indicate otherwise); the presumption in favour of sustainable development set out at paragraph 14 of the
NPPF does not apply.

5.3 Bishops Cleeve is defined as a Rural Service Centre in the emerging JCS which (Policy SP2) advises
that rural service centres will accommodate 1860 new homes within the plan period as set out in paragraph
4.4 above. Over the plan period to date 1,564 dwellings have been consented in Bishops Cleeve which
exceeds the expected requirement set out in the Housing Background Paper which supports the emerging
Borough Plan.

5.4 In the accompanying Design and Access Statement, the applicant contends that Local Plan Policy HOU4
is out of date, as the Council cannot currently demonstrate a five year supply of deliverable housing and the
application should therefore be considered in the context of paragraph 14 of the NPPF. The applicant states
that the delivery of housing is a significant positive element, in terms of the economic and environmental
roles in the NPPF and the close proximity to services and infrastructure within Bishops Cleeve and the
recently approved housing schemes at both Cleevelands and Evesham Road. It should be noted that the
Design and Access Statement has not been updated since the granting of planning permission to reflect
either the extant permission or the change in the policy context following the adoption of the JCS.

5.9 In January 2018, the Council granted planning permission for the erection of five dwellings on the site
(ref: 17/00858/FUL). The extant permission is identical to the scheme proposed by this application, other
than the change to the garage detailed in paragraph 3.2.

5.6 Point 3 of JCS Policy SD10 refers to housing development within the rural centres and states that such
development will be permitted on “previously developed land in the existing built-up areas of ... rural
services cenires and service villages, except where otherwise restricted by policies within district plans.”
The existing site has some redundant buildings on it, though it is largely vacant. The NPPF defines
previously development land as "land which is or was occupied by a permanent structure, including the
curtifage of the development land (although it should not be assumed that the whole curtitage should be
developed." In view of this, it is considered that the site could in part meet the definition of previously
developed land.

5.7 The policy also requires that the site is located within the existing built-up areas of the rural service
centres. The site is located outside of the settlement boundary as defined in the Local Plan. Furthermare,
the site is separated from the Cleevelands development by the proposed green corridor. In view of this, the
site is not considered to for part of the existing built-up area.

5.8 Section 38(6) of the Town and Country Planning Act 1990 provides that the determination must be made
in accordance with the development plan unless other malterial circumstances indicate otherwise. In this
case, as reiterated by paragraph 12 of the NPPF, the presumption is against the grant of permission given
the conflict with policy SD10 and as such permission should be refused unless material planning
considerations indicate otherwise. In this case, whilst the proposed development is contrary to policy SD10
of the JCS, permission exists on the site which could be implemented within three years from the decision
which was dated 4th January 2018. This is a significant material consideration which must be considered in
the overall planning balance.

Impact on the character and appearance of the area.

5.9 The Design and Access Statement submitted alongside the application sets out that in terms of
landscape and visual considerations, the proposed development would "not cause any material planning
harm given the substantial screening that currently exists along afl three boundaries of the site and which
would ensure that any views into the site would be fleeting and transitory. The proposed development
refates well fo the established pattern of development in this part of the village and respects the character
and form of the village."”

5.10 In permitting the previous application (ref: 17/00858/FUL), the Planning Committee considered that the
site was derelict and did not add to the important green space. It considered that the proposed development
would fit well with the proposed development, both at Cleevelands and Evesham Road opposite.

613



5.11 Policy SD10 requires development to seek to protect landscape character for its own intrinsic beauty,
whilst Policy SD4 requires new development to respond positively 1o the local character and context. The
proposed dwellings would be constructed in a slyle and appearance that would be in keeping with the
surrounding developments and subject to conditions requiring the submission of samples, the proposed
development is in accordance with the requirements of these policies.

Highway safety

5.12 The proposed development would be accessed from the A435, which has a speed limit of 50mph. The
Parish Council have reiterated their concerns regarding the safety of the proposed junction, due to its
proximity to the junction between the A435 and Evesham Road and the volume of traffic using the A435.

The proposed development would be accessed by a new junction. The applicant has demonstrated that the
required visibility splays, both to the existing carriageway and within the development itself are achievable.
The trip generation from the proposed development would not have a severe adverse impact on the safety of
the highway network.

5.13 In terms of pedestrian accessibility of the site, there is a public footpath on this part of the A435 and as
such, it is considered that there would be safe access for pedestrians into the development. The site is
located within 2km of Bishops Cleave centre and this is in accordance with the desired comfortable walking
distances specified by the Institute for Highways and Transportation.

5.14 There would be parking at each of the proposed dwellings, though it has not been demonstrated on the
drawings. It appears that there would be sufficient parking at each dwelling, including spaces for cycles and
a condition could be imposed on any planning permission to ensure that parking provision is provided to
cater for the proposed development.

Impact on residential amenity

5.15 The proposed dwellings are considered to have sufficient space to provide a good standard of amenity
for future occupiers. There is an adequate level of private amenity space for each dwelling.

5.16 There are no existing or future occupiers outside of the site that would be affected by the development.

Flood Risk

5.17 The constraints mapping indicates that the site is within Flood Zone 2. The application has been
accompanied by a Flood Risk Assessment (FRA) that includes flood modelling to show that the site is
located outside of Flood Zone 2 and as such, a sequential test is not required.

5.18 The Parish Council has reiterated its concerns with regards to the site's vulnerability to flooding, raised
as part of the previous application. The FRA has been produced by specialist flood consultants and its
conclusions were previously accepted. In particular, the Planning Committee accepted the Applicant's
submissions relating to improvements that were required as part of a nearby development to deal with
surface water issues along Evesham Road. There has been no change in material planning considerations
in respect of flood risk issues since the previous application.

Affordable housing

5.19 Palicy SD12 of the JCS states that "outside of the strategic allocation sites, on sites of 11 dwellings or
more, or sites with a maximum combined gross floor space of greater than 1000sqm; ... a minimum of 40%
affordable housing confribution will be sought.” The comments of the Parish Council in respect of affordable
housing are noted, however the development now proposed would have a floor area of 996.5sqm and as
such no contributions are required for this application.

6.0 Conclusion

6.1 The site is located outside the existing built-up area and as such, the principle of new housing
development in this location is contrary to Policy SD10, which seeks to guide development towards more
sustainable locations. Given the Council can demonstrate a five year housing land supply, the proposed
development is contrary to the adopted Development Plan. Thus, the presumption s that planning
permission should be refused unless material considerations indicate otherwise.
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6.2 It is recognised that housing development contributes to economic growth, both directly and indirectly.
New employment would be created during construction and businesses connected with the construction
industry would also benefit. Future occupiers would also spend some of their income locally, which would
boost the local economy. Given the small scale nature of the proposal, these benefits are considered very
minor.

6.3 The proposal would make a contribution towards the housing need of the Borough, though the benefits of
five additional dwellings would be limited, particularly in light of the five year supply position and the number
of dwellings consented at Bishop's Cleeve already during the plan period. The site is adjacent to Bishops
Cleeve which is a Rural Service Centre identified in the JCS and the site is well located to take advantage of
the facilities and services in the village.

6.4 Crucially, the site has extant planning permission granted in January 2018 for a scheme that is very
similar to that proposed by this application and this is a matter which weighs heavily in favour of the
application.

6.5 The Council has previously accepted that the proposed development would integrate well with the
surrounding development and would not be vulnerable to flooding. The proposed development would not be
prejudicial to highway safety.

6.6 In light of the above, the application is recommended for PERMISSION.
RECOMMENDATION Permit
Conditions:

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

Reason: As required by Section 91 of the Town and Country Planning Act 1990 (as amended) and to avoid
the accumulation of unimplemented planning permission.

2 The development/works hereby permitted shall only be implemented in accordance with the plans as
set out in the plans list below.

Drawings numbered A27/01 Rev A, A35/01, A42/01, GARAGE/01, GARAGE/02 and KHL/001/1201
Rev A, received by the Council on the 1st December 2017.

Reason: To define the terms and extent of the permission.

3 No construction of the external walls of the development shall commence until a schedule of
materials and finishes, and samples of the materials to be used in the construction of the external
surfaces, including roofs, have been submitted to and approved in writing by the Local Planning
Authority. The development shaill thereafter be carried out only in accordance with the approved
details.

Reason: In the interests of the appearance of the development and the surrounding area.

4 No development hereby permitted shall start until a hard and soft landscape scheme has been
submitted to and approved in writing by the Local Planning Authority showing details of all trees,
hedgerows and other planting to be retained; a planting specification to include numbers, size,
species and positions of all new trees and shrubs, details of existing and proposed walls, fences,
other boundary treatment and surface treatment of the open parts of the site, and a programme of
implementation.

Reason: To ensure the provision of an appropriate landscape setting to the development.
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All hard and/or soft landscape works shall be carried out in accordance with the detail approved
under condition 4 above. The works shall be carried out prior to the occupation of any part of the
development or in accordance with the programme (phasing) agreed in writing with the Local
Planning Authority. Any trees or plants indicated on the approved scheme which, within a period of
five years from the date of the development being completed, die, are removed or become seriously
damaged or diseased shall be replaced during the next planting season with other trees or plants of
a species and size to be first approved in writing by the Local Planning Authority. All hard landscape
works shall be permanently retained in accordance with the approved details.

Reason: To ensure that the landscape scheme is implemented and maintained.

6

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 2.4m 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 160m distant in both directions (the Y
points). The area between those splays and the carriageway shall be reduced in level and thereafter
maintained so as to provide clear visibility between 1.05m and 2.0m at the X point and between
0.26m and 2.0m at the Y point above the adjacent carriageway level.

Reason: To reduce potential highway impact by ensuring that adequate visibility is provided and maintained

and to ensure that a safe, suitable and secure means of access for all people that minimises the
conflict between traffic and cyclists and pedestrians is provided.

The buildings hereby permitted shall not be occupied until the vehicular parking and turning facilities
have been provided in accordance with the submitted plan KHL/001/201A, 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 conflict

between traffic and cyclists and pedestrians is provided.

No building on the development shall be occupied until the carriageways including surface water
drainage/disposal, vehicular turning heads and street lighting providing access from the nearest
public highway to that dwelling have been compleled to at least binder course level and the footways
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.

No dwelling hereby permitted shall be occupied until a fire hydrant (served by mains water supply)
serving that property has been provided in accordance with details which have first been submitted
to and approved in writing by the Local Planning Authority.

Reason: To ensure adequate water infrastructure provision is made on site for the local fire service to tackle

10

any property fire.

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 Autharity. 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

11

minimises the conflict between traffic and cyclists and pedestrians.

The vehicular access hereby permitted shall not be brought into use until details of the provision has
been made within the site for the catchment and disposal of surface water has been submitted to
and approved in writing by the Local Planning Authority. Such provision shall be implemented prior
to the access being brought into use and maintained for the duration of the development.

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

between traffic and cyclists and pedestrians.
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12

No development shall commence on site until a detailed Sustainable Drainage System (SuDS)
Strategy document has been submitted to and approved in writing by the Local Planning Authority.
The SuDS Strategy shall include a detailed design, maintenance schedule, confirmation of the
management arrangements and a timetable for implementation. The SuDS Strategy must also
demonstrate the technical feasibilily/viability of the drainage system through the use of SuDS to
manage the flood risk to the site and elsewhere and the measures taken to manage the water quality
for the life time of the development. The scheme for the surface water drainage shall be carried out
in accordance with the approved details before any dwelling hereby permitted is occupied.

Reason: To ensure the development is provided with a satisfactory means of drainage and thereby

13

preventing the risk of flooding. It is important that these details are agreed prior to the
commencement of development as any works on site could have implications for drainage, flood risk
and water quality in the locality.

No development shall commence until details, including elevations, of the proposed ridge
heightsffinished floor levels/eaves heights/slab levels in relation to datum points have been
submitted to and approved in writing by the Local Planning Authority. The development shall
thereafter be undertaken in accordance with the approved details.

Reason: For the avoidance of doubt and to clarify the finished height of the development

14

Notwithstanding the submitted information, the development hereby approved shall not exceed a
gross combined maximum floor space of 1000 square metres.

Reason: Development larger than 1000 square metres would exceed the threshold for contributions to be

Notes:

1

sought in relation to affordable housing.

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.

The proposed development will involve works to be carried out on the public highway and the

Applicant/Developer is required to enter into a legally binding Highway Works Agreement (including
an appropriate bond) with the County Council before commencing those works.
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17/01348/FUL Kayte Farm, Southam Lane, Southam 10

Valid 02.01.2018 Change of use of existing agricultural building for the storage of caravans.
Grid Ref 395901 225870
Parish Southam
Ward Cleeve Hill Mrs Holloway
Kayte Farm
Southam Lane
Southam
Cheltenham
Gloucestershire

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework (2012}

Planning Practice Guidance

Joint Core Strategy (2017) - SD1, SD4, SD5, SD14, INF1

Tewkesbury Borough Local Plan to 2011 {(March 2006) - AGR6, AGR7
Human Rights Act 1998 - Article 8

The First Protocol - Article 1

Green Belt

Consultations and Representations

Southam Parish Council - No comment received.
Environmental Health - No objection in terms of noise/nuisance.
County Council Highways Officer - No objection is raised.

This application is brought before the Planning Committee as the applicant is an elected member of
the Council.

Planning Officers Comments: Victoria Stone
1.0 Introduction

1.1 This application relates to Kayte Farm, which is located along Southam Lane (See attached location
plan). The farm comprises approximately 25 hectare of pasture and arable land. There are a number of
modern agricultural buildings located close to the farmhouse.

1.2 The farm was developed as a dairy farm with large livestock buildings, concrete yards and silage pits.
Cattle have not been kept on the holding since 1997. The buildings have since been used for equestrian use
and agricultural storage.

1.3 Currently, a small area is farmed by the applicant with the majority of the land being let on short term
tenancy agreements.

1.4 A public footpath is located approximately 250 metres to the east of the site running parallel to Kayte
Lane and the site is wholly located within the Gloucestershire Green Belt.

