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17/00881/FUL The Vine, High Street, Stanton Item 1

Valid 08.08.2017 Erection of a self-build family home.
Grid Ref 406785 234243

Parish Stanton

Ward Isbourne

RECOMMENDATION Permit
Policies and Constraints

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

National Planning Policy Framework (2018)

Planning Practice Guidance

Gloucester, Cheltenham and Tewkesbury Joint Core Strategy (JCS) (December 2017) - Policies SD4, SD7,
SD8, SD9, SD10, SD14, INF1

Tewkesbury Borough Local Plan to 2011 (March 2006) - Policy HEN2

Tewkesbury Borough Flood and Water Management Supplementary Planning Document (February 2018)
Human Rights Act 1998 - Article 8 (Right to Respect for Private and Family Life)

The First Protocol, Article 1 (Protection of Property)

Cotswolds Area of Outstanding Natural Beauty (AONB)
Stanton Conservation Area

Listed Buildings

Tree Preservation Order

Consultations and Representations

Stanton Parish Council - Objection to the original proposal and subsequent revisions for the following
reasons (as summarised):

- The application site is outside the built-up area of the village and therefore its development for residential
purposes is contrary to JCS Policy SD10;

- The loss of a significant proportion of the garden and immediate setting of The Vine coupled with the clear
cramped nature of the development and poor detailing will give rise to harm to designated heritage assets. It
is abundantly clear that even if the harm caused is deemed to be less than substantial, there is no public
benefit arising from the proposal;

- The Tree Protection Plan showed that the dwelling and driveway as originally proposed will result in a
significant incursion into the root protection areas (RPAs) of three mature European Lime trees. There is no
information on the extent or position of utility services and connections to the new dwelling and
access/parking arrangements are not shown and will have a further impact on trees as well as the mass of
the proposed development;

- The proximity of the retained trees to the entire north elevation of the proposed dwelling will cast shade to
the house, giving rise to pressure to remove them. Given the trees significant amenity value, their loss will
be unacceptable;

- The importance of high quality design features heavily in the NPPF. Stanton is a well preserved and
special Cotswold village and the proposed development is too large, has been designed with unsuitable
large modern windows and has an ungainly garage wing. It is not a suitable building in the character of
Stanton;

The Parish Council has commented on the latest revised proposal (plans dated 28/08/18) and acknowledges
there has been some further reductions in size and alterations in design but maintain original objection (as
summarised above) that the principle of development is unacceptable; will give rise to harm to designated
heritage assets; impinge on the RPAs of protected, important trees; the proposed dwelling remains too large
and unsuitable for the site; and, will impact on the amenity of adjoining residents.

Conservation Officer - Objection to the original scheme with regard to siting and design of the proposed

dwelling which would have an unacceptable impact on heritage assets. No objection to the latest revised
proposal {plans dated 28/08/18) subject to conditions.
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County Archaeologist - There is potential for the site to contain Roman remains and any such remains may
be adversely affected by construction ground works required for this scheme. No objection subject to a
condition requiring the implementation of a programme of archaeological works in accordance with a written
scheme of investigation.

County Highways - Subject to Highways Standing Advice.
Severn Trent Water - No objection, drainage condition not required.

Technical Officer (Trees) - Objection to the original scheme with regard to the positioning of the proposed
driveway between the two protected lime trees and it was recommended that the access point be
repositioned to the north-east corner of the site. No objection to the latest proposal subject to conditions
requiring details of tree protection works and arboricultural method statement to be submitted prior to any
works being carried out onsite.

Local Residents - 35 letters of representation have been received from local residents raising objections to
the proposed development (the original scheme and subsequent amendments) for the reasons summarised
below:

- The proposal does not respect the local context and street pattern or scale and proportions of surrounding
development;

- It would be entirely out of character and to the detriment of the local environment. It would amount to
serious ‘cramming’ in what is a low density area;

- The overall design is not in keeping with the Cotswold vernacular or architecture found in Stanton;

- The proposed dwelling would be afforded very limited outdoor amenity space and allows little space for
landscaping;

- It would result in loss of light, privacy and dominating impact to neighbouring property - particularly 1
Stanway Road which has enjoyed an open aspect for at least 100 years;

- The site plan is misleading and includes the access track and grass verge leading to neighbouring
properties to the south and west. This track is maintained by the owners of these properties who have right
of way over it;

- The overall scale of the building, combined with construction works and the heavy transport required, would
put protected trees at risk;

- Infill of new residential development has previously not been permitted in the Conservation Area. This
application is approved would set a precedent for residential infill to the detriment of Stanton and Snowshill;
- The proposed dwelling is too large for the plot and would completely dominate neighbouring property;

- It would cause harm to the character of the Conservation Area and negatively impact on the setting of
designated heritage assets;

- Access, parking and manoeuvring space for the proposed dwelling is inadequate and would share an
existing access onto the public highway close to a sharp bend and T-junction which is already crowded with
parked cars, pedestrians and horses.

Following the submission of the latest revised plans (dated 28/08/18), 10 additional letters of representation
have been received from local residents raising the following objections:

- The site is not sufficient for a 3 storey, 4-bed family home with garden and parking arrangement. The
drawing is deceptive by not distinctly showing the access gravel road to Vine Yard homes.

- Street parking is a problem on this corner and adequate parking is essential. The parking shown would
have a damaging impact on the three large lime trees.

- What is the faint shadow areund the site boundary? Does it represent a stone wall?

- The ground levels of Cricket Cottage and 1 Stanway Road are "significantly" higher and privacy will be
impossible for all the properties.

- The reduced size of the dwelling without garage are not sufficient to overcome previous objections (as
summarised above).

- The proposal is still too large for the site and is not consistent with planning policy in that it does not
conserve or enhance the AONB and nearby grade |l listed buildings. It is over-development on a restricted
site.

- It will have a significant and detrimental impact on the owners of 1 Stanway Road and Cricket Cottage.
- Infill development within the Conservation Area should not be allowed.

- There is a lack of detail on the plans to show how the proposed development will be carried out without
detriment to the trees.