2.0 Planning History

12/00799/FUL - Proposed new agricultural vehicle access off Southam Lane, Southam. New timber post and
rail fence both sides of the access - Permitted - 21.02.13

3.0 Current Application
3.1 This application seeks permission for the change of use of one of the agricultural barns for the storage of

caravans. Caravan storage may include motor homes, boats and other vehicles belonging to private
individuals.
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3.2 The agricultural building subject to this change of use has a length of 50 metres and a width of 11.6
metres, thus occupying a floor space of approximately 590 square metres. The building has a ridge height of
9.2 metres and an eaves height of 3.8metres. It has a concrete floor, has part concrete, part clad walls and
the roof consists of profile sheeting.

3.3 The development would include minor changes to the external appearance of the building. An existing
gate access on the east facing elevation would be replaced with two concrete panels and cladding to match
the existing building.

3.4 As part of the proposal, the applicant proposes to plant a native hedge with hedgerow trees on the
eastern boundary of the farm.

3.5 There is currently external security lighting on the site therefore no additional external lighting is
proposed.

3.6 An existing access point off Southam Lane would be utilised.
4.0 Policy Context

4.1 The determination of a planning application is to be made pursuant to section 38(6) of the Planning and
Compulsory Purchase Act 2004, which is to be read in conjunction with section 70(2) of The Town and
Country Planning Act 1990. Section 38(6) requires the local planning authority to determine planning
applications in accordance with the development plan, unless there are material circumstances which
“indicate otherwise”. Section 70(2) provides that in determining applications 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 materials considerations."

4.2 The development plan comprises the Joint Core Strategy (JCS) (2017) and saved policies in the
Tewkesbury Borough Local Plan to 2011 (March 2006) (TBLP).

4.3 Other material policy considerations include national planning guidance contained within the National
Planning Policy Framework.

4.4 The relevant policies are set out in the appropriate sections of this report.
5.0 Analysis

5.1 The main issues to be considered are the principle of the development in the Green Belt, the principle of
the change of use of the agricultural building and the impact upon the landscape, amenity and highway
safety.

Green Belt

5.2 Policy SD5 of the JCS sets out that, to ensure the Green Belt continues to serve its key functions, it will
be protected from harmful development. Within its boundaries, development will be restricted to those limited
types of development which are deemed appropriate by the NPPF, unless it can be demonstrated that very
special circumstances exist to outweigh the harm automatically caused to the Green Belt by virtue of the
development being inappropriate and any other harm actually caused.

5.3 The NPPF provides that, as with previous Green Belt policy, inappropriate development is, by definition,
harmful to the Green Belt and should not be approved except in very special circumstances. Paragraph 88
of the NPPF provides that when considering any planning application, local planning authorities should
ensure that substantial weight is given to any harm to the Green Belt. 'Very special circumstances' will not
exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm, is
clearly outweighed by other considerations.

5.4 Paragraph 90 of the NPPF sets out various development exceptions which are considered to not be
inappropriate in the Green Belt providing they preserve the openness of the Green Belt and do not conflict
with the purposes of including land in Green Belt. One such exception is the re-use of buildings provided
that the buildings are of permanent and substantial construction. As such the harm to the openness and the
purposes of including land as Green Belt and the structural state of the building must be considered to
establish if the development would be harmful be reason of inappropriateness.
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Preservation of openness

5.5 This proposal seeks permission for the change of use of an existing building. No extensions to the
building or external storage is proposed. As such there would be no change to the openness of the Green
Belt.

Purposes of including land as Green Belt

5.6 The Green Belt serves five purposes:

- To check the unrestricted sprawl of large built-up areas;

- To prevent neighbouring towns merging inte one another;

- To assist in safeguarding the countryside from encroachment;

- To preserve the setting and special character of historic towns; and

- To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.

5.7 As the proposal only includes the change of use of the building, hence no new built form, the
development would not conflict with any of the purposes set out above.

Is the building of a permanent and substantial construction?

5.8 Whilst no structural survey has been submitted with the application, given the building appears to be in a
sound condition and the materials used in its construction (concrete floor and part wall) it is reasonable to
conclude the building is of a permanent and substantial construction.

Green Belt conclusions

5.9 Given the above, the proposed development would not represent inappropriate development in the
Green Belt and it would not have a harmful impact upon its openness. Accordingly there is no need to
advance very special circumstances and the principle of the development is acceptable.

Principle of the change of use

5.10 In terms of economic growth, one of the ‘core principles' of the NPPF is to proactively drive forward and
support sustainable development to deliver the homes, business and industrial units, infrastructure and
thriving local places that the country needs. Paragraph 19 of the NPPF states that the Government is
committed to ensuring that the planning system does everything it can to support sustainable economic
growth and that planning should operate to encourage and not act as an impediment to sustainable growth.

5.11 Paragraph 28 of the NPPF recognises the need to support economic growth in rural areas in order to
create jobs and prosperity by taking a positive approach to sustainable new development. It advises that
local plans should promote the development and diversification of agricultural and other land-based rural
businesses.

5.12 The vision for the borough, set out in the JCS, is underpinned by three specific strategic objectives to
support a thriving economy. The third objective is to support a prosperous rural economy. To facilitate rural
employment generation and diversification the local planning authority should, amongst other requirements,
support the needs of agricultural businesses and encourage farm diversification and the conversion of
existing buildings for rural business use.

5.13 The application site is located in the wider countryside. In this location, criterion (vi) of Policy SD1
‘Employment - except retail development' of the JCS sets out that employment-related development will be
supported when it is employment-generating farm diversification projects, which are of an appropriate scale
and use, particularly where they involve the re-use of appropriate redundant, non-residential buildings.

5.14 Policy AGR6 of the TBLP further supports the conversion of rural buildings to employment uses where
buildings are permanent, capable of converting without major or complete reconstruction and would not
adversely affect the rural environment or residential amenity.

5.15 As mentioned in paragraph 5.4, the building is considered to be a permanent structure capable of being
adapted for the re-use without major or complete reconstruction. The submitted Design and Access
Statement confirms the building is currently underutilised and this was evident during the site visit. In
addition to this, given the relatively small size of the building and the nature of the proposed use it is
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considered the storage of caravans in the existing building would be of an appropriate scale and use in this
location. Fundamentally, the change of use of the building would help meet one of the strategic objectives of
the JCS by supporting rural economic growth and therefore the principle of the change of use is acceptable.

Impact upon visual amenity

5.16 The existing barn is set back approximately 85 metres from the roadside therefore would not be seen
readily from Southam Lane. A public footpath is located approximately 250 metres to the east of the
building. This distance, coupled with the proposed supplementary screening and as the caravans would be
stored within the existing building would ensure the development proposal would have negligible, if any,
impact upon the visual amenity and landscape character of the locality. The supplementary landscaping will
be secured via condition should members resolve to approve the application.

Impact upon residential amenity

3.17 The nearest residential properties to the agricultural building, No.1 and No.4 Kayte Cottages, are
located approximately 50 metres to the south of the site. There are a number of properties to the east of the
building, located approximately 250 metres from the building.

5.18 The proposed use (storage of caravans) is not known to be a noisy activity and as mentioned previously
the use would not have an adverse visual impact. When taking account of the authorised use of the building
and what it could be used for, such as the keeping of livestock, storage of farm machinery, the proposed use
should not generate any harm upon residential amenity over and above that already experienced from the
occupiers of the neighbouring properties.

5.19 The Environmental Health Officer has confirmed the change of use should not cause an unacceptable
noise/nuisance,

Highway Safety

5.20 Policy INF1 of the JCS advises that proposals should ensure safe and efficient access to the highway
network is provided for all transport modes and that the impact of development does not have a severe
impact upon the highway network.

5.21 The existing access off Southam Lane would be utilised. This has good visibility in both directions. The
applicant estimates that each caravan would have about 8 vehicle movements per annum. This would lead
to 112 vehicle movements per annum.

5.22 The County Highways Officer has raised no objection to the proposal therefore it is considered the
development could be accommodated at the site without compromising highway safety.

6.0 Conclusions

6.1 Taking into account all of the above, the proposai would result in an acceptable change of use of an
existing under-used agricultural building which is capable of being converted without any substantial works.
The development would support rural economic growth without adverse impacts upon the Green Belt, on
amenity, highway safety or the character of the area. Itis therefore recommended that planning permission
is Permitted subject to the conditions set out below.

RECOMMENDATION Permit

Conditions:

1 The development hereby permitted shall be begun before the expiration of five years from the date
of this permission.
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2 Unless where required or allowed by other conditions attached to this permission/consent, the
development hereby approved shall be carried out in accordance with the information (including
details on the proposed materials and landscaping) provided on the application form and the
following plans/drawings/documents -

Location Plan (1:1250)

Proposed Block Plan (1 :1250)

Proposed Landscape Plan (1 :11250)

001 - Proposed Elevalions - South & North View

001 - Proposed Elevations - East & West View, Proposed Floor Plan and Roof Plan
002 - Existing Elevations - South & North View

003 - Existing Elevations - East & West View, Existing Floor Plan and Roof Plan

3 Prior to the first use of the development hereby approved, full details of the landscaping works
should be submitted to and approved in writing by the Local Planning Authority. The details
submitted must include:

i) a plan(s) showing the layout of proposed tree, hedge and shrub planting.

it) a schedule of proposed planting - indicating species, sizes at time of planting and
numbers/densities of plants.

iif) a written specification outlining cultivation and other operations associated with plant
establishment.

iv) a schedule of maintenance, including watering and the control of competitive weed growth,

for a minimum period of five years from first planting.

All planting shall be carried out in accordance with the approved details in the first planting season
following the completion or first occupation/use of the development, whichever is the sooner.

Any irees or plants which, within a period of five years from the completion of the planting, 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 otherwise agreed in writing by the Local Planning
Authority.

4 The storage of caravans/motor homes/vehicles associated with the B8 use hereby permitted shall
only take place within the building, as identified by the red line on the approved location plan, and
there shall be no such storage outside of this building whatsoever.

Reasons:

1 To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.
2 To define the permission.

3 To ensure the proposed development does not have an adverse effect on the character and

appearance of the area.

4 To protect the visual amenities of the area and the openness of the Green Belt.

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.



Land at Kayte Farm Location Plan

17 {o:?;hp%( Fu_

3 [P
7
1
‘ I
]
1
L}
1
1
1
. L alte
_ Farm
#, n
;;:l
. a
i 4.‘
A, £, N / _Kayte Cottgges o
O Ao

e

B

0m  10m 20m 30m

L
v Promap’

— -—’——m.gu‘rﬁ]r
- -
J | ] *

Crsdarey buarsry © Crown Lopyght 2017 AD righis raveriod

.

e - I
Llcoed peariect |CVG224DY. ol Foade - 1:0350

1:1250 @ A4

cze A




3N o sajmouiontea@sauinbus :rewg
LOPESSE PBOLO XB4 00PESR #8IL0 1B

SSIAMOLIND
Lo onred

0032005253 ON 8ousar]

pansasay bLAdo) umoin aowo
Aisuoneis WH Jo Jajlonucy 8wy JO UDROUBS aL) Yim
dew Aaang soueupiQ sy) uodn peseq si ued siy |

Alup sesoding uonesyiuap| Jo4

bv @ 00i:} :8je2g

L1L0Z/QLILE ®)eq 100 OMHd
AemolioH v JuaiDd
juswdojaasq pasodoid 8L

Aluo sesoding uojleoyuap| 104 — 51295 0} JoN

M3IA YInog

weyInog ‘wied sayfey je Buippng jeamynaube ue jo asn jo abueyo pasodoiy




Ao sejmouniamed@sepinbue ewy
LOPESE POL0 XBd DOVESE ¥ESLO (191

003400583 ON 83U3I

pansasay Jybukdod watud S0
AouonmS WH Jo JBH0NUOD L JO LORILES BLY LA
dew Aaaung esuBupI) s uodn paseq sy weid syl

Aug sesoding uoieayauspy 104

wieLl

£v ® 002:1 :ae0g

L10Z/0LILE BlBQ 100 OMHO
ABMOIOH v lUBID
uawds|aaag pasodosd :omL

W s

wEs

WEE ¥

ueld JOO[4

W EE0G

MBIA 159

e e—ccccaa gy

MBIA ISE]

&ez fc




16/00738/0UT Parcel 3745, Cheltenham Road East, Churchdown 11

Valid 02.09.2016 Outline planning application for residential development comprising 465
{no) new family homes, public open space, landscaping, drainage and
other facilities with associated vehicular and pedestrian access.

Grid Ref 386476 220537

Parish Churchdown

Ward Churchdown St Johns Mactaggart & Mickel
1 Atlantic Quay
1 Robertson Street
Glasgow
G2s8JB
FAQO Mr Ken Hopkins

RECOMMENDATION Delegated Permit

Policies and Constraints

Joint Core Strategy - SP1, SP2, SD3, SD4, SD86, SD8, SD9, SD10, SD11, SD12, SD14, INF1, INF2, INF3,
INF4, INF6, INF7, SA1, A2,

Tewkesbury Borough Local Plan to 2011 (March 2006) - TPT3, TPT5, RCN1, RCN2, NCN3.

Affordable Housing SPD

National Planning Policy Framework

Planning Practice Guidance

The First Protocol, Article 1 {Protection of Property)

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

Consultations and Representations
Churchdown Parish Council - Object:

- Site is Green Belt land and JCS has not been finalised

- Preservation of Green Belt is paramount

- Issues concerning:

- Vehicular access

- Emergency access operation

- Flooding the site already floods

- SUDs will not mitigate the risk sufficiently

- School provision

= Location of play areas

- Traffic

- Lack of infrastructure

- One entrance from Cheltenham Road East is totally inadequate
- 400 houses gives a minimum of 1,000 inhabitants

- Children will require in extra form entry in a primary school

- Need to take account of other developments in area

- Concern with storm runoff

- Hopefully doctor's Surgery will be built before the development is completed

Innsworth Parish Council - Object:

- Site is in the Green Belt

- Site Flooded in 2007

- Development will lead to increased traffic congestion

Churchdown and Innsworth Neighbourhood Plan Steering Group:

- Emerging Neighbourhood Plan must be referred to

- NP steering group met with applicant as part of community engagement

- Range of environmental issues inc. retention of the mature hedgerow on Cheltenham Road East
- Want to remove 335 metres

- Residents want protection of green-ness

- The hedgerow is part of the character of area
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Damaging to the foraging bats and birds.