- The height of the proposed dwelling should be no more than 1.5 storeys to avoid dominating existing
buildings.
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- If approved, a condition should be attached preventing business use.

34 letters of representation in support of the proposed development have also been received. The main
reasons for support include:

- The proposed house will provide useful accommodation in the village without extending into open
countryside or expanding the village footprint.

- It would be within the boundary of the village and would read as a sympathetic addition in keeping with the
character of the area.

- The proposal does not detract from any amenities and would not result in the loss of designated green
space.

- The applicant is a longstanding member of the community and is acutely aware of Stanton's unique
character. Any building constructed in this location would be sympathetic to the surrounding area and to the
highest standard.

- In comparison to the so-called 'extensions’ going on in this village, the proposed development seems small
scale and fits in well to what was an overgrown and rarely used garden.

- The design appears in keeping with the Cotswold vernacular,

Planning Officers Comments: Mrs Helen Stocks
1.0 Application Site

1.1 The application site relates to a rectangular plot of land on the north-west edge of the village of Stanton,
south of the village cricket ground. The site is located in close proximity to several listed buildings and lies
within Stanton Conservation Area, as well as the Cotswolds Area of Outstanding Natural Beauty (AONB).
Access to the site is gained via a private driveway which serves a small number of dwellings at The Vine
Yard and extends from the main through road to Stanton when approaching from the north.

1.2 The site presently forms part of the garden serving Vine House, a grade |l listed building located to the
east. The site has been cleared of vegetation in recent months apart from the mature (and protected) trees
located along the northern edge of the site.

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

2.2 Planning permission was granted in 1997 for the erection of four dwellings on land to the south-west of
the application site (ref: 97/2917/1046/FUL). Part of the access track which serves this development (known
as The Vine Yard) is included in the application site boundary.

3.0 Current Application

3.1 The current application seeks full planning permission for the erection of a self-build family home. The
original plans as submitted proposed a large two-and-a-half storey dwelling, with an attached garage wing
providing two floors of accommodation above. The proposed dwelling was shown to be positioned in the
centre of the plot and had a footprint of approximately 180 square metres, with a total floor space of 390
square metres. Its eaves and ridge height measured 5.6 metres and 9.3 metres respectively. A gravel
driveway was proposed between the two protected lime trees, with off-road parking shown to be available for
four vehicles.

3.2 Since the application was first submitted, the proposal has been subject to various revisions and
alterations which have primarily sought to amend the siting, scale and design of the proposed dwelling in
response to officer concerns and consultee responses. The description of development has been amended
from that cited on the application form in light of these revisions and reference to a proposed garage has
been omitted with the agreement of the agent.
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3.3 The latest proposal (see attached plans) is for a smaller dweliing with a simplified design. The ridge
height has been lowered to 8.5 metres although the roof space is still proposed to be utilised to provide living
accommodation across three floors, with a total floor space of 268 square metres. The proposed dwelling
has been re-positicned within the plot to follow the angled build line of existing dwellings on Stanway Road
and has a reduced footprint of approximately 137.5 square metres. This equates to a 24% reduction when
compared to the original scheme. The driveway has also been amended and access to the site is now
shown from the north-east corner of the plot rather than between the two protected trees, as originally
proposed.

4.0 Policy Context

4.1 The determination of a planning application is to be made pursuant to section 38(8) 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(8) 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 Palicy Framework (July 2018).

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

5.1 The mains issues for consideration are the principle of development; siting, design and visual impact;
impact on heritage assets, including listed buildings and conservation area; residential amenity, highway
safety; and, impact on protected trees.

Principle of Development

5.2 Criterion 4 (ii) of JCS Policy SD10 states new housing development will be permitted where it is infilling
within the existing built-up areas of the City of Gloucester, the Principal Urban Area of Cheltenham or
Tewkesbury Borough's towns and villages except where otherwise restricted by policies within district plans.
For the purposes of criterion 4(ii), the supporting text defines ‘infill development' as "the development of an
under-developed plot well related to existing built development”.

5.3 The Parish Council and local residents have raised an in principle objection to the proposed
development, citing that the application site is located outside the built-up area of the village and therefore its
development for residential purposes is contrary to JCS Policy SD10.

5.4 However, officers consider the application site to be within the built up area of the village. Although it is
seen to be on the rural fringe of the village overlooking the cricket ground, the site is bound by existing
residential development to the east, south and west and is therefore considered to be well-related to existing
built development. Therefore, the proposal is deemed to constitute infilling within the existing built-up area of
Stanton in accordance with JCS Policy SD10. For this reason, the principle of development is considered
acceptable subject to compliance with other relevant planning policies.

Siting, Design and Visual Impact

5.5 Section 12 of the NPPF which sets out that the creation of high quality buildings and places is
fundamentally to what the planning and development process should achieve and that good design is a key
aspect of sustainable development, creating better places in which to live and work and helping make
development acceptable to communities. This advice is echoed in JCS Policy SD4 which states 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
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5.6 The siting, scale and design of the proposed dwelling has been subject to numerous amendments
following officer concerns regarding the original proposal which was deemed too large for the plot and
discordant to the character and appearance of surrounding development. The latest revisions have reduced
the footprint of the dwelling by approximately 24% and simplified the design by lowering the ridge line and
introducing single storey elements to reduce the scale and mass of the building. The siting of the proposed
dwelling has also changed and the latest revisions show the building orientated on an angle away from the
south-west boundary. This is considered more responsive to the histaric urban structure and grain of the
village and also increases the separation distance between the proposed dwelling and Crickets Cottage to
the south while avoiding the root protection areas of the TPO trees.

5.7 In terms of design, the revised proposal is less dominant than the original scheme and does respond to
the traditional Cotswold vernacular, with steeply pitched gables and well balanced window openings without
over-fussy detailing. The external facing materials would comprise natural Cotswold stone and artificial
Cotswold stone slate tiles in direct response to the character and appearance of the site's surroundings. The
quality and finish of materials and other detailing will be crucial to achieving a high quality design that
responds to and respects the local vernacular and it recommended that material samples and fenestration
details are secured by way of condition.

5.8 There remain some concerns regarding the size of the proposed dwelling within the constrained plot;
however, it is accepted that the single storey additions on the east facing and west facing elevations of the
main building have reduced the overall mass of the proposed dwelling to an acceptable level which is
appropriate to the site context. Furthermore, the proposed dwelling would be read against the backdrop of
existing development as part of the main village and would not appear visually intrusive in the wider AGNB
landscape.

5.9 Thus, subject to conditions, the revised proposal is considered, on balance, to present an acceptable
design solution that responds to the site and its surroundings in accordance with JCS Policies SD4 and SD7
and the advice contained in the NPPF.

Impact on Heritage Assets

5.10 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 specifies that, in
considering whether to grant planning permission for development which affects a listed building or its
setting, the local planning authority shall have special regard to the desirability of preserving the building or
its setting or any features of special architectural or historic interest which it possesses. Similarly, the local
planning authority also has a duty under Section 72(1) of the Planning (Listed Buiidings and Conservation
Areas) Act 1990 to pay special attention to the desirability of preserving or enhancing the character or
appearance of the conservation area. This is reflected in Section 16 of the NPPF.

5.11 JCS Policy SD8 relates to the historic environment and requires development to make a positive
contribution to lecal character and distinctiveness, having regard to valued and distinctive elements of the
historic environment. It also states designated and undesignated heritage assets and their setting will be
conserved and enhanced as appropriate to their significance, and for their important contribution to local
character, distinctiveness and sense of place. In addition, Local Plan Policy HENZ2 refers specifically to
conservation areas and requires particular attention to be paid to the development's impact on the
conservation area and its setting, including any existing trees, and the use of traditional materials on the
construction of new buildings.

5.12 As previously mentioned, the site is [ocated in Stanton Conservation Area and is in close proximity to
several listed grade |1 buildings, including The Vine and 1 & 2 Stanway Road which are situated to the east/
south-east. The Conservation Officer has advised that the application site does not form an area of
important open space within Stanton Conservation Area and is not regarded te be an integral part of the
historic curtilage of The Vine.

5.13 The Conservation Officer raised an initial objection tc the original scheme and has been involved in

lengthy discussions with the agent/applicant since this time to seek amendments to the siting, scale and
design of the proposed dwelling in relation to the site's heritage constraints.
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5.14 The Conservation Officer has provided detailed comments on the revised proposal in which it is noted
that the re-orientation of the building away from the boundary with the rear of listed buildings and the
introduction of a single storey at its closest point has reduced the impact of the development upon listed
buildings to a more acceplable level. There would continue to be some harm to their setting by virtue of the
application site's location although the revised proposal is deemed to result in less than substantial harm
{(and at the lower end of that scale) for the purposes of the NPPF. Paragraph 196 (of the NPPF) requires this
level of harm to be weighed against the public benefits of the proposal which, in this case, is taken to be the
contribution to rural housing provision, with the addition of one 4-bed family dwelling being provided on an
under-developed plot of land in a sustainable location which would make assist in the future vitality of the
village. Whilst these benefits, as well as the economic benefits that would result, are limited by the scale of
development, it is considered in this particular case that, on balance, the proposal would offer public benefits
that outweigh the less than substantial harm to the designated heritage assets in accordance with the NPPF.

5.15 With regard to the impact of the proposal on the character of the Stanton Conservation Area, it is noted
by the Conservation Officer that the building has been reduced in size and mass and the amended design is
in general conformity to the Cotswold vernacular. The Conservation Officer has commented that a smaller
cottage type building would have been more sympathetic; however, the reduced footprint is considered
reasonably appropriate for its context in terms of the grain and density of development in this part of the
Conservation Area and no further objection is made to the form and orientation of the proposed dwelling.
Thus, the revised proposal is deemed to have satisfactorily addressed previous concerns and the amended
design is an improvement on the original scheme which has successfully taken inspiration from the local
character and distinctiveness of surrounding development. Subject to conditions to ensure the design and
materials reflect the local vernacular, it is considered that the revised proposal would preserve the character
and appearance of the Conservation Area in line with JCS Policy SD8 and Local Plan Policy HENZ.

Residential Amenity

5.16 Paragraph 127 of the NPPF specifies that planning decisions should ensure that developments create
places with a high standard of amenity for existing and future users. This advice is reflected in JCS Policies
SD4 and SD14 which require new development to enhance comfort, convenience and enjoyment through
assessment of the opportunities for light, privacy and external space, and cause no unacceptable harm to
local amenity including the amenity of neighbouring occupants.

5.17 With regard to amenity of neighbouring property, the amended siting and orientation of the proposed
dwelling has increased separation between the proposed dwelling and Crickets Cottage to the south
(approximately 7.5 metres) and No.1 Stanway Road to the east (approximately 11 metres). There are no
window openings proposed on the east facing (side) elevation to prevent direct overlooking to No.1 Stanway
Road and the first floor window opening on the south facing (rear) elevation have been kept to a minimum
and would be obscure glazed (secured by condition) to ensure no loss of privacy for Crickets Cottage.

5.18 In terms of potential overbearing impact, the ridge height of the proposed dwelling has been lowered by
0.8 metres and the overall length of the 2.5 storey element of the building has been reduced to 10.5 metres,
in comparison to the original proposal which measured approximately 20 metres along the south boundary.
The incorporation of single storey elements as part of the design approach has also reduced the overall bulk
of the proposed dwelling. While it is accepted that the introduction of built form on this currently undeveloped
site would inevitably change the relationship with neighbouring property; the revised proposal is not
considered to result in unacceptable harm to the amenity of neighbouring property in terms of bulk, massing,
size or overlooking that would warrant the refusal of this application. It is also noted that whilst the area to
the front of Cricketer's Cottage appears to be well used, this property has a private garden to the rear.

5.19 The level of amenity for future residents is also a material consideration in the determination of new
residential development. The plot itself is relatively constrained in terms of size but the revised siting of the
dwelling does provide a small area of private amenity space to the rear of the building, with additional garden
area to the front which is not dissimilar to arrangements elsewhere in Stanton. Thus, the proposed dwelling
is deemed to be provided with a sufficient amount of outdoor amenity space and would have reasonably
good outlook in line with JCS Policy SD4. Similarly, it is considered that The Vine would also retain sufficient
garden area following the sub-division of the site as a result of the proposed development.