Understand the need to remove some for visibility

The new hedgerows will take a long time to reach maturity
Hedgerow will help reduce necise and air pollution

The site plan shows poor connectivity of green infrastructure

A lot of the "green lines" in the centre aren't hedgerows at all
Enhancement of water courses/swales, which is positive
Neighbourhood plan calls for creation of ponds and pond complexes
Only 5% of the houses will have integral bat boxes

No mention of hedgehog-friendly fencing

Fruity streets and a small community orchard would be welcome as well as foraging trails

Gloucester City Council - Site is part of the South Churchdown strategic allocation contained within the
Joint Core Strategy (JCS).

Inspector has indicated her support for this strategic allocation.

The council does not wish to object to the principle of development at this location.

Would provide for the needs of Gloucester residents.

The public open space and green infrastructure is to the north west of the site on the lllustrative
masterplan,

Layout differs from indicative sile layout in the JCS which places the open space to the west and south
of the site.

Green Infrastructure in the JCS Indicative site layout was to protect views from Churchdown Hill and to
avoid areas prone to flooding.

Flood Zones 2 and 3a (plus climate change) are located to the south of the site

TBC Should consider the protection of views and also Flood Zones

Highways England - No objections.

County Highways Officer - No objections in principle, subject to 5.106 contribution and conditions.

Strategic Housing and Enabling Officer - No abjections subject to S.106 contribution.

County Archaeologist - No objections subject to conditions.

Historic England - No objections.

Environment Agency - No objections subject to conditions.

Urban Design Officer - No objections following receipt of amendments.

Landscape Officer - No objections subject to details.

Natural England - No objections.

Ecology Advisor - No objections.

Environmental Health Adviser - No objections subject to conditions.

l.ead Local Flood Authority - No objections subject to condition.

CPRE Gloucestershire - Object:

JCS allocation not finalised

CPRE objected to allocation

Total housing in JCS too high

Contrary to purpose of Green Belt

Critical to maintaining separation between Gloucester and Cheftenham
Gloucester Northern bypass curbed expansion of Gloucester
Development north of bypass built before Green Belt designation
Adverse effect upon perceived gap

Would reduce gap to less than 200 metres

Planting unlikely to mitigate impacts

Sense of coalescence increased by presence of fire station
Proposed sirategic gap will not provide adequate mitigation
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656 dwellings are not "infill'
- Should recognise intrinsic character and beauty of countryside
No exceptional circumstances to alter the Green Belt

Sport England - Object:

- Proposal provides some open space including pitches

- No ancillary buildings or facilities are proposed

- More appropriate for contributions to be made for off-site facilities
Local Community representations

17 individual objections have been submitted and are summarised as follows:

- Roads in Churchdown are a nightmare

- Cheltenham Road East is already busy and difficult to access with queuing traffic

- Extra 1,000 vehicles using the road

- £7m refurb of EImbridge Road roundabout is a wasted exercise if access is permitted off Cheltenham
Road East

- Cumulative impact of this and other housing development and park and ride

- Roads near the two secondary schools are always blocked

- Pirton Lane is a cut through from Brockworth & Hucclecote

- Existing heavy goods vehicles and cars passing shake and rattle houses

- No proposed changes to existing roads

- Near to fire station and road used by ambulances

- Peak hour traffic will not be able to cope

- Will be daily queues along Cheltenham Road East.

- Most households have 2 or 3 cars plus visitors

- Plenty of parking should be made available to residents of the development.

- Pedestrian and vehicle access should not be provided onto Parkside Drive and Dancey Road.

- Emergency access only gates should also restrict pedestrian access

- Access road will cut the cycle path and walkway

- Potential accident blackspot where car vs. cycle vs. pedestrian meet

- Would impact on street parking in area, intense on street parking already

- Parkside Drive is characterised by large plots with large spacing between

- Development would be high density

- Will not integrate with 1930's housing

- Would impact amenity, loss of sunlight to properties near field

- Loss of village status and a separation from Gloucester

- The character of the area would change completely

- Would be out of keeping with existing development

- Extra disturbance to residents

- Disruption to community is not fair

- Will destroy views of Cathedral and May Hill

- Will bring light poliution, noise and traffic fumes

- Planincludes a play area at far side of the development

- POS more beneficial to be located nearer to Parkside Drive

- Consider screening the new development from existing housing by landscaping

- Noise pollution will be continuous from Gloucester to Staverton

- Objected to the JCS proposals

- Concerns with drainage, possibility of flooding

- Field often has surface water

- Underpass and parts of field flooded in 2007

- Cheltenham Road East was almost flooded near the site access

- Vale of Gloucester is full of water-courses

- If low lands are built on, the water will be forced elsewhere

- Surprised at the extent of flooding in 2007

- Flood attenuation proposals will not be sufficient

- Ditches will need to be maintained

- Not wise to build family houses and play areas so close to water

- Land is Green Belt which should be preserved to stop urban spread

- Brown Field sites should be used first

- No thought to the future generations

-  Field last usedffarmed in 2016
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- Wildlife is in decline and will be impacted

- Detrimental for biodiversity wildlife

- Removal of too much hedgerow

- Tree works to will need to be done branches often fall on ash path between Parkside Close and school
- Schools are oversubscribed no new schools are planned

- Children come from several miles away due to the good Ofsted reports

- Doclor's surgery struggles with demand

Planning Officers Comments: Bob Ristic
1.0 The site and its location

1.1 The site is located to the north east of Gloucester immediately to the south west of Innsworth and to the
southwestern edge of Churchdown Parish. The site lies to the north-western side of the B4063 - Cheltenham
Road East (CRE) and to the southwest of Parkside Drive and Dancey Road. The A40 Gloucester Northern
bypass lies approximately 100 metres to the west and the A40 Gloucester to Cheltenham Golden Valley
bypass lies approximately 200 metres to the south of the site.

1.2 The application site is approximately 19.8 hectares (49 acres) in area and is currenily in agricultural use,
The site is relatively flat with a gentle slope downwards to the north-western corner. The site is defined by
trees and hedgerows to all but the north-eastern boundary adjoining Parkside Drive and Dancey Road.

1.3 The site adjoins existing residential development at Luke Lane and Nicholson Close to the north and
Parkside Drive and Dancey Road to the east whereas the land to the southern side of Cheltenham Road
East (CRE) remains in agricultural use.

1.4 The site comprises the north-western part of a wider strategic allocation A3 - South Churchdown (SCUE)
as allocated in the adopted Joint Core Strategy (JCS).

2.0 Planning History

2.1 There is no relevant planning history on this site other than its promotion and allocation through the JCS
process.

3.0 The Proposals

3.1 The application seeks outline planning permission (with all matters reserved) for a residential
development comprising 465 new family homes, public open space, landscaping, drainage and other
facilities with associated vehicular and pedestrian access.

3.2 The application is accompanied by a series of illusirative paramelers plans, including a Landscape &
Movement Parameter Plan (which is attached and will be displayed at Committee), which indicate how
the quantum of development could be delivered on the site.

3.3 The application is also supported by a Planning Statement; Affordable Housing Statement; Design and
Access Statement; Statement of Community Involvement; Waste Minimisation Statement; and Travel Plan.

3.4 The application is also accompanied by an Environmental Statement required as the proposed
development constitutes EIA (Environmental Impact Assessment) development in accordance with the Town
and Country Planning (Environmental Impact Assessment)(England and Wales) Regulations.

3.5 The Environmental Statement (ES) assesses a range of social and environmental issues. The ES
includes, Noise and Air Quality Assessments, Ecological reports, Transport Assessment; Landscape and
Visual Impact Assessment; Archaeological appraisal (including Trial Trenching); and a Flood Risk
Assessment among its appendices.

3.6 A number of the appendices have been updated with further information and assessments through the
application process to address matters raised by consultees.

4.0 The Community Infrastructure Levy Regulations
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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 lests are as follows:

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

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

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

5.0 The Development Plan/ National Planning Policy

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined
in accordance with the development plan unless material considerations indicate otherwise. Section 70 (2) of
the Town and Country Planning Act 1990 provides that the local planning authority shall have regard to the
provisions of the development plan, so far as material to the application, and to any other material
considerations. The key consideration in assessing the principle of development therefore are the existing
and emerging development plans for the area and Government policy in respect of new housing
development.

5.2 The development plan for the area comprises the Cheltenham, Gloucester and Tewkesbury Joint Core
Strategy, adopted in December 2017 and the saved policies of the Tewkesbury Borough Local Plan to 2011
(adopted March 2006). The Tewkesbury Borough Plan which is anticipated to go to public consultation in the
Spring will effectively replace the saved Local Plan policies. The TBP can be given only very limited weight at
this stage. A Neighbourhood Development Plan for Churchdown and Innsworth is being prepared however
this is at an early stage of preparation and can be given no weight at this time.

Cheltenham, Gloucester and Tewkesbury Joint Core Strategy - December 2017

5.3 The Joint Core Strategy (JCS) was adopted in December 2017 and is part of the Development Plan for
the area. Various policies in the JCS superseded some of the policies in the Tewkesbury Borough Local Plan
to 2011 which had previously been saved by direction of the Secretary of State.

5.4 The JCS sets out the key spatial policies for the JCS area over the plan period of 2011-2031 and the
preferred strategy to help meet the identified level of need. Policy SP1 sets out the overall strategy
concerning the amount of development required, and Policy SP2 sets out the distribution of new
development. These two policies, combined with Policy SD1 on the economy, provide the spatial strategy for
the plan. This strategy, together with its aims, is expressed in relevant policies throughout the plan and will
be supparted by forthcoming district plans and neighbourhood plans.

5.5 Policy SP1 of the JCS sets out the need for new development and the overall housing requirement for
each authority. Policy SP2 sets out the policy for the distribution of new development across the area. The
needs of Gloucester City Council (at least 14,359 new homes) will be provided within the city administrative
area and urban extensions at Innsworth and Twigworth, South Churchdown and North Brockworth within
Tewkesbury Borough as defined in Policy SA1, as well as commitments covered by any Memoranda of
Agreement.

5.6 Policy SP2 advises that the unmet needs of Gloucester and Cheltenham, beyond their administrative
boundaries, will only be delivered on Strategic Allocation sites allocated through Policy SA1 and any other
sites with an agreed sharing mechanism through a Memorandum of Agreement between the relevant local
planning authorities.
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5.7 Policy SA1 sels out that the South Churchdown Allocation (A2) is proposed to provide, 1,100 new
dwellings and 17.4 hectares of employment land up to 2031.

5.8 Policy A2 sets out the specific requirements of the South Churchdown Strategic Allocation including the
quantum of residential and employment, pravision of community facilities, contribution to education, provision
of sustainable drainage and mitigation of flood risk, protection of the natural environment and the provision
and enhancement of {ransport routes.

5.9 Other relevant JCS policies are referred to in the relevant sections below.

National Planning Policy Framework and Planning Practice Guidance

5.10 The NPPF aims to promote sustainable growth and requires applications to be considered in the
context of sustainable development and sets out that there are three dimensions to sustainable
development: economic, social and environmental.

- the economic role should contribute to building a strong, responsive and competitive economy;
- the social role should support strong, vibrant and healthy communities; and
- the environmental role should protect and enhance the natural, built and historic environment.

These roles should not be undertaken in isolation, because they are mutually dependant.

5.11 Paragraph 12 of the NPPF clarifies that it does not change the statutory status of the development plan
as the starting point for decision-making. Proposed development that accords with the development plan
should be approved, and proposed development that conflicts should be refused unless other material
circumstances indicate otherwise. Paragraph 14 of the NPPF sets out that at the heart of the NPPF there is a
presumption in favour of sustainable development and that for decision-taking this means (unless material
considerations indicate otherwise) that development proposals that accord with the development plan shouid
be permitted without delay; and that where the development plan is absent, silent or out-of-date, permission
should be granted subject to certain caveats.

5.12 In terms of economic growth, one of the ‘core principles' of the NPPF is to proactively drive forward and
support sustainable economic development to deliver the homes, business and industrial units, infrastructure
and thriving local places that the country needs. Paragraph 19 of the NPPF states that the Government is
committed to ensuring that the planning system does everything it can to support sustainable economic
growth and that planning should operate to encourage and not act as an impediment to sustainable growth.

5.13 In terms of housing delivery, the NPPF sets out that local authorities should use their evidence base to
ensure that their Local Plan meets the full, objectively assessed needs for market and affordable housing,
including identifying key sites which are critical to the delivery of the housing strategy over the plan period
(paragraph 47). Paragraph 49 sets out that housing application should be considered in the context of the
presumption in favour of sustainable development.

5.14 Other specific relevant policies within the NPPF are set out in the appropriate sections of this report.
6.0 The Application Proposal and Policy Context

6.1 The Application site forrns part of the South Churchdown Sirategic Allocation which comprises three
parcels of land (in separate ownerships) divided by the B4063 Cheltenham Road (running along the
southern boundary of the application site) and the A40 Golden Valley, separating the central parcel frorn the
eastern part of the allocation at Elmbridge Court.

6.2 The applicant has advised that the owners of the adjoining parcels of land are not in a position to bring
that those parts of the allocation forward at this time and this has prevented a single application being
brought forward across the whole allocation. The applicant has also advised that this parcel of land is the
only part which of the allocation which is in a position to begin to deliver housing towards the JCS trajectory
which projects 50 dwellings being delivered on the South Churchdown allocation during 2019.

6.3 Policy SA1 sels out inter alia the general requirements for applications at strategic allocations and

advises that development should enable a comprehensive scheme to be delivered across the developable
area within each strategic allocation and that proposals are accompanied by a comprehensive masterplan for
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the entire strategic allocation. However the policy also advises that the JCS authorities will be flexible in
considering different approaches to achieving a comprehensive masterplan providing that proposals still take
fully into account the development and infrastructure needs of the wider allocation and demonstrate that it
would not prejudice the sustainable delivery of the entire allocation.