Highway Safety

5.20 Section 9 of the NPPF relates to the promotion of sustainable transport and specifies that in assessing
specific applications for development, it should be ensured that safe and suitable access to the site can be
achieved for all users. The NPPF goes onto state that development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe, JCS Policy INF1 reiterates this advice.

5.21 Access to the proposed dwelling would be provided from the north-east corner of the application site
from the private road serving The Vine Yard. The revised site plan shows sufficient space within the site for
parking and manoeuvring, with vehicles able to exit the site in a forward facing gear. The addition of one
dwelling in this location would utilise the existing private road in order to access the public highway and the
intensification of this access as a result of the proposed development is not considered to cause
unacceptable impact on highways safety in accordance with JCS Policy INF1 and the advice contained in the
NPPF.

Other Matters

5.22 The trees along the northern boundary of the site are covered by a Tree Preservation Order (TPO).

The Technical Officer (Trees) raised an objection to the original proposal for reasons relating to the proposed
access arrangements which made provision for a gravel driveway to be provided between the two protected
trees and would cause damage to their root systems. it was also commented that the proximity of the
proposed dwelling to the TPO trees would alsc require substantial crown reduction to avoid over-shadowing.
In line with the advice provided by the Technical Officer (Trees), the siting of the dwelling and proposed
driveway has subsequently been amended to avoid damage to the root protection areas of the TPO trees.
This is deemed acceptable and no objection raised subject to a condition requiring details of tree protection
measures to be implemented prior to any works taking place on site and retained during construction.

5.23 The site is in a location where there is potential for archaeological remains, with previous development
undertaken. 30 metres to the south having revealed evidence for Roman activity. The County Archaeologist
considers there is potential for the application site to contain further Roman remains which may be adversely
affected by construction ground works required for the proposed development. It is therefore recommended
that a condition is imposed to secure the implementation of a programme of archaeological works in
accordance with a written scheme of investigation.

5.24 The site is located within Flood Zone 1 (low risk) as defined by the Environment Agency's most up-to-
date flood risk maps. The development is therefore unlikely to be at risk of flooding or cause significant risk
of floading to third party property. Severn Trent Water have been consulted and raise no objection and do
not considered a drainage condition to be necessary. It is noted that the precise drainage arrangements will
be subject to building regulation approval.

6.0 Conclusion and Recommendation

6.1 The proposal is acceptable in principle and would constitute infilling within the existing built-up area of
the village of Stanton in accordance with JCS Policy SD10. For the reasons set out in this report, the revised
proposal, which has substantially reduced the size, scale and massing of the proposed dwelling and
amended its design, is deemed to be in keeping with the character and appearance of the locality (having
special regard to the Conservation Area) and would have an acceptable impact on residential amenity,
highway safety and protected trees. The proposal would cause less than substantial harm to the significance
of nearby listed buildings which would, on balance, be outweighed by the public benefits arising from the
provision of one additional dwelling. Whilst the planning judgment in this case is finely balanced, subject to
conditions, the application is therefore considered to accord with relevant national and local planning policy
and is recommended for permission.
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RECOMMENDATION Permit

Conditions:

1

10

1"

12

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

The development hereby permitted shall be carried out in accordance with the following approved
plans: 604-070A, 604-071B and 604-072B received by the Local Planning Authority on 29 August
2018.

No construction of the external walls and roof of the development hereby permitted shall commence
until samples of the external facing materials proposed to be used for the walls and roof {including
ridge tile) have been submitted to and approved in writing by the Local Planning Authority and all
materials used shall conform to the sample(s) so approved.

The proposed walling shall be constructed in strict accordance with details of coursing, jointing,
texture relief and colour to be submitted to and approved in writing by the Local Planning Authority
and such details to be demonstrated by the prior construction of a sample panel. The panel shall be
retained on site until the completion of the walling.

All door and window frames shall be recessed by a minimum of 75mm into the external walls of the
building

No bargeboards or eaves fascias shall be used in the proposed development.

Prior to installation, detailed drawings of the proposed doors, windows and roof lights shall have
been submitted 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
profiles at full size. All doors, windows and roof lights shall be fitted in accordance with the approved
drawings.

Prior to installation, details or samples of rainwater goods to be used shall be submitted to and
approved in writing by the Local Planning Authority. The rainwater goods shall conform with the
details / samples so0 approved.

Prior to the construction of the roof, details of the eaves, to a minimum scale of 1:10, shall have been
submitted to and approved in writing by the Local Planning Authority. The eaves shall be
constructed in accordance with the approved drawings.

No development shall commence until details of existing and proposed levels, to include details of
finished floor levels, relative to Ordnance Datum Newlyn including a datum point outside of the site,
have been submitted to and approved by the Local Planning Authority. All development shall be
carried out in accordance with the approved details.

Notwithstanding the submitted plans, before the first use/occupation of the dwelling hereby
permitted, full details of both hard and soft landscaping, including the position, design, materials and
type of boundary treatments to be erected, shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be carried out in accordance with the approved details.

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.

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (or any Order revoking and re-enacting that Order) no windows or roof lights
(other than any hereby permitted) shall be installed above ground floor ceiling height without the
prior express permission of the Local Planning Authority.
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13

14

15

16

17

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (or any Order revoking and re-enacting that Order), the first floor windows on
the south facing (rear) elevation of the dwelling hereby permitted shall be fitted with, and retained in,
obscure glazing (Pilkington Level 4 or equivalent).

The development hereby permitted shall not be occupied until the vehicular parking and turning
facilities have been provided in accordance with the submitted plan drawing no: 604-070A, and
those facilities shall be maintained available for those purposes thereafter.

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 a written scheme of investigation which has been submitted by the applicant and
approved in writing by the Local Planning Authority.

No development should take place until there has been submitted to and approved by the Local
Planning Authority, an Arboricultural Method Statement (AMS) and Tree Protection Plan (TPP) which
shall include:

precise location and species of frees

iree protective fencing

trees to be retained/removed

schedule of tree surgery works (prior to and upon completion of construction works)
existing and proposed tree surgery scheduie

iree protection zone (TPZ)

specification for surface and level changes

any trenching methods

any post construction landscaping near trees.

CO00000O0CO0O

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

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

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

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

v. provide for wheel washing facilities;

vi. specify the intended hours of construction operations;

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

Reasons:

1

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

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

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

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

It is important to preserve and enhance the character and appearance of the Conservation Area in
which this development is located in accordance with the NPPF and Policy HEN2 of the Tewkesbury
Borough Local Plan to 2011 - March 2006. These are important details that need to be constructed
in the traditional, local way to ensure that the development fits into its surroundings.

It is important to preserve and enhance the character and appearance of the Conservation Area in
which this development is located in accordance with the NPPF and Policy HEN2 of the Tewkesbury
Borough Local Plan to 2011 - March 2006. These are important details that need to be constructed
in the traditional, local way to ensure that the development fits into its surroundings.
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13

14

15
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17

Note:

It is important to protect and maintain the character and appearance of the area in which this
development is located. These are important details that need to be constructed in the traditional,
local way to ensure that the development fits into its surroundings to accord with the NPPF.

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

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

To ensure that the development integrates harmoniously with its surroundings and does not
adversely impact upon the amenity of neighbouring residents.

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

To protect the amenity of neighbouring residents.
To protect the amenity of neighbouring residents.

To reduce potential highway impact by ensuring that adequate parking and manoeuvring facilities
are available within the site in accordance with the NPPF.

It is important to agree a programme of archaeological work in advance of the commencement of
development, so as to make provision for the investigation and recording of any archaeological
remains that may be destroyed by ground works required for the scheme. The archaeclogical
programme will advance understanding of any heritage assets which will be lost, in accordance with
paragraph 199 of the National Planning Policy Framework.

To safeguard the root systems of the protected trees and in the interests of visual amenity and the
character of the area.

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

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating the siting,
scale and design of the proposed dwelling.
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18/00218/0UT Stoneyhurst, Station Road, Churchdown Item 2

Valid 24.04.2018 Outline application for the erection of three dwellings, together with a
new access with access, layout and scale for approval.

Grid Ref 388512 220133

Parish Churchdown

Ward Churchdown Brookfield

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework {2018)

Planning Practice Guidance

Gloucester, Cheltenham and Tewkesbury Joint Core Strategy (JCS) (December 2017) - Policies SD4, SD6,
SD9, SD10, SD14, INF1

Tewkesbury Borough Local Plan to 2011 (March 2006)

Tewkesbury Borough Flood and Water Management Supplementary Planning Document (February 2018)
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

Churchdown Parish Council - Initial objection on grounds of over development and concerns over access
to and from Station Road. The proposed development significantly increases the number of dwellings at this
location which is on a busy road, near to a roundabout and opposite a bus stop. The Parish Council has
provided additional comments following the submission of revised plans which reaffirms the original objection
reasons and endorse the objections of neighbouring residents.

County Highways Authority - No objection subject to conditions.

Severn Trent Water - No objection to the proposal and do not require a drainage condition to be applied.
Advisory note that there may be a public sewer located within the application site and contact must be made
with Severn Trent Water to discuss the proposals.

Natural England - No objection.

Landscape Officer - No concerns with the submitted tree survey (ref. 2nd May 2018 - BJU/mmi) but
questioned whether existing mature Beech trees could be retained as part of the proposal.

Local Residents - Six letters of representation have been received from local residents raising objections
and/or general comments concerning the proposed development. These have been summarised as follows:

- The proposed development is too intensive in regard to density which would lead to anticipated road safety
problems by vehicles accessing the site.

- Station Road is extremely busy at drop off and collection times for nearby schools and is declared a school
safety zone with a 20mph speed limit. There are two bus stops almost directly outside the proposed
development and the traffic situation is hazardous at the mini roundabout at the junction of Station Road and
Albemarle Road. The reported traffic incidents are surely an indication of a hazardous road situation.

- This development would make everything worse for everybody in the area and will give a green light to all
other houses with a garden big enough to development.

- The new dwellings wouid result in an extra six cars, nearly doubling the number on this part of Station
Road, and could make it more difficult to access to nearby properties on Station Road, particularly during
school drop off/pick up time.

- The proposed development, especially D2, is too close to the site boundary and would be intrusive and
result in a loss of light to neighbouring property. While there are no planned windows at first floor level on
the north facing elevation of D2, this should be secured by way of condition to prevent overlooking.

- No reference is made to the change in levels between the site and neighbouring property. This means a
building with a ridge height of 8.2 metres would be approximately 2 metres taller than if the land were flat.
Given the plans are only outline at this stage, what assurance will there be to ensure the proposed dwellings
do not result in overlooking to neighbouring property and/or built higher than indicated?
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- Any approved buildings works should be subject to a sensible curfew period and protect residents'
tranquillity.

- The original plans, especially in relation to existing properties in Albermarle Road, are inaccurate in several
areas and give a misleading view of the impact of the proposed development. In particular, the shapes,
extensions on the rear of properties in Albemarle Road and even identification of properties have been
misrepresented.

- The boundary treatments between the proposed access road and Sandfield Lawn must respect
environmental privacy, both auditory and visual. Ideally, this should maich the brick boundary treatment
used for the opposite boundary as part of the previously approved development at Sandfield Lawn (ref:
06/01455/FUL).

- Given the slope present on the development site, adequate drainage may require disproportionately high
buildings. If this is the case then the development should be limited to single storey height only.

Planning Officers Comments: Mrs Helen Stocks
1.0 Application Site

1.1 The application relates to Stoneyhurst, a two storey detached dwelling set within a large plot on the
eastern side of Station Road in Churchdown (see attached location plan). The site comprises an area of
approximately 0.25 hectares and slopes in & south to north direction, with a level change of approximately 1
metre. The site is bound to the north, east and south by residential properties. Access is gained from
Station Road which runs parallel to the west boundary.

1.2 The existing dwelling is vacant and the site has recently been cleared of overgrown vegetation although
there are mature trees and hedgerow in the north-west and south-west corners of the application site. The
site is located in Flood Zone 1.