6.4 As set out above the applicant has advised that due to the allocation being in separate ownerships they
have been unable to prepare a masterplan for the whole allocation as those landowners are not in a position
lo bring their sites forward at this time. The applicant has referred to the master planning evidence submitted
as part of the evidence base to the JCS for the allocation and have set out how their proposal would not
prejudice the delivery of the aims set out in Policy A2. Consultees have been made aware that the
application forms only part of a strategic allocation (SA) and have assessed the impacts of the proposal on
ability of the wider allocation to be delivered.

6.5 Policy A2 sets out the specific requirements of this allocation which include, the delivery of 1,100 new
homes, 17 hectares of employment, facilities lo meet the needs of the community, contributions towards
education, provision and protection of green infrastructure, biodiversity and heritage assets, flood risk
management, access from CRE, traffic mitigation as well as public and sustainable transport enhancements.

6.6 The principle of development is therefore acceptable subject to compliance with policies A1 and A2 of the
JCS, including whether the proposal would prejudice the development of the wider allocation and all other
material planning considerations.

7.0 Layout & Design

7.1 The NPPF sets out that the Government attaches great importance to the design of the built environment
(paragraph 56). Good design is a key aspect of sustainable development, is indivisible from good planning,
and should contribute positively to making places better for people. At paragraph 57 the NPPF advises that
the planning system can play an important role in facilitating social interaction and creating healthy, inclusive
communities. Similarly Policy SD4 of the JCS seeks to encourage good design and is consistent with the
NPPF and so should be accorded considerable weight.

7.2 Policy SA1 of the JCS requires development proposals to enable a comprehensive development across
each strategic allocation and include a comprehensive masterplan for the entire allocation, although the JCS
authorities will be flexible in this regard. Policy A2 (South Churchdown) sets out various requirements for
bringing forward the development of the site including {ix) a layout and form of development that respects
landscape character.

7.3 The application has been accompanied by a Design and Access Statement and series of supporting
drawings including a Landscape and Movement Parameter Plan which sets out the broad layout of the
development, which have been revised and updated following discussions with officers.

7.4 The site would be accessed from a new junction T-junction off Cheltenham Road East. This would be the
only vehicular access into the site, with access into the site being restricted from Parkside Drive and Dancey
Road to emergency vehicles and pedestrians only.

7.5 The residential development would be sited to the central part of the site and would provide a mix of
accommodation ranging from 1 bed apartments to 4 bed family homes with an average net density of 33.7
dwellings per hectare. The highest density development would be located towards the central part of the site
with the lower density areas being located adjacent to Parkside Drive and Dancey Road and along
Cheltenham Road East.

7.6 The principle roads within the site would include 'avenue’ tree planting to soften the development and a
series of open spaces and play areas provided throughout the site. The northern and western edges of the
site would provide further public open space and SuDS drainage features and would serve to separate the
development from the adjoining green buffer at Innsworth Ditch, between the site and the A40 Gloucester
Northern bypass.

7.7 The proposal would entail the loss of an area of existing overgrown hedgerow to the south-eastern
boundary of the site in order to provide adequate visibility for the proposed site access given the alignment of
the road. The proposed dwellings on this frontage would be set back from the road and the area in front
would be landscaped and would provide a continuation of the existing verge area to the front of properties at
Dancey Road, allowing for the integration of the development with the existing street scene.

629



7.8 The proposal would allow for the re-routing of the existing Sustrans cycle route from the highway at
Cheltenham Road East to a new route inside the site, with further linkage into Dancey Road, providing a
safer route for cyclists and pedestrians.

7.9 The submitted details demonstrate how the development would be linked to the adjoining parcel of land
on the southern side of Cheltenham Road East via three new pedestrian crossing points with refuge islands.
These crossings would give future occupiers of that phase improved access to the cycle route and green
infrastruclure within the application site.

7.10 The submitted details have indicated how the proposal would provide pedestrian linkages to existing
development to the north at Parkside Drive and Dancey Road and that there would be opportunities to create
further new linkages to Luke Lane subject to intervening land owner's consent.

7.11 While this is an outline application with all matters reserved, it is considered that the submitted details
demonstrates that an acceptable standard of design and layout can be achieved on the site, that the
proposed layout would provide for appropriate linkages to the wider SA and would not prejudice the delivery
of the adjoining parcels of land in design terms,

8.0 Accessibility and Highway Safety

8.1 Section 4 of the NPPF recognises that transport policies have an important role to play in facilitating
sustainable development but also in contributing to wider sustainability and health objectives. It states at
paragraph 29 that the transport system needs to be balanced in favour of sustainable transport modes,
giving people a real choice about how they travel. Paragraph 32 states that planning decisions should take
account of whether opportunities for sustainable transport modes have been taken up depending on the
nature and location of the site, to reduce the need for major transport infrastructure. Furthermore,
development should only be prevented or refused on transport grounds where the residual cumulative
impacts of development are severe. The NPPF also requires safe and suitable access 1o all development
sites for all people.

8.2 Paolicy INF1 of the JCS requires that developers should provide safe and accessible connections to the
transport network to enable travel choice for residents and commuters. All proposais should provide for safe
and efficient access to the highway network for all transport modes; encourage maximum potential use of
walking, cycling and passenger transport networks to ensure that credible travel choices are provided by
sustainable modes. Planning permission will be granted only where the impact of development is not
considered to be severe. Policy INF1 further requires developers to provide transport assessments to
demonstrate the impact, including cumulative impacts, of the prospective development along with travel
plans where appropriate.

8.3 The access specific requirements of JCS Policy A2 include the provision of primary access from the
B4063 Cheltenham Road East, provision of measures necessary to mitigate the traffic impacts of the site,
public transport connections and pedestrian and cycle link enhancements.

8.4 The application is supported by a Transport Assessment (TA) and a Travel Plan (TP). The TA has
assessed the polential impacts of the proposed development on the highway network and concludes that the
site is in an accessible location in proximity to local services within Churchdown and is also in proximity to
Cheltenham and Gloucester and associated retail employment and leisure facilities.

8.5 Furthermore the report identifies the availability of good public transport connections in the form of bus
stops and proximity to Sustrans Cycle Route 41 thereby providing viable alternative means of transport to the
car, '

8.6 The traffic impacts have been modelled and the report concludes that the traffic from the development
would disperse quickly over the wider highway network and thal the overall traffic impact is considered to be
small.

8.7 The submitted TP sets out a range of measures to encourage new residents to adopt sustainable modes
of transport, including street designs to constrain vehicle speeds, provision of cycle parking, the re-location of
a bus stop to the south-west of the site closer to the development, a residential travel plan webpage, notice
boards and bus taster tickets.
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8.8 The application has been reviewed by the Highway Agency who are satisfied that the development would
not have a severe impact on the on the strategic road network (SRN) and that queues on the approaches to
the SRN would only change marginally during the AM and PM peak hours.

8.9 The application has also been assessed by the Gloucestershire County Council as the Local Highway
Authority (LHA) who have advised that the TA has assessed the development impact up to 2026 when the
development is likely to be fully built out and that a further sensitivity test was undertaken up to 2031 which
included the cumulative transport impacts of the full South Churchdown Urban Extension (SCUE) as
allocated in Policy A2 of the JCS.

8.10 The assessment determined that the Pirton Fields development would have an impact on Cheltenham
Road East approach arm to Elmbridge Court Roundabout in the 2026 future year. To mitigate this impact,
the LHA advise that new signalisation would need to be provided in order to create sufficient capacity up to
the 2031 future year and so as not to prejudice the ability of the remaining portion of the allocation to come
forward.

8.11 The LHA acknowledges that the full SCUE is likely to have a material impact on Elmbridge Court and
the local network at Parton Road and Pirton Lane and that the remaining portion of the SCUE would have to
provide appropriate mitigation as part of any future planning application to mitigate its associated highway
impact.

8.12 The applicant is presently discussing the particular signalisation design with the LHA and the results of
the modelling of the proposed mitigation is awaited. Consequently, the LHA is not in a paosition to confirm the
precise 5.106 contributions required for these works or any necessary conditions however the LHA has
advised that subject to agreement of satisfactory mitigation measures the development would not result in a
severe impact upon the highway network or prejudice the delivery of the remaining allocation. it is
considered that this matter can be resolved through officer delegated powers.

8.13 Overall, the LHA do not object to the application however further information is required and an update
will be provided at Committee.

9.0 Landscape

9.1 Policy SD6 {Landscape) of the JCS provides that Development will seek to protect landscape character
for its own intrinsic beauty and for its benefit to economic, environmental and social well-being. Proposals will
have regard to the local distinctiveness and historic character of the different landscapes in the JCS area and
will be required to demonstrate how the development will protect or enhance landscape character and avoid
detrimental effects on types, patterns and features which make a significant contribution to the character,
history and setting of a settlement or area. All applications for development will consider the landscape and
visual sensitivity of the area in which they are to be located or which they may affect. Policy SD4 (Design
Requirements) sets out principles for achieving high quality design.

9.2 One of the core planning principles of the NPPF sets out that the planning system should recognise the
intrinsic character and beauty of the countryside. Section 11 of the NPPF sets out that the planning system
should contribute to and enhance the local environment by, amongst other things, protecting and enhancing
valued landscapes. The NPPF also sets out that the Government attaches great importance to the design of
the built environment (paragraph 56). Good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making places better for people. At paragraph 57 the
NPPF advises that the planning system can play an important role in facilitating social interaction and
creating healthy, inclusive communities.

9.3 The site does not fall under any statutory or non-statutory landscape designation. The site has now been
removed from the Green Belt by the JCS and allocated as part of strategic allocation A2 for housing
development. Policy A2 requires, infer alia, the strategic allocation to deliver a green infrastructure network
including habitat creation and management; a landscape buffer along the route of the A40 and a layout and
form that respects landscape character.

9.4 The ES includes a chapter on Landscape and Visual Amenity (LVA) which assesses the impacts

associated with the proposed development as well as consideration of the potential cumulative effects with
the remainder of the SA to the south of the site if it were to come forward.
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9.5 The ES advises that the site comprises large, irregular arable fields defined by hedgerows and trees to
the boundaries with watercourses beyond the northern and western hedge and tree line. The report identifies
that the site is heavily influenced by existing development including the highway network, adjoining
residential development and street lighting.

9.6 The ES concludes that while the visual assessment found a smalt number of significant adverse
cumulative visual effects as a result of the development, these would be limited to the local area and would
be experienced by the residents who currently enjoy views over the site and the fields, and walkers, whose
views would change from one of arable farmland to built-form however these effects would be limited to the
local area and the effects of the development on the wider landscape would not be significant.

9.7 The proposed development would result in the loss of an existing arable field and an area of existing tree
and hedge planting running through the centre of the site. A further 270 metre {(approx.) length of hedgerow
would be removed along the Eastern part of the site frontage adjacent to Cheltenham Road in order to
provide visibility to the site access.

9.8 The trees and hedgerows on the site have been subject to an arboriculture assessment and the majority
have been identified as Category C which indicates that the trees are 'unremarkable trees of very limited
merit or such impaired condition that they do not qualify in higher categories'. Furthermore, it is concluded
that the trees are not subject to a tree preservation order or worthy of such protection.

9.9 The Council's Landscape Officer (LO) has been consulted on the application and has advised that the
application proposes a landscape strategy of retaining and strengthening existing hedgerow boundary
features where practical, providing landscape buffers, retaining watercourses, providing public spaces and
landscaped areas, to integrate the development within the surrounding landscape setting.

9.10 The proposals take account of the setting and visual context of the site in relation to Tinkers Hill, a
Special Landscape Area and the immediate landscape and urban setting. The landscape and visual impacts
of the proposed development and the general approach within the Design and Access Statement and
illustrative Framework Masterplan, is considered acceptable and consistent with the requirements of Policy
A2,

9.11 In conclusion on this point, while it is acknowledged that the development will result in harm in that the
proposal would result the loss of a green field and hedgerow planting, it is considered that the applicant has
demonstrated that the proposal can deliver an acceptably high-quality development. Furthermore, it is
considered that the harm is outweighed by the provision of much needed housing, improved public access to
the land and recreational facilities. he site has of course been allocated for development in the JCS. The
proposal would also provide acceptable compensatory planting within the scheme as set out within the
Design and Access Statement and accompanying Landscape and Movement Plan.

10.0 Flood Risk and Drainage

10.1 Policy INF2 of the JCS seeks to prevent development that would be at risk of flooding. Proposals must
not increase the level of risk to the safety of occupiers of a site, the local community or the wider
environment either on the site or elsewhere. For sites of strategic scale, the cumulative impact of the
proposed development on flood risk in relation to existing settlements, communities or allocated sites must
be assessed and effectively mitigated. Development should also aim to minimise the risk of flooding and
provide resilience to flooding, taking into account climate change and where possible reducing overall flood
risk. Where appropriate applications should be informed by a Flood Risk Assessment (FRA) and incorporate
suitable Sustainable Drainage Systems (SuDS) to manage surface water drainage. Policy A2 of the JCS
requires development proposals to deliver adequate flood risk management across the site and ensure that
all more vulnerable development is located in Flood Zone 1.

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

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

10.4 The application has been accompanied by a Flood Risk Assessment (FRA). The report advises that all
vulnerable development would be located in Flood Zone 1, the zone with the lowest probability of flooding.
The report identifies that due to the local geology the potential for infiltration drainage is limited and that
surface water drainage will need to be discharged to watercourses to the northern and western boundaries
of the site. In order to mitigate the impacts the report demonstrates suitable attenuation can be achieved
upon the site through the use of a variety of SuDS techniques and the associated control of surface water
discharge rates.

10.5 The Environment Agency have reviewed the ES in respect of hydrology, flood risk and SuDS. While
raising no objections the EA acknowledges that that flood risk and surface water management are key
consideration in determining this application. They advise that the surface water attenuation features should
be designed to accommodate the 1 in 100 year flood level plus an allowance for climate change, which given
the scale and nature of the development should be 40% in accordance with national guidance.