2.0 Planning History

2.1 An application seeking outline planning permission for the erection of five dwellings on land to the rear of
Stoneyhurst and Sandfield Lawn was submitted in November 2003 (ref: 03/01611/0OUT). This application
was withdrawn prior to determination.

2.2 An application for full planning permission was submitted in 2005 for the "erection of 2 detached two
storey four bed houses, with detached double garage, and construction of vehicular access onto Station
Road" (ref: 05/00639/FUL). This application was also withdrawn prior to determination.

3.0 Current Application

3.1 This is an outline application for the erection of three dwellings and creation of a new access onto Station
Road, with matters relating to access, layout and scale being considered at this stage. Appearance and
landscaping are reserved for future consideration.

3.2 The existing dwelling - Stoneyhurst - would be retained as part of the current proposal and proposed
dwellings would be accommodated within its former garden area. The proposed layout plan (see attached)
shows 1no. two storey 'coach house' style dwelling {'D1°) erected to the north (side) of the existing dwelling
and 2no. one-and-a-half storey, detached dweillings ('D2' and 'D3') located to the east (rear). The proposed
coach house would have sole use of the existing site access onto Station Road while the remaining
dwellings would share a new access, with a private driveway running parallel to the southern site boundary.
All dwellings would benefit from off-road parking provision for a minimum of two vehicles.

3.3 Revised plans have been submitted over the course of the application which have sought minor
amendments to the layout and indicative design of the proposed dwellings in light of consultation responses.
* Plot D2 has been repositioned away from the northern boundary, with a detached double garage, to
increase separation from No.43 and No.45 Albemarle Road and to accommodate hedgerow planting;

* Plot D3 has also been repositioned slightly, having been brought forward away from Linden Lodge; and

* the indicative design of all plots (D1, D2 and D3} has been amended to show hipped/half hipped roofs in
lieu of the full gable originally proposed.
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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 1890. 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) (TELP).

4.3 Other material policy considerations include national planning guidance contained within the National
Planning Policy Framework (July 2018).

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

5.1 The mains issues for consideration are the principle of development, design and visual impact,
residential amenity, highway safety and ecology and nature conservation.

Principle of Development

5.2 Criterion 4 (ii) of JCS Policy SD10 states new housing development will be permitted where it is infilling
within the existing built-up areas of the City of Gloucester, the Principal Urban Area of Cheltenham or
Tewkesbury Borough's towns and villages except where otherwise restricted by policies within district plans.
For the purposes of criterion 4(ii), the supporting text defines 'infill development' as "the development of an
under-developed plot well related to existing built development”.

5.3 The site is located within the existing built-up area of Churchdown and currently comprises part of the
residential garden of Stoneyhurst. The site is bounded by residential development to the north, east and
south and the proposal is therefore considered to constitute infill development in accordance with JCS Policy
SD10. Thus, the principle of the proposed development is considered acceptable subject to compliance with
other material planning considerations.

Design and Visual Impact

5.4 Section 12 of the NPPF which sets out that the creation of high quality buildings and places is
fundamentally to what the planning and development process should achieve and that good design is a key
aspect of sustainable development, creating better places in which to live and work and helping make
development acceptable to communities. This advice is echoed in JCS Policy SD4 which states 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.

5.5 The application is made in outline form although approval is being sought for layout and scale at this
stage and must therefore be considered. The submitted Design and Access Statement explains how the
scale and layout of the proposed dwellings has been informed by the site characteristics and surrounding
development. Both Station Road and Albemarle Road Brookfield are characterised by a mixed style of
dwellings, sited in plots of varying sizes, and generally front onto the respective roads. However, following
the subdivision of large garden plots, there are instances where 'back land' development has taken place on
Station Road and the dwellings located to the south of the site, behind Sandfield Lawn, are prime examples.
This has changed the urban structure and grain of the locality and has clearly influenced the layout of the
current proposal, with Plots D2 and D3 approximately following the same building line as those existing
dwellings to the south.
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5.6 Plot D1 has been purposefully set back from Stoneyhurst and wouid have a lower eaves and ridge height
(maximum 8.5 metres) than the main dwelling to resemble a coach house or garage building. It would
occupy a footprint of approximately 59 square metres and would have living accommodation arranged over
two floors, providing a 3-bed unit. The layout plan shows off-road parking would be provided to the front of
the dwelling and a private garden area to the rear.

5.7 Plots D2 and D3 would occupy a larger footprint (circa. 134 square metres) and would be comparable to
neighbouring property, Linden Lodge. The submitted Design and Access Statement explains the proposed
dwellings would be 4-bed dormer bungalows and would have a lower eaves and ridge height than
neighbouring property to minimise any impact in terms of residential amenity, with the maximum ridge height
of Plots D2 and D3 not exceeding 8.2 metres. The layout plan clearly shows these dwellings would be
served by the new access drive from Station Road and would each benefit from off-road parking for two
vehicles and private garden area to the rear. In addition, Plot D2 would also have a detached double garage
to the west of the proposed dwelling.

5.8 The Parish Council has raised an objection that the proposal would result in over-development of the
plot, however, it is considered that the site layout plan presents an acceptable arrangement and
demonstrates that an additional three dwellings proposed can be accommaodated on the site without
appearing cramped or constrained. Furthermore, the proposed layout shows each dwelling would be sited
within reasonable sized plots, including the existing dwelling, and would not appear dissimilar to the form,
character and plot size of adjacent residential development. The back land nature of the proposal means
that the proposed dwellings would not significantly alter the street scene along Station Road and would be
largely hidden from view behind Stoneyhurst itself. In any case, the detailed appearance of the proposed
dwellings is a reserved matter although it is recommended that details of the external facing materials should
be secured by way of condition in the interests of visual amenity.

5.9 For these reasons, it is considered that the layout, scale and massing of the proposed development
would be appropriate to the site and its setting and compatible with the character and appearance of other
buildings in the vicinity. The proposal is therefore considered to accord with JCS Policy SD4 in this regard.