10.6 The EA concurs with the conclusions of the ES that the proposal provides for further mitigation
measures with regards to water quality which will heip reduce the risk of pollution to the water environment
during construction and beyond.

10.7 The Lead Local Flood Authority (LLFA) have advised that the application has appropriately addressed
the surface water flood risk at this stage and that the proposed use of ponds and swales, which are indicated
to be constructed in the first phase of the development (where feasible) would provide appropriate flood
mitigation as well as amenity, pollution control and biodiversity benefits.

10.8 The LLFA advise that while the submitted details provide an appropriate strategy for surface water
drainage a detailed surface water drainage strategy for the site will be required and that this can be secured
by a suitably worded condition.

10.9 In terms of the wider allocation, the LLFA have advised that each application/site is required to mitigate
the risk of flooding on-site, in order to meet the national requirements to not increase flood risk to the site or
elsewhere. As a result of this requirement the proposal would not prejudice the future development of the
remaining SA.

11.0 Heritage Assets

11.1 Paragraph 128 of the NPPF advises that where a site on which development is proposed includes or
has the potential to include heritage assets with archaeological interest, local planning authorities should
require developers to submit an appropriate desk-based assessment and, where necessary, a field
evaluation

11.2 The NPPF sets out at Paragraph 134 that where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be weighed against the
public benefits of the proposal, including securing its optimum viable use. Paragraph 135 advises that the
effect of an application on the significance of a non-designated heritage asset should be taken into account
in determining the application. In weighing applications that affect directly or indirectly non-designated
heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and
the significance of the heritage asset.

11.3 The ES includes a chapter on Archaeology and Cultural Heritage. While it is identified that there are no
listed buildings in proximity to the application site, the site is of archaeological interest.

11.4 An archaeological evaluation of the site has been undertaken, including desk based and physical
assessments. The desk based assessments identifies the presence of a former Second World War Heavy
Anti-Aircraft Battery (HAA). Further geophysical survey work and trial trenching was undertaken which
revealed concrete bases dating from the Second World War, medieval ridge and furrow features and a
possible Iron Age Farmstead.
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11.5 The report advises that a written scheme of investigation setting out three main areas of archaeological
mitigation (excavation) has been prepared and to allow for proposed mitigation which would allow for
appropriate preservation by record.

11.6 The County Archaeologist (CA) advises that sufficient information has been made available regarding
archaeological impact to allow an informed planning decision to be made on that issue. A total of 80 trial-
trenches were dug, as informed by the geophysical survey.

11.7 The result of the archaeological investigation identified several areas of archaeological interest. Within
the eastern half of the application site, linear ditched boundaries were found which are likely to relate to a
farmstead dating to the later prehistoric period.

11.8 In the western half of the application site the investigation confirmed the presence of surfaces and
substructures relating to the demolished remains of a Second World War Anti-Aircraft battery, associated
remains of which were also found at dispersed locations across the wider area.

11.9 The CA advises that while the application site contains significant remains, the archaeology is not of the
first order of preservation since it has undergone erosion from later ploughing and demolition. Therefore it is
not of the highest archaeological significance to merit preservation in situ. However, the archaeological
deposits on this site have the potential to make an important contribution to the understanding of the
archaeology of the locality and the wider region.

11.10 The appendix to the Environmental Statement includes a Written Scheme of Investigation (WSI) which
proposes archaeological excavation and recording to be implemented if planning permission is granted. The
CA has advised that the WSI proposes an appropriate programme of archaeological mitigation and that an
appropriate programme of work to excavate and record any significant archaeclogical remains should be
undertaken prior to the development in order to mitigate the ground impacts of the development and this can
be secured by condition.

11.11 Considering the absence of listed buildings on or near the application site and the archaeological
evaluation undertaken it is considered that the development would not result in harm to the significance of a
designated heritage assets.

12.0 Ecology and Nature Conservation

12.1 Policy SD9 of the JCS seeks to protect and, wherever possible enhance biodiversity, including wildlife
and habitats. 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.

12.2 The ES includes a chapter on Ecology and Nature Conservation which considers the potential effects of
the proposed development on ecological features of importance identified through a series of baseline
assessments which are appended to the ES. Further documents have been received through the application
process in response to comments from consultees. The suite of documents cover;

- Hedgerows

- Reptiles

- Bats

-  Slow worms.

- Breeding birds

- Cotswold Beechwoods SAC;

- Severn Estuary SAC/SPA/Ramsar

12.3 The ES concludes that the site supports an assemblage of relatively common habitats with the most
valuable being the network of hedgerows, scrub, watercourses, and grassland which to varying degrees
support a number of protected species, including bats, reptiles and breeding birds.

12.4 the ES advises that the effects of the construction and operational phases of the proposed
development, range from ‘'major’ to 'minor’ negative before identified mitigation works are implemented.
These include the translocation of reptile populations; the protection of retained habitats and species with
appropriate fencing; extensive landscape planting which would replace lost habitat; the implementation of a
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Landscape and Ecological Management Plan (LEMP) for the site; and the creation of various habitats and
habitat features for protected species. Once successfully implemented, it is considered that these proposed
mitigation measures would reduce the negative effects to between ‘neutral and minor positive levels'.

12.5 Furthermore, the potential cumulative impacts of developments at the site and the developments across
the wider strategic allocation area, would have 'neutral to minor positive' effects on the valued ecological
features and the cumulative impacts are anticipated to be 'not significant'.

12.6 Natural England (NE) have been re-consulted following the receipt of supplementary details requested
and advise that the proposed development would not have significant adverse impacts on designated sites
and raise no objection.

12.7 The Councils Ecology Adviser (ECA} has reviewed the submitted details and advised that subject to
compliance with conditions there would be no likely significant effects on the Cotswolds Beechwood SAC or
the Severn Estuary SAC, SPA and Ramsar site.

12.8 In respect of on-site ecology the ECA has confirmed that the impacts upon Bats, Reptiles, Hedges,
Buffer zones an Nesting Birds can be suitably mitigated against through the imposition of conditions requiring
a {CEMP) and (LEMP). Overall it is considered that subject to compliance with conditions the proposal would
not result in harm to matters of ecology or nature conservation.

13.0 Noise and Air Quality

13.1 Policy SD14 of the JCS seeks to protect health and improve environmental quality. The NPPF states at
paragraph 120 that to prevent unacceptable risks from pollution, planning decisions should ensure that new
development is appropriate for its location. The effects (including cumulative effects) of pollution on health,
the natural environment or general amenity, and the potential sensitivity of the area or proposed
development to adverse effects from pollution, should be taken into account. In respect of air quality it
advises that planning policies should sustain compliance with and contribute towards EU limit values or
national objectives for pollutants, taking into account the presence of Air Quality Management Areas
(AQMAs), and the cumulative impacts on air quality from individual sites in local areas.

13.2 The ES includes chapters relating to noise impacts and air quality. The ES concludes that the air quality
assessment focuses on key transport-related pollutants Nitrogen Dioxide (NO2) and Particle Pollution less
than or equal to 10 micrometers (PM10). The assessment has shown that the additional traffic associated
with the proposed development will have a negligible impact on NO2 and PM10 concentrations and the
traffic forecasts have included all committed development traffic within the JCS. The impacts arising from
construction activilies are considered to be negligible and can be mitigated against by a construction
management plan (CMP) which can be secured by condition.

13.3 In terms of noise, the ES has assessed the cumulative effect of committed development including the
wider SA and the associated effects of the changes in noise at both existing and proposed noise sensitive
receptors. External and internal noise levels have been assessed in accordance with the appropriate
guidance and these criteria are likely to be exceeded at both existing and proposed noise sensitive
receptors. However, the assessment has demonstrated that traffic generated by the proposed development
and wider committed development would have ‘negligible’ impact on traffic noise levels within the study area.
It is recommended that appropriate acoustic mitigation is incorporated into the design through a variety of
measures. Overall, the ES concludes that the proposed development is unlikely to present significant
detriment to noise levels in the immediate area based on the traffic generation and the impacts associated
with the construction phase can be effectively managed as part of a CMP.

13.4 The Council's Environmental Health Adviser (EHA) has been consulted and has advised that the
calculations in the accompanying noise report have been assessed against the correct standards (the Worid
Health Organisation (WHQ) and BS 8233: 2014 Guidance on Sound Insulation and Noise Reduction for
Buildings) and the report takes into consideration the wider impact from all factors including the increase in
traffic in the local area.

13.5 With effective mitigation as suggested in the noise report, it is considered that the proposed

development can comply with the requirements of WHO and BS 8233 and the appropriate noise levels can
be achieved for future occupiers by way of an appropriate conditions.
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13.6 In terms of air quality the EHA has advised that due to the location of the proposed development, there
would be no adverse impact associated with introducing sensitive receptors (i.e. residential properties) to the
site as a result of existing local air quality. In order to avoid background "creep” in air pollution levels as well
as providing opportunities for the use of more sustainable modes of transport, the EHO has proposed
conditions relating to low NOX boilers and electric vehicle charging provision.

13.7 In conclusion and subject to compliance with conditions the proposal would not result in harm to existing
and future occupiers and would have an acceptable impact in terms of noise and air quality.

14.0 Affordable Housing

14.1 Policy SD12 of the JCS requires a minimum of 35% affordable housing on sites within identified
Strategic Allocations. The NPPF sets out that, LPAs should set policies for meeting affordable housing need
on development sites,

14.2 The Strategic Housing & Enabling Officer (SHEQ) has been consuited on the application and has
advised that the development would generate a requirement for 163 affordable dwellings comprising the
following mix:

House Type Number

1B2P flats & bungalows 43

2B4P wheelchair bungalows 2

2B flats & houses 64

3B houses 34

4B+ houses 20
TOTAL 163

14.3 The applicant has proposed to deliver affordable 35% affordable housing on the site to comply with
policy with 50/50 split between rent and intermediate forms of tenure as defined by the NPPF.

14.4 The SHEQ has proposed a different tenure split with 70% affordable rented and 30% intermediate
product which is based on identified housing needs. This matter will be subject to further negotiations in
order to secure an acceptable mix of affordable dwellings to serve the needs of the community.

15.0 Open Space, Outdoor Recreation, Sports and Community Facilities

15.1 Saved policy RCN1 of the Local Plan requires the provision of easily accessible outdoor playing space
at a standard of 2.43ha per 1000 population. The Council's adopted Playing Pitch Strategy sets out
requiremenits for formal playing pitches. Policy INF4 of the JCS requires appropriate social and community
infrastructure to be delivered where development creates a need for it. Policies INF6 and INF7 support this
requirement. 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.

15.2 The application has been accompanied by an indicative Landscape and Movement Parameters Plan
which outlines the proposed landscaping strategy for the site. The site would be laid out with a swathe of

open space separating the dwellings from Cheltenham Road East and this belt would continue along the

western and northern edges of the site, providing a landscaped buffer and trails around the site.

16.3 The proposal also includes a number of play spaces (LEAPs) within the development as well as a larger
are of POS to the north-western corner of the site. The submitted drawings have indicated that two football
pitches could be accommaodated on the land.

15.4 The Community and Economic Development Manager has been consulted in respect of the provision
that would be expected from the proposed development. A response is awaited and an update will be
provided at Committee. Initial discussions have indicaled that in place of the proposed on site pitches a
contribution towards existing local facilities would be more appropriate in this area. This approach is
considered appropriate in principle and would address concerns raised by Sport England.

15.5 Furthermore there will be a requirement for contributions towards local community facilities and the

provision of recycling infrastructure, dog fouling bins and signs to cater for the needs arising from the
development. This will need to be secured by S.106 agreement.
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16.0 Community, Education and Library Provision

16.1 Policy INF4 of the JCS 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. Policies INFG6 and INF7 of the JCS support this requirement. 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.

16.2 The County Council Community and Economic Development Officer (CEDQ) has advised that financial
contributions towards education will be required to provide additional school places based on the number of
pupils expected to need places arising from the development.

16.3 The CEDO has explained that in the pre-school/nursery and secondary school sectors this would be
addressed through expansion or provision at nearby facilities, through a financial contribution. At the primary
school sector, a contribution to expand the nearby primary schools would also be required, in the form of a
£1.7M contribution. There would need to be some flexibility in the application of this contribution which could
be secured through a planning obligation (S106 agreement). If other parcels of land within the strategic
allocation come forward then the allocation would likely require an on-site primary school; if this happens
relatively soon, then there would need to be flexibility to use the contribution towards this new school.

16.4 The application is likely to yield around 130 additional pupils who will require primary school places,
which is insufficient in itself to require an on-site primary school. The wider strategic allocation however is
sufficiently large to require a new primary school, but at present it is unclear as to when other schemes may
come forward, and it is outside the control of the present application and applicant. As an additional
mitigation measure, therefore, it will be necessary to secure some land within the development site to allow
temporary provision of school places in the event that this is needed. This may be used as expansion of
existing schools, or as a temporary location for a new school within the strategic allocation. These
arrangements, secured through an appropriate s106 agreement, will allow decisions around school place
provision to be taken to serve the needs of the new community.

16.5 in addition to the education provision a library contribution of £91,140 would be required in order to
improve facilities in Churchdown to cater for the needs of the increased population.

16.6 The applicant has advised that they have no objections to these proposals in principle which could be
secured by a s106 agreement.

17.0 Overall Balancing Exercise and Conclusion

17.1 Section 38(6) of the Town and Country Planning Act 1990 provides that, if regard is to be had to the
development plan, the determination must be made in accordance with the development plan unless other
material circumstances indicate otherwise. Section 70 (2) of the Act 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.

17.2 The proposed development would broadly comply with Policies SA1 - Strategic Allocations and A2 -
South Churchdown of the JCS and would allow for part of the allocation to be delivered in the short term.
Furthermore, it has been demonstrated that the development of this site would not prejudice the wider
allocation being brought forward as a separate application in the future.

Benefits

17.3 Considerable weight is given to the economic benefits that would arise from the proposal both during
and post construction. Social benefits, namely the provision of new housing, including affordable housing
which would contribute towards the housing needs identified within the JCS, would also arise. Furthermore
the proposal will include additional benefits including the provision of public open space, the re-routing of the
Sustrans cycle route away from the Highway and the provision of SuDS facilities which would improve
drainage conditions and provide ecological benefits.
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Harms

17.4 The propesal would result in the loss of an open field and extends the urban boundary of Churchdown.
Furthermore and in the short term the proposal would result in the loss of hedges and trees at the site. The
weight given to these harms must however be reduced given the allocation of the site in the JCS.

Neutral Effects

17.5 Subject to resolution of the issues set out in section 8 above, there would be an acceptable impact in
transport terms subject to s106 obligations and the imposition of suitable planning conditions. Similarly,
subject to the views of the Community and Economic Development Manager, contributions towards sports,
recreation and community facilities would mitigate impacts on existing social infrastructure.

17.6 The County Council is satisfied that subject to flexible obligations relating to education and library
contributions there is no objection to the proposals. In terms of ecology, there would be an acceptable impact
on the Cotswolds Beechwood SAC and the Severn Estuary SAC, SPA and Ramsar site. The proposal would
have an acceptable impact on archaeological remains and would not give rise to unacceptable impacts in
relation to noise, vibration, dust, odour and air quality to existing and future occupiers.

18.0 Conclusion

18.1 It is considered that the delivery of much needed housing, including affordable housing, associated
infrastructure and public open space would outweigh the harms identified.

18.2 It is therefore recommended that the decision is DELEGATED to the Development Manager to
permit the application subject to resolving the outstanding highways, open space and community
facility contributions; additionallamended planning conditions; and the completion of a section 106
legal agreement to secure the following heads of terms:

- Affordable Housing - 35%

- Pre-school - £512,629

- Primary Education - £1,766,773

- Secondary education - £1,632,969

- Libraries - £91,140

- Sports facilities - TBC

- Open space, playing pitches and facilities - TBC

- Community facilities and Infrastructure - TBC

- Highway improvements and signalisation - TBC

- Recycling - £73 per dwelling

- Dog bins & signs - 1 dog bin per 45 houses at £350 per bin and 1 sign per 10 houses at £50 per
sign.

RECOMMENDATION Delegated Permit
Conditions:

1 As part of the first reserved matters application a phasing plan for the whole site shall be submitted
to the local planning authority for approval in writing. The phasing plan shall include details of the
intended number of market and affordable dwellings for each phase of development together with
general locations and phasing of key infrastructure, including surface water drainage, green
infrastructure, play facilities and access for pedestrians, cyclists, and vehicles. The phasing plan
shall be based on the amended Landscape & Movement Parameters Plan contained within the
Design and Access Statement Addendum dated February 2017 and received by the Local Planning
Authority on 28th March 2017 except where other planning conditions specify otherwise. The
development shall thereafter be carried out in accordance with the approved phasing plan.

Reason: To define the terms of the permission and ensure a satisfactory appearance to the development.
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2 The development of each phase for which permission is hereby granted shall not be begun before
detailed plans showing the appearance, means of access, landscaping, layout and scale (hereinafter
referred to as "the reserved matters”) have been submitted to and approved in writing by the local
planning authority. The development shall be carried out in accordance with those approved details.

Reason: To define the terms of the permission and ensure a satisfactory appearance to the development.

3 Application for the approval of the reserved matters for phase 1 as identified by the phasing plan
shall be made to the local planning authority before the expiration of 2 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.

4 The development hereby permitted shall be begun either before the expiration of 3 years from the
date of this permission, or before the expiration of one year from the date of approval of the reserved
matters for phase 1, whichever is the later.

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,

5 Application for the approval of reserved matters for the subsequent phases of development as
identified by the phasing plan shall be made to the local planning authority before the expiration of 4
years from the date of this permission. The subsequent phases of development hereby permitted
shall be begun either before the expiration of 5 years from the date of this permission, or before the
expiration of one year from the date of approval of the last of the reserved matters to be approved,
whichever is the later.

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 Compuisory Purchase Act 2004.

6 The first reserved matters application submitted pursuant to Condition 2 shall be accompanied by a
detailed drainage strategy for the whole development hereby approved. The detailed drainage
strategy must be/consider/include, but not be limited to:

- Compliant with National & Local Standards/Guidance including the NPPF, Non-Statutory
Technical Standards for Sustainable Drainage, and Building Regulation H

- Sufficient evidence to demonstrate the system is technically feasible {(e.g. sufficient runoff rate
and volume management, appropriate use of climate change factors, system simulations, and
construction drawings)

- ascheme of surface water treatment;

- management of exceedance flows for the 1 in 100 year event; and

- aconstruction method statement taking in to account but not limited to surface water
management (quantity and quality} during the construction stage; The drainage scheme shall be
carried out in accordance with the approved details

Reason: To ensure that the development is provided with a satisfactory means of drainage, as well as
reducing the risk of flooding both on the site itself and the surrounding area, and to minimise the risk
of pollution.

7 None of the residential units hereby permitted shall be occupied until a scheme for the maintenance
of all SuDS/attenuation features and associated pipework has been submitted to and approved in
writing by the Local Planning Authority. The scheme shall include a programme for implementation.
The approved SuDS maintenance scheme shall be carried out in full in accordance with the
approved details.

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

reducing the risk of flooding both on the site itself and the surrounding area, and to minimise the risk
of pollution.
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Each application for reserved matters shall be accompanied by a plan setting out the existing and
proposed ground levels and ground floor siab levels of the buildings relative to Ordnance Datum
Newlyn. The development within that phase shall be carried oul in accordance with the approved
details.

Reason: To ensure a satisfactory and well planned development and in the interest of visual amenity.

9

For each phase of development the reserved matters submitted pursuant to condition 2 shall be
accompanied by full details of both hard and soft landscape proposals. These details shall include,
as appropriate:

Hard landscaping

i Proposed finished levels or contours;

ii. Positions, design, materials and type of boundary treatment to be erected;
iii. Hard surfacing materials;

iv. The equipment layout and surfacing for the children's play areas; and
v, Minor artefacts and structures (e.g. street furniture, refuse or other storage units and signs);
and

Soft landscape details shall include:;

i. Planting plans including the positions of all tree, hedge and shrub planting;

ii. Written specifications (including cultivation and other operations associated with plant and
grass establishment);

iii. Schedules of plants, noting species, planting sizes and proposed numbers;

iv. Densities where appropriate; and

V. Implementation timetables including time of planting.

The development shall be carried out only in accordance with the details so approved.

Reason: To ensure a satisfactory and well planned development and to preserve and enhance the quality of

10

the environment.

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

Reason: To ensure a satisfactory and well planned development and to preserve and enhance the quality of

11

the environment.

The first reserved matters application submitted pursuant to Condition 2 shall be accompanied by a
landscape management plan, inciuding long term design objectives, management responsibilities
and maintenance schedules for all landscaped areas, (other than privately owned domestic
gardens). The landscape management plan shall be implemented in accordance with those
approved details.

Reason: In the interests of visual and residential amenity.

12

Land identified as Public Open Space in the landscape and movement parameters plan (Design &
Access Statement Addendum February 2017) shall be safeguarded and retained as public open
space.

Reason: To meet the requirements of the Habitats Regulations and to safeguard Biodiversity.
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13 No development including demoalition or site clearance shall be commenced on the site or machinery
or material brought onto the site for the purpose of development until full details of measures to
protect trees and hedgerows have been submitted to and approved in writing by the Local Planning
Authority. This shall include:

{a) Protective fencing must be installed around trees and hedgerows 1o be retained on site. The
protective fencing design must be to specifications provided in BS5837:2012 or subsequent
revisions, unless agreed in writing with the Local Planning Authority. A scale plan must be
submitted and approved in writing by the Local Planning Authority accurately indicating the
position of protective fencing. No development shall be commenced on site or machinery or
material brought onto site until the approved protective fencing has been installed in the
approved positions and this has been inspected on site and approved in writing by the Local
Planning Authority. Such fencing shall be maintained during the course of development,

(b) The area around trees and hedgerows enclosed on site by protective fencing shall be
deemed the tree protection zone (TPZ). Excavations of any kind, alterations in soil levels,
storage of any materials, soil, equipment, fuel, machinery or plant, citing of site compounds,
latrines, vehicle parking and delivery areas, fires and any other activities liable to be harmful
to trees and hedgerows are prohibited within the TPZ, unless agreed in writing with the local
planning authority. The TPZ shall be maintained during the course of development.

Reason: To ensure adequate protection to existing trees which are to be retained, in the interests of the
character and amenities of the area.

14 No works in any individual phase shall take place Including demolition, ground works, vegetation
clearance) until a construction environmental management plan (CEMP) for that phase has been
submitted to and approved in writing by the Local Planning Authority. The CEMP shall include the

following:

a) Risk assessment of potentially damaging construction activities

b) ldentification of "biodiversity protection zones" with reference, but not exclusively, to species
and habitats identified in the Environmental Statement and subsequent ecolagical update
reports.

<) Practical measures (both physical measures and sensitive working practices) to avoid or
reduce impacts during construction (may be provided as a set of method statements)

d) The locations and timing of sensitive works to aveid harm to biodiversity features

e) The times during construction when specialist ecological or environmental need to be
present on site to oversee works

f) Responsible persons and lines of communication

a) The role and responsibilities on site of an ecological clerk of works (ECoW) or similar person

h) Use of protective fences, exclusion barriers and warning signs

The approved CEMP shall be adhered to and implemented throughout the construction period
strictly in accordance with the approved details, unless otherwise agreed in writing with the local
planning autharity.

Reasons: To safeguard Biodiversity.
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15

At the first reserve matters stage in relation to each phase of development as set out in the Design &
Access Statement addendum phasing parameters plan (February 2017) a landscape and ecological
management plan (LEMP) shall be submitted to and approved in writing by, the Local Planning
Authority prior to the commencement of that phase of development. The content of the LEMP shall
include, but not exclusively, the following:

a) Description and evaluation of features to be managed with reference, but not exclusively, to
species and habitats identified in the Environmental Statement and subsequent ecological
update reports.

b) Ecological trends and constraints on site that might influence management.

c) Aims and objectives of management including those in relation to otters, reptiles, bats and
nesting birds.

d} Appropriate management options for achieving aims and objectives including appropriate
enhancement measures.

e) Prescriptions for management actions.

f) Preparation of a work schedule (including an annual work plan capable of being rolied
forward over a five-year period).

a) Details of the body or organization responsible for implementation of the plan.

h) Ongoing monitoring and remedial measures.

The LEMP shall also identify the legal and funding mechanism{s) by which the long-term
implementation of the plan will be secured by the developer with the management body(ies)
responsible for ils delivery.

The plan shall also set out {where the results from monitoring show that conservation aims and
objectives of the LEMP are not being met} how contingencies and/or remedial action will be
identified, agreed and implemented so that the development still delivers the fully functioning
biodiversity objectives of the originally approved scheme. The approved plan will be implemented in
accordance with the approved details.

Reasons: To meet the requirements of the Habitats Regulations and safeguard Biodiversity.

18

The hard and soft landscaping scheme pursuant to Condition 9 shall take full account of the
Landscape and Ecological Management Plan and Construction Environmental Plan for the relevant
phase. Thereafter landscaping shall be implemented and maintained in accordance with the
approved scheme.

Reasons: To safeguard Biodiversity and the natural environment.

17

The first reserved matters application in relation to each phase of development as set out in the
Design & Access Statement addendum phasing parameters plan (February 2017), shall include an
external lighting control scheme, to demonstrate measures to reduce impacts on existing and
proposed features for bat foraging and flight corridors. The development shall be carried out in
accordance with the approved scheme.,

Reasons: To safeguard local character from increased light pollution and to safeguard Biodiversity.

18

Before each dwelling is occupied, an A4 sized colour leaflet setting out the location and sensitivities
of the Cotswold Beechwoods SAC, how to avoid negatively affecting it and indicating alternative
locations for off road cycling shall be submitted to and agreed in writing by the Local Planning
Authority and thereafter two copies shall be issued to each new homeowner prior to the occupation
of any new dwelling hereby permitted.

Reasons: To ensure no adverse effects on the integrity of the Cotswolds Beechwoods SAC as a result of the

19

development.

Prior to the occupation of the 200th dwelling hereby permitted permanent SAC interpretation and
mitigation measures, proportionate to the impact of the development, shall be agreed with the Local
Planning Authority. The interpretation and mitigation measures shall be implemented in accordance
with the approved details and shall be similarly maintained thereafter.

Reasons: To ensure no adverse effects on the integrity of the Cotswolds Beechwoods SAC as a result of the

development.
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20

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
provide for:

(i) the parking of vehicles of site operatives and visitors;

{ii) loading and unloading of plant and materials;

(iii) storage of plant and materials used in constructing the development;

{iv) the erection and maintenance of security hoarding including decorative displays and facilities
for public viewing, where appropriate;

{v) wheel washing facilities;

(vi) measures to control the emission of dust and dirt during construction;

(vii) a scheme for recycling/disposing of waste resulting from demolition and construction works.

Reason: In the interests of highway safety.

21

No development shall take place within the application site until the applicant, or their agents or
successors in title, has secured the implementation of a programme of archaeological work in
accordance with the document entitled ‘Written Scheme of Investigation: Archaeological Mitigation'
compiled by Armour Heritage (dated January 20186).

Reason: [t is important to secure a programme of archaeological work in advance of the commencement of

22

development, so as to make provision for the investigation and recording of any archaeclogical
remains that may be destroyed by ground works required for the scheme. The archaeological
programme will advance understanding of any heritage assels which will be lost.

If, during the course of development, any contamination is found which has not been identified in the
site investigation, additional measures for the remediation of this source of contamination shall be
submitted to and approved in writing by the local planning authority and the remediation of the site
shall incorporate the approved additional measures.

Reason: To protect the living conditions of future occupiers.

23

No development above DPC level shall take place until a scheme of noise attenuation to achieve
50dB(A) 'desirable’ criteria (and not to exceed the upper limit of 55dB(A)) as recommended by
BS58233:2014, for enclosed outdoor private amenity areas (gardens), has been submitted to and
approved in writing by the Local Planning Authority. The approved measures shall be implemented
in accordance with the approved details and prior to the first occupation of each dwelling.