Residential Amenity

5.10 Paragraph 127 of the NPPF specifies that planning decisions should ensure that developments create
places with a high standard of amenity for existing and future users. This advice is reflected in JCS Policies
SD4 and SD14 which require new development to enhance comfort, convenience and enjoyment through
assessment of the opportunities for light, privacy and external space, and cause no unacceptable harm to
local amenity including the amenity of neighbouring occupants.

5.11 The application site backs onto the rear gardens of surrounding properties along Albemarle Road to the
north / east and Linden Lodge and Sandfield Lawn to the south. Objections have been received from
neighbouring residents on Albermarle Road raising concerns that the proposed dwellings - particularly Plot
D2 - would have an overbearing impact, be visually intrusive and have the potential for overlooking. Revised
plans have been submitted which seek to overcome these objections by amending the site layout to increase
the separation distance between Plot D2 and the north site boundary with Nos. 43 and 45 Albemarle Road
by approximately 4 metres. It is indicated on the revised layout plan that this would allow for hedgerow
planting to take place along the boundary to help soften the development and provide a level of screening in
the interests of existing and future occupiers. The indicative design of the proposed dwellings have also
been amended to show a half hipped / hipped arrangement, which is characteristic of the existing dwelling
(Stoneyhurst), to reduce the perceived overbearing nature of the development. These amendments are
deemed to present an acceptable solution and although appearance is reserved for future consideration, the
Council would expect the submission of any reserved matters application to be in general conformity {o this
indicative design. Furthermore, taking into account the 1.5 storey height of the proposed dwellings, it is not
considered that the scale and layout of the proposed development would have an unacceptable impact on
the residential amenity of neighbouring property in terms of overbearing impact and appropriate measures to
ensure a high standard of amenity for existing and future residents would be secured through the design and
appearance of the proposed dwellings at reserved matters stage. Notwithstanding this, it is recommended
that any approval of outline planning permission is subject to a condition requiring details of existing and
proposed levels, including finished floor levels, eaves and ridge heights, in the interests of residential
amenity. Similarly, full details of the hard and soft landscaping for the entire site, including the position,
design, materials and type of boundary treatments to be erected, will be required as part of any subsequent
reserved matters application.
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5.12 In terms of overlooking, the proposed dwellings have all been orientated so that the principal elevation
is west facing in line with other properties along Station Road. The detailed design and appearance of the
proposed dwellings is reserved for future consideration and this would address the exact positioning of
windows. However, the submitted Design and Access Statement does make clear that there would no
window openings on the side elevations of any dwelling (Plots D1, D2 and D3) to avoid direct overlooking to
neighbouring property and this could be secured in the form of a suitably worded condition. The proposed
site layout plan is deemed to show an acceptable relationship between both existing and proposed dwellings
and the careful design and orientation of windows would ensure a high standard of amenity for existing and
future occupants in accordance with JCS Policies SD4 and SD14.

5.13 While the Council does not have a specific policy for minimum standards, the level of amenity for future
residents is a material consideration in the determination of applications for housing. The scale and layout of
proposed development confirms that each dwelling would have an internal floorspace above the Nationai
Described Space Standards. Similarly, each dwelling - including Stoneyhurst - is deemed to benefit from a
relatively generous garden and would have a reasonably good outlook in line with JCS Policy SD4.

Highway Safety

5.14 Section 9 of the NPPF relates to the promotion of sustainable transport and specifies that in assessing
specific applications for development, it should be ensured that safe and suitable access to the site can be
achieved for all users. The NPPF goes onto state that development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe. JCS Policy INF1 reiterates this advice.

5.15 Access is to be considered at outline stage and the application has been accompanied by a Transport
Assessment. The proposal would utilise the existing access onto Station Road for Plot D1 only. A new
access onto Station Road and associated driveway is being proposed for Plots D2, D3 and the existing
dwelling, Stoneyhurst. Objections have been received from local residents that the proposed development
would increase vehicular movements to the detriment of the safe operation of the highway network,
particularly given the site's location on Station Road in close proximity to primary schools, a bus stop and the
mini roundabout at the junction of Station Road and Albemarle Road where there have been recorded
incidents in the past.

5.16 The County Highways Authority has been consulted on the application and raises no objection subject
to conditions. In their response, the County Highways Authority confirms that the emerging visibility splays
left and right of the proposed access, which has been derived from speed data, is achievable and considered
acceptable. In addition, the proposed layout plan is deemed to meet current guidance and provides
sufficient space to accommodate 2 parking spaces per dwellings which is considered acceptable.
Furthermore, the County Highways Authority do not consider the increase in traffic movement and additional
trips from the proposed development to significantly impact on the safe passage of road users and it is
concluded that the impact of such increase would not have a detrimental impact upon highway safety. The
recorded personal injury collisions in the vicinity of the site have been considered and the County Highways
Authority are satisfied that the incidents have no relation in regards to the proposed access arrangement.

5.17 Thus, subject to the recommended conditions, it is considered that there would be no unacceptable
impact on highway safety and that the residual cumulative impacts on the road network would not be severe.
The proposal would therefore accord with JCS Policy INF1 and the advice of the NPPF.

Ecology and Nature Conservation

5.18 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. JCS Policy SD9 seeks to protect and enhance biodiversity
in considering development proposals.

5.19 The application has been accompanied by an Ecological Assessment which concludes the site is of low
ecological value with limited opportunities to support protected species such as breeding birds and bats. Itis
understood that the site has been cleared of overgrown vegetation and the trees and hedgerow which
remains onsite are predominately recognised as being species-poor and of limited biodiversity value. No
further ecology surveys are required, but recommendations have been made to enhance the site's ecological
value. Suggestions include integrated bird, bat and insect boxes, as well as wildlife beneficiai planting and
can be required by condition.
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5.20 The application has alsc been accompanied by a Tree Constraints, Impact Assessment and Tree
Protection Method Statement {dated April 2018). This concurs with the findings of the Ecological
Assessment in so far as the site was overgrown with self-sown trees and neglected hedgerow that were of
limited amenity / ecological value. The Tree Officer has no concerns regarding the findings of the report but
did question the possibility of retaining more of the Beech trees in the south-west corner of the application
site as part of the current proposal. This has been duly considered by the applicant/agent who has
responded stating that the Beech trees were originally planted as a hedge and are unsuited to retention as
individual trees. It is therefore recommended that these trees be replaced with good quality indigenous
species which can be suitably controlled by way of condition.