Reason: To ensure satisfactory the living conditions of future occupiers.

24

Prior to the first occupation of the development, details of Low Emission Boilers to be installed in
each dwelling shall be submitied to and approved in writing by the Local Planning Authority. The
Ultra-Low NOx boilers (with maximum NOx Emissions less than 40 mg/kWh) shall be installed in
accordance with the approved details prior to the first occupation of each property.

Reason: In the interests of the living conditions of occupiers of nearby properties and future occupiers of the

25

sile.

Prior to first occupation, each dwelling hereby permitted shall be provided with an outside electrical
socket to enable ease of installation of an electric vehicle charging point. All sockets shall comply
with BS1363 (or other document which may replace or modify it}), and shall be provided with a
lockable weatherproof cover if located externally to the building.

Reason: To encourage sustainable transport modes and incorporate facilities for charging plug-in and other

26

ultra-low emission vehicles.

No demolition, construction works or machinery (audible beyond the application site) shall be
operated, or process carried out and no deliveries taken at or despatched from the site outside the
following times 07.30 hours to 18.00 hours Mondays to Fridays and 08.00 hours to 13.00 hours on
Salurdays nor at any time on Sundays, Bank or Public Holidays.

Reason: In order to protect the amenity of occupiers of nearby properties.
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Notes:
1 Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating an improved
design and ensuring that highway safety and ecology issues have been addressed.

2 The Lead Local Flood Authority (LLFA) will give consideration to how the proposed sustainable
drainage system can incorporate measures to help protect water quality, however pollution control is
the responsibility of the Environment Agency.

3 Future management of Sustainable Drainage Systems is a matter that will be dealt with by the Local
Planning Authority and has not, therefore, been considered by the LLFA.

4 Any revised documentation will only be considered by the LLFA when resubmitted through
suds@gloucestershire.gov.uk e-mail address. Please quote the planning application number in the
subject field.
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17/00449/0UT Local Centre Plots 7 & 8, Cleevelands, Bishops Cleeve 12

Valid 25.04.2017 The erection of up-to 30 dwellings {Class C3)

Grid Ref 395321 228253

Parish Bishops Cleeve

Ward Cleeve West Welbeck Strategic Land LLP & Mrs Ruby Washbourne
Mr A Bouch
Clo Agent

DEFERRED AT LAST PLANNING COMMITTEE (ltem No 8, Page No 561)
RECOMMENDATION Delegated Permit

Policies and Constraints

Adoption Joint Core Strategy M- Policies SP2, SD3, SD4, SD10, SD11, INF1, INF2
NPPF

Planning Practice Guidance

Floed and Water Management SPD

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

Consultations and Representations

Bishops Cleeve Parish Council - Objects to the proposal, raising the following comments;
- No evidence that there is no interest in the livefwork units

- Employment should be the preference for this site

- TBC has a five year housing land supply

- Bishops Cleeve has fulfilled its quota until 2031 and does not need more housing
County Highway Authority - No objection subject to conditions.

Lead Local Flood Authority - No objection.

County s106 Monitoring Officer - Contributions are required as below:

Libraries - £5,880

Education - £224,881

Urban Design Officer - No abjection, subject to conditions.

Strategic Housing Enabling and Policy Officer - 40% affordable housing is required, split between 70%
affordable rent and 30% intermediate

Community and Economic Development Manager - Village Hall contribution of £40,974.90.
Representations - None received

Planning Officers Comments: Suzanne D'Arcy

1.0 Introduction

1.1 The application site is a parcel of land, sited within the Cleevelands development.

1.2 The application parcel had cutline planning permission for 16 live work units. This has now expired.

2.0 Relevant Planning History

2.1 Outline planning permission was granted on appeal in 2012 for the wider Cleevelands site, which sought
permission for the erection of up to 550 dwellings, retail and commercial floor space and associated open

space provision (ref: 10/01216/0UT).

2.2 An outline application for the erection of up to nine dwellings was withdrawn in 2016 (ref: 16/01091/0UT).
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3.0 Current application

3.1 This is an outline application for the erection of up to 30 dwellings, with all matters reserved. The
application has been amended since submission to reserve access o a later stage.

4.0 Policy Context

4.1 Section 38(6) of the Planning and Compuisory 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.

Development Plan

4.2 The development plan compromises of the Joint Core Strategy policies and the saved policies of the
Tewkesbury Borough Local Plan to 2011.  Policy SD10 of the JCS seeks to direct residential development
to the most sustainable locations, as set out in Policy SP2. Policy SD11 seeks to ensure that an appropriate
mix of housing is provided, with appropriate provision for affordable housing as set out in Policy SD12.
Policies SD3 and 4 require high quality, sustainable design for new developments that respects the local
context and provide a sufficient level of amenity. Policy INF1 requires that new development should safe
and convenient access for all transport modes and that development should have an acceptable impact on
the safety and satisfactory operation of the highway network. Policy INF2 ensures that new development
does not result in an increase in the risk of flooding.

National Planning Policy Framework (NPPF)

4.3 The NPPF sets out the presumption in favour of sustainable development. Sustainable development has
three dimensions: economic, social and environmental. Paragraph 14 of the Framework sets out that
development proposals that accord with the development plan should be approved without delay. Paragraph
47 requires LPAs to identify a five year supply of deliverable housing sites. Paragraph 49 of the NPPF sels
out that housing applications should be considered in the context of the presumption in favour of sustainable
development. Where a five year supply cannot be demonstrated, relevant policies for the supply of housing
should not be considered up to date.

5.0 Analysis

5.1 The main issues to be considered are the principle of development, impact on the character of the area,
impact on residential amenity, highway safety and planning obligations.

Principle of development

5.2 The site is located outside any identified housing development boundary. JCS Policy SD10 allows for
residential development within the built up areas of the rural service centres. This parcel of land forms part
of the wider Cleevelands site and would be surrounded by development.

5.3 The original outline permission showed this area as 16 livefwork units within the wider scheme. The
outline permission did not restrict the use of these and as such, the loss of the livefwork units would not have
an adverse impact on the wider aims of the JCS in terms of employment space. The site has therefore
already been deemed suitable for housing development.

5.4 The Cleevelands development includes provision for a range of services within walking distance of the
site and there is access to public transport options. The site is therefore considered {o be in a sustainable
location.

5.5 The proposed development is considered to comply with JCS Policy SD10.
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Impact on the character of the area

5.6 JCS Policy SD4 seeks to ensure that new development responds positively to the local context,
character and sense of place. Matters relating to scale, layout and appearance have been reserved for
consideration at a later stage. The proposed development is breadly in keeping with the intentions of the
principle document of the previous outline. A condition is proposed to ensure that the proposed dwellings
are limited to 2.5 storeys to ensure that the proposed development is in keeping with the wider Cleevelands
development.

5.7 The indicative layout generally follows the illustrative plans set out in the principles document from the
previous outline scheme. This layout includes parking courts, which would allow for a continuous frontage,
which is considered to be essential in the context of the wider scheme.

5.8 The indicative layout shows flats over garages. It is not considered that these would be acceptable in the
final scheme as they would have an adverse effect on the appearance of the frontage. The detail of the
layout can be finalised at the reserved matters stage.

5.9 High quality materials and landscaping would be required to ensure that the proposed development
would sufficiently reflect the existing context and conditions would be imposed to ensure that samples are
submitted for approval.

Impact on residential amenity

5.10 The site is sited amongst other residential properties, within the local centre of Cleevelands. The size of
the site is considered to be sufficient to accommodate 30 dwellings on the site whilst ensuring an acceptable
standard of amenity for future occupiers.

Highway safety

5.11 Comments from the County Highways Authority are awaited and an update will be provided at
Committee.

Affordable housin

5.12 AJCS Policy SD13 requires the provision of 40% affordable housing, which equates to 12 dwellings.
This would be split as 8 units for affordable rented and 4 as intermediate units, with a mix of 1 and 2
bedroom flats. This is in accordance with the requirements of the policy and the applicant has agreed to
enter into a legal agreement with the Council to secure this.

Planning Obligations

5.13 Policy INF4 of the JCS requires residential developments to meet identified provision for community
facilities required to off-set the impacts it creates. Saved policies RCN1 and RCN2 of the Local Plan require
appropriate provision to be made of outdoor playing space and sports facilities respectively. The site forms
part of the wider Cleevelands site and as such contributions would be required towards open space, libraries
and education. Following discussions with the County S106 Officer, contributions of £5,880 would be
required towards libraries.

5.14 The application would generate the need for the additional provision of 21.2 education places, from pre-
school through to post 16 provision. This resulls in a required contribution of £224,881 towards education.
The applicant has agreed to enter into a 5106 Agreement with the County Council for these contributions.

5.15 Due to the nature of the site, off-site provision for sports facilities would be required as they cannot be
provided on site. This is split between playing pitches, which require a contribution of £43,918, sports
facilities, which require a contribution of £27,334, a contribution of £802 per household for improvements to
the nearest LEAP, and £13,641 towards the provision of the Community Centre in Bishops Cleeve. There
would also be a requirement for cormmuted sums towards the maintenance of any public open space
managed by the Council.
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5.16 The applicant has not agreed to these contributions at this stage. They have set out that there is a high
level of open space and sports provision on the wider Cleevelands site and as such, the contributions cannot
be justified. Furthermore, the site is adjacent to a LEAP and additional contributions towards this cannot be
justified. They have offered additional contributions towards the Community Centre. Discussions are
ongeing between the applicant and Officers with regards to these contributions and an update will be
provided at Committee.

Drainage and flood risk

5.17 Policy INF2 of the JCS seeks to prevent development that would be at risk of flooding. Proposals must
not increase the level of risk to the safety of occupiers of a site, the local community or the wider
environment either on the site or elsewhere. These aims are supported by the NPPF and the adopted Flood
and Water Management Supplementary Planning Document.

5.18 Whilst the Environment Agency's maps show that the site is located within Flood Zones 2 and 3
evidence has been provided to show that the site is within Flood Zone 1. The LLFA has received
confirmation from the Environment Agency that this is correct and the site is therefore considered to be
within Flood Zone 1.

5.19 The original scheme (10/01216/0UT) included a SUDS proposal, which has been approved. This
application proposes amending the proposal to connect the site to the northern attenuation basin and has
provided evidence to show that it has sufficient capacity to cope with the additional flow.

5.20 The LLFA have been consulted and the proposed development is considered to be adequately
protected from surface water flooding and any additional run-off can be contained within the site boundary.
The application is therefore considered to be in accordance with the requirements of AJCS Policy INF2,

6.0 Conclusion

6.1 The proposed development is sited within the built up area of Cleevelands and would comply with JCS
Policy SD10. The site is considered to be sufficient to satisfactorily accommodate 30 dwellings, subject to
appropriate detailing at the reserved matters stage. The proposal would not result in an increase in surface
water flooding.

6.2 The benefits of the scheme are set out in the report, including the provision of 30 dwellings towards the
Council's housing supply and there is a lack of significant harms. It is therefore recommended that the
application be DELEGATE TO PERMIT, subject to no adverse comments from the County Highways
Authority and the completion of s106 Agreements lo secure 40% affordable housing and contributions
towards open space and community facilities (to be confirmed at the meeting), iibraries {£5,880) and
education (£224,881)

7.0 Update

7.1 At Committee in January 2018 members resolved to defer the application in order to investigate
the marketing of the site for live-work units, to provide further advice generally on the site's status
and for Officers to have further discussions with the developer.

7.2 Following January Committee the applicants’ agent has submitted a letter which attaches a letter
from Bruton Knowles {BK), who were the agents for the land and advise that they have been actively
promoting the local centre at Cleevelands over the last 5 years. These letters are attached in full. The
BK letter states that the sales details for the plots were prepared in March 2013 and were circulated
to potential developers of local centres and those who may be interested in the livelwork elements.
They further advise that the details were widely marketed including in a specialist property journal
and online, alongside marketing flyers being sent to appropriate contacts.

7.3 No interest has been expressed in the plots as a whole and the land was portioned into smaller
plots to attract developers for individual land uses which BK advise usually improves marketing and
deliverability, One serious expression of interest was received from a private developer considering
a speculative development of small B1 commercial units. Ultimately the investor concluded the site
was unsuitable, with BK advising that the reasons indicated were due to the scale not being
sufficient to provide a critical mass; the high cost of the units making the site unviable; there was
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unlikely to be sufficient owner occupier interest as an alternative to speculative development; and
the proximity to nearby residential units being likely to dissuade potential occupiers due to the
potential risk of complaints from nearby residents. Furthermore BK advise that in their view the
layout of the site and the way the plots have been sub-divided does not provide an efficient layout for
employment use.

7.4 Specifically in terms of the live/work units, BK advise that there has been no ‘fulfilled interest’. BK
consider this is due to difficulties in obtaining mortgages for these types of properties as the end
units are difficult to sell and developers are not willing to purchase the land, an issue they have
experienced elsewhere.

7.5 BK conclude that, given the prolonged marketing to date and the experience of other schemes,
there is no reasonable prospect in their view of finding anyone willing to take the risk of developing
livelwork units now, or in the future.

7.6 Officers have discussed the potential for alternative commercial uses on the land with the
developer however based on the advice from BK, they do not consider this would be a viable option
for them.

7.7 in terms of the site's status, the land was originally used for agriculture. As members are aware,
outline planning permission was granted for the land, as part of a major housing development
{'Cleevelands’). The planning permission contained a condition which required reserved matters
applications to be submitted on or before 15th July 2016. As this did not happen in relation to this
particular plot, planning permission no longer exists on the site and it effectively reverts back to
agricultural use. As such, there are no commercial use rights on the land.

7.8 The current application for housing must therefore be considered on planning policy merits in
relation to what is being applied for; that is the erection of up to 30 dwellings. As set out in section 5
above, policy $SD10 of the JCS allows for residential development infilling within the existing built up
areas of Bishops Cleeve. Whilst it is acknowledged that not all of the remainder of the Cleevelands
site has been fully built out, this land will be surrounded by built development (with the exception of
the eastern boundary of the easternmost plot which adjoins the allotments). On that basis it is
considered that the site can be properly considered to accord with policy SD10.

7.9 On this basis, and in the absence of any other identifiable harms, it is recommended that
permission is delegated to the Development Manager in accordance with the recommendation set
out at paragraph 6.2 subject to the comments in paragraph 7.10 below.

7.10 The applicant’s agent queried the contributions towards the open space, on the basis that these
matters are addressed within the wider Cleevelands scheme. Following discussions with the
Council's Community and Economic Development Manager, it has been agreed that the contributions
would be better directed towards the delivery of the village hall. The required contribution is
£40,974.90.

RECOMMENDATION Delegated Permit

Conditions:

1 The development hereby approved shall be begun either before the expiration of five years from the
date of this permission, or before the expiration of two years from the date of approval of the last of

the reserved matters to be approved whichever is the latest.

Reason: As required by Section 92 of the Town and Country Planning Act (as amended), and to avoid the
accumulation of unimplemented planning permissions.

2 Application for approval of the reserved matters shall be made to the Local Planning Authority before
the expiration of three years from the date of this permission.

Reason: As required by Section 92 of the Town and Country Planning Act 1990 (as amended) and to avoid
the accumulation of unimplemented planning permissions.
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3 Approval of the details of the access, appearance, landscaping, layout and scale, of the site
(hereinafter called the reserved matters) shall be obtained from the Local Planning Authority before
any development is commenced.

Reason: This is an outline planning permission and these matters have been reserved for the subsequent
approval of the Local Planning Authority under the provisions of Section 92 of the Town and Country
Planning Act (as amended) and Parts 1 and 3 of the Development Management Procedure Order
2015.

4 Unless modified by condition elsewhere, the development/works hereby permitted shall only be
implemented in accordance with the plans as set out in the plans list below.

Drawing numbered 4080-L-18, received by the Council on 25th April 2017, and drawings numbered
30084/2002/501 rev B and /2002/502 rev B, received by the Council on 7th September 2017.

Reason: To define the terms and extent of the permission.

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

Reason: To ensure that the new development will be visually attractive in the interests of amenity.

6 Details of proposed levels, including finished floor levels, shall be submitted as part of the Reserved
Matters application(s). All development shall be carried out in accordance with the approved details.

Reason: To ensure that the development integrates harmoniously with the surrounding development and
safeguard the amenily of adjoining occupiers.

7 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;
. 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. specify measures to control the emission of dust and dirt during construction

Reason: To reduce the potential impact on the highway and accommodate the efficient delivery of goods and
supplies

8 No construction of the external walls of the development shall commence until a schedule of
materials and finishes, and samples of the materials to be used in the construction of the external
surfaces, including roofs, have been submitted to and approved in writing by the Local Planning
Authority. The development shall thereafter be carried out only in accordance with the approved
details.

Reason: In the interests of the appearance of the development and the surrounding area.

9 The dwellings hereby approved shall be no more than 2.5 storeys in height.

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

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

11 The details to be submitted for the approval of reserved matters shall include vehicular parking and
turning facilittes within the site, and the buildings hereby permitted shall not be occupied until those
facilities have been provided in accordance with the approved plans and shall be maintained
available for those purposes for the duration of the development.

Reason: To ensure that a safe, suitable and secure means of access for all people that minimises the conflict
between traffic and cyclists and pedestrians.

12 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 roads, including the junction with the
existing public road 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
safe, suitable and secure means of access for all people that minimises the conflict between traffic
and cyclists and pedestrians,

Notes:

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

2 The applicant is advised that the layout shown on the illustrative masterplan is not considered to be
acceptable.

3 The proposed development will be expected to involve works to be carried out on a public highway

and the Applicant/Developer is required to enter into a legally binding Highway Works Agreement
{including an appropriate bond) with the County Council before commencing those works.

651



T Bt 4177 Bt - HOSMECH YRR W YD

W - 8L-1-080%
- e G
L2 oy vE B2/ 105 ev@ o5z L
— L DRI | D Lo
NY1d 3NIT a3y
8%£L£107d
- havnp
sanaa|) s,dousig
SPUE|aAR8|D)
)
O pue nbGaeNS %09qI9Mm
——— e
_l sssss .
9‘-% - _
- e 1od |
B R and
T
Ppaor] 4 et
7118000 D LA BERG§ “”ll
—
Lewn| uef S| eme) m)
T TS ewRrt U YOYE
BUES'D Aiepunog aug D
A
wgy 05 74 o
r T T T 1 1 1]

ev @ 05211 Jeos

0

N

‘(W aassdnanu 3 DI661 0001 SIQUINN 20U30T) “PIAIFSA
Suby iy TubiAdeD umor) - deunapsepy ASAng FUTUDIG

PP UBISa) U IUUBGAMT HDC )0 WHEUOD LTI INCEW
wed 1 1o Agoy 1apta "uotiad pasroneUn AU 0] PRORSR 10
paLazias ‘paonposdal |0U €1 ) UCGIPUOY S1T) LD PANES £ PLRE PTY
ubrsag) puR UALUCAAIT HDd S 10 Aadond au) 3 Buamep siy)

S3LON




-~ &BFT0200

M g

NYTdHILISYIN JAILVULSNTIL 8 2 L 1071d LIIULS HOIH

araay] s doysig
SpUE[aAa8|)
puE DIGAIBNS ROBG]AY

Buneas oygnd

syusupedy jo) aseds; [punos

iy

valy Bunled paeys

g

\
1l

SUSPIBS) JBay BleAud

X

—

ssamy Aeipd

5

SIIeAA auSHRLgE

) 1%

‘

4[]

SUBPIBE) JUCI] HeAUd

sBuliiemq |enuapisay M

51014 19845 YBIH paulmay Yoeqiam

GUES'O Aepunog ang

{WO" SABIRUG BUPD) 026610001 Hdquinn)
23U30r] PaAlaEal TYtu By WOUAD0D UMD - dRLBAISER AJANG MURLDIO

P} ubrsag pu
TUALLC AT HOd IO INFSUGD UM INGIAM LT W) 30 Agoum 111 ‘uosRd
iug o) P 10 PIRIS] "PIINpoxdal 10U B 1 Lo ng w

Pansst 3 pus P Utsa0 PUT UAWWORAVT YDdd 19 Aedond 9t 51 Sumen st

PRAIYIHI1EYIY AAUYHLSTTH § 7 L0 1077d 61~ TO00MS ONY TOROROOON

50 ¥Oid




BIK #on.

Our ref: RS/ Property Consultants

Date: 19 January 2018

Your ref: Olympus House, Olympus Park
Quedyelay, Gloucester GL2 4NF
T 01452 880000
£ Robertsmith@brutonknowles.co.uk
W brutonknowles co.uk
Offices across the UK

Dear Sir/Madam
RE: Deferred Decision at Cleevelands

| understand that the residential development for the 2 plots of land at the above site has been deferred by
the planning committee with concerns raised in respect of the proposed loss of employment.

1 have been leading with Scott Winnard the marketing and have co-ordinzated all of the interest and
commercial sales to date. My background Is commercial agency and | have worked in the local market for

the last 25 years.

I am based from Bruton Knowles head office in Gloucester. As a practice we are perhaps the largest
commercial and development practice in Gloucestershire. We frequently act for the Council on
commercial/femployment advise.

Bruton Knowles have been actively promoting the local centre, which is the commercial land of Cleevelands
over the last 5 years, from when the outline planning permission was granted (this excludes the healthcare

centre which is a separate matter).

The original sales details were prepared in March 2013, once the legal challenge had been heard and they
were circulated to potential local and national developers of local centres and those who might be
interested in parts of the scheme, such as the retail or live/work elements.

The details of this commercial and part residential opportunity were widely marketed, including advertising
in the Estates Gazette — a specialist property journal, internet advertising, including our own web site, and
marketing flyers were sent to some 300 contacts.

The details of the commercial opportunity remained alive up until either an interest was secured or the lack
of demand for a particular use had more than been demonstrated. In short, the normal and appropriate
marketing of the site has been undertaken.,

Reguiated by RICS !
Autherised and regulated by the Finangial Conduct Authority GS { (

Brutan Kncwlas LLP is 3 inmed lstslly pantnzcshy ragistered in Englang and Wofes w1k ragstered tuehns QC2LE768
and us registered athee is Qlyrapes House, Overpus Fark, Cuad3elay, (ioucester 512 AMF
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It is fair to say that the response to the marketing activities since 2013 have been under whelming with no
interest from any developer to develop all the commercial uses within the local centre as a single entity.
For this reason, there has had to be partitioning of the land into plots within the local centre to attract
potential developers for individual land uses. Such an approach usually improves marketing and
deliverability.

During the extensive marketing period we only received 1 serious expression of interest from a private
investor that was considering a speculative development of small commercial units within Class B1. We
have received no other expressions of interest from potential owner/occupiers within Class B1 which
reflects the low level of demand for this type of accommodation at Bishop’s Cleeve, especially in a location
which is situated away from the centre.

The investor considered the site in some detail, engaged with an architect to design a development scheme
but eventually came to the conclusion that it was unsuitable. The reasons behind this decision indicated to

us were:

1. The scale of the development was not sufficient to provide a critical mass with no prospect of it
being enlarged in the future.

2. The high cost assaciated with providing small units made the site unviable.

3. There was unlikely to be sufficient owner occupier interest as an alternative to speculative
development.

4, Even though Class B1 is supposed to coexist alongside housing, the immediate proximity to the new
residential development may well dissuade parties from locating here, many would often require
early morning starts or weekend working. They would not want to take the risk with complaints

from residents.

Because of the layout of the roads within the local centre and the location of the medical centre agreed as
part of the planning permission, the development plots has to be split into a configuration which in no way
provides an efficient layout for employment units. Residential use is easier, in both layout and design
terms, to accommodate on the irregular sized and disjointed plots that are the subject of the current
planning application.

Given the prolonged marketing to date and with my knowledge of the local employment market, | am of
the unequivocal opinion that this location is not sustainable for employment use with Class B1 and there is

ne reasonable no prospect of this changing in the future.

Turning to the ‘Live/Work’ element, we marketed this for the same number of years with no fulfilled
interest. The main issue is that it is very difficult for mortgages to be obtained for this type of Property. As
the end units are difficult to sell, there are no developers willing to risk the purchase the land.

Cleevelands is not an isolated example. We have had similar experiences trying to sell ‘Live/Work” units at

Wyre Piddle near Pershore and Larford Works, near Stourport on Severn. The same issue arises regarding
the financing of live/woark units, especially with the current restrictions and requirements associated

mortgage,

Jeont'd e conereanne.
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Given the prolonged marketing to date and the experlence at other schemes, there is no reasonable no
prospect of finding anyone willing to take the risk of developing the live/work units whether now or in the

future.

To offer the Committee reassurance that there will be commercial uses and employment oppartunities at
Cleevelands, to date we have successfully negotiated sales to:-

s Castle Oak, the specialist care home operator, will be developing a 64-bedroom care homes on the
plot of tand originally identified for housing for the elderly (Ref No. 17/00374/FUL).

« Badham Pharmacy is proposing to develap the shops within the local centre and lease them to local
businesses (Ref 16/00808/FUL).

« Marstons the national pub operator is seeking to develop a family friendly public house within the
local centre, An application has yet to be submitted to the Council.

» Ashas already been referred to, there will be a medical centre within the local centre which,
although based upon the relocation of an existing Practice, is expected to enlarge the services
offered and with the associated creation of further job opportunities (Ref No. 16/00917/FUL).
There has been no interest for other Class D1 uses.

| hope that this letter provides the necessary information that the commercial uses within the local centre,
including the five/work units and the availability of land for Class B1 use, have been fully marketed. Despite
these best efforts over aimost a 5-year period, there has been a lack of demand from potential
commercial/femployment developers at this mainly residentia! location other than for the deals which have
been successfully negotiated. With my knowledge and experience of the local market there is no
reasonable prospect that this will change in the future.

Yours faithful"*
Robert Smith BSC MRICS — Registered Valuer Scott Winnard MRICS FAAV — Registered Valuer
Associate Partner

Development Land Specialist
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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 G F Blackwell
Walton Cardiff Wheatpieces H C McLain Innsworth with Down Hatherley | G J Bocking
Badgeworth Badgewaorth R J E Vines Down Hatherley | Innsworth
Boddington Isbourne Buckland J H Evetts
Great Witcombe Dumbleton
Staverton Snowshill
Brockworth Glebe Ward R Furolo Stanton
Horsbere Ward R M Hatton Teddington
Moorfield Ward | H A E Turbyfield Toddington
Westfield Ward Northway Northway P A Godwin
Churchdown Brookfield Ward | R Bishop E J MacTiernan
Brookfield DT Foyle Oxenton Hill Gotherington M A Gore
Oxenton
Churchdown St St John's Ward K J Berry Stoke Orchard
John's A J Evans and Tredington
P E Stokes
Shurdington Shurdington P D Surman
Cleeve Grange Cleeve Grange S E Hillier- Tewkesbury Tewkesbury V D Smith
Richardson Newtown Newtown
Cleeve Hill Prescott M Dean Tewkesbury Tewkesbury K J Cromwell
Southam A Hollaway Prior's Park {Prior's Park) J Greening
Woodmancote Ward
Cleeve 5t Cleeve St R D East Tewkesbury Town | Tewkesbury M G Sztymiak
Michael's Michael's A S Reece with Mitton Town with P N Workman
Mitton Ward
Cleeve West Cleeve West R A Bird
R E Garnham Twyning Tewkesbury T A Spencer
Mythe Ward
Coombe Hill Deerhurst D J Waters '(I' vt . )
- wyning
Elmstone M J Williams
f:‘i’d:’"’"e Winchcombe Alderton R E Allen
9 Gretton J E Day
Longford ,
Hawling J R Mason
e Stanwa
Sandhurst y
. Sudeley
Twigworth )
. Winchcombe
Uckington
Highnarp with Ashleworth PW Awforq 20 October 2017
Haw Bridge Chaceley D M M Davies
Forthampton Please destroy previous lists.
Hasfield
Highnam
Maisemore
Minsterworth

Tirley