5.20 The Tree Protection Method Statement and associated plan (drawing no:STONEYRPA-MAY18)
demonstrates that adequate protection can be provided to ensure all retained trees are protected throughout
development in the form of barriers and/or ground protection.

5.21 In light of the above, and subject to the imposition of conditions, there is no evidence to suggest that
there are any overriding ecological constraints to the development of the site for residential purposes.

Other Matters

5.22 The site is located within Flood Zone 1 (low risk) as defined by the Environment Agency's most up-to-
date flood risk maps. The development is therefore unlikely to be at risk of flooding or cause significant risk
of flooding to third party property. Severn Trent Water have been consulted and raise no objection and do
not cansidered a drainage condition to be necessary. It is noted that the precise drainage arrangements will
be subject to building regulation approvai.

6.0 Conclusion and Recommendation

6.1 The proposal is acceptable in principle and would constitute infilling within the existing built-up area of
Churchdown in accordance with JCS Policy SD10. For the reasons set out in this report, it is concluded that
there are no significant adverse material issues that would result from the proposal, which would be
compatible with the scale, massing and layout of surrounding development and would have an acceptable
impact on the character and appearance of the area, highway safety and residential amenity. Subject o
conditions, the application is therefore considered to accord with relevant national and local planning policy
relating to new residential development. It is therefore recommended that outline planning permission
should be granted.

RECOMMENDATION Permit
Conditions:

1 For those matters not reserved for later approval, the development hereby permitted shall be carried
out in accordance with the following approved plans and information:
0 Site Location Plan, received by the Local Planning Authority on 5 March 2018.
o Site Plan as Proposed (drawing no: 17/STONEYHURST.1/P 01 rev J}, received by the Local
Planning Authority on 10 October 2018.
o Information detailed in covering letter from agent, dated 24 April 2018.

2 The development for which permission is hereby granted shall not be begun before detailed plans
thereof showing the external appearance of the building(s) and landscaping of the site (hereinafter
referred to as "the reserved matters”) have been submitted to and approved by the Local Planning
Authority.

3 Application for the 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.

4 The development hereby permitted shall be begun before the expiration of two years from the date
of approval of the last of the reserved matters to be approved.

5 The reserved matters submitted pursuant to condition 2 above shall include details of existing and
proposed ground levels, including finished floor levels, and the ridge and eaves height of the
buildings hereby approved, relative to Ordnance Datum Newlyn including a datum point outside of
the site. The development shall be carried out in accordance with the approved details.
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The maximum height of Plot D1 shall not exceed 8.5 metres and the maximum height of Plots D2
and D3 shall not exceed 8.2 metres.

Notwithstanding the provisions of the Town and Country Planning {General Permitted Development)
(England) Order 2015 (or any Order revoking and re-enacting that Order with or without
modification), there shall be no window openings or roof lights in the side (north and south facing)
elevations of the dwellings hereby approved without the prior express permission of the Local
Planning Authority.

The development hereby approved shall be carried out strictly in accordance with the Tree
Protection Method Statement and associated plan (drawing no:STONEYRPA-MAY18) which shows
how the existing trees and hedgerows to be retained will be protected during the course of
construction. The approved tree and hedge protections measures shall accord with BS 5837: Trees
in Relation to Construction and shall be in place prior to the commencement of construction and
retained thereafter.

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:

a. Positions, design, materials and type of boundary treatment to be erected;

b. Hard surfacing materials; and Soft landscape details shall include:

c. Planting plans including positions for all tree, hedge and shrub planting, including replacement
planting in the south-west corner of the site and aiong the northern site boundary between Plot D2
and 43 and 45 Albemarle Road;

d. Written specifications (including cultivation and other operations associated with plant and grass
establishment);

e. Schedules of plants, noting species, planting sizes and proposed numbers;

f. Densities where appropriate; and

g. Implementation timetables including time of planting.

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.

The details submitted for the approval of reserved matters shall inciude details or samples of the
external facing materials and hard surfacing proposed to be used. Development shall be carried out
in accordance with the approved details.

The development hereby permitted shall be carried out in accordance with the approved mitigation
measures set out in the Ecological Assessment, prepared by Ethos Environmental Planning (dated
November 2017).

The vehicular access hereby permitted shall not be brought inte 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 43m north (Right) and 46m south (Left) {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 0.6m and 2.0m at the Y point above the adjacent carriageway level.

The development hereby permitted shall not be occupied until the vehicular parking and turning
facilities have been provided in accordance with the submitted plan drawing no:
17/STONEYHURST.1/P 01 rev J, and those facilities shall be maintained available for those
purposes thereaiter.
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15 No development shall take place, including any works of demadlition, until a Construction Method
Statement has been submitted to, and approved in writing by, the local planning authority. The
approved Statement shall be adhered to throughout the construction period. The Statement shall:
i. specify the type and number of vehicles;

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

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

iv. provide for the storage of plant and materials used in constructing the development;
v. provide for wheel washing facilities;

vi. specify the intended hours of construction operations;

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

16 No development shall commence on site until a scheme has been submitted to, and agreed in
writing by the Local Planning Authority, 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 Local Planning Authority.

Reasons:

1 To define the terms and extent of the permission.

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

3 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 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 In the interests of visual amenity and to protect the residential amenity of neighbouring property in
accordance with the NPPF,

6 To ensure that the new development will be visually attractive in the interests of good design and
amenity.

7 To protect the amenity of existing and future residents in accordance with the NPPF.

8 In the interests of visual amenity and to ensure dwellings have satisfactory privacy.

9 In the interests of visual amenity and to ensure dwellings have satisfactory privacy.

10 In the interests of visual amenity and to ensure dwellings have satisfactory privacy.

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

12 To increase the biodiversity of the site and to mitigate any impact from the development hereby
approved.

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

14 To ensure that a safe, suitable and secure means of access for all people that minimises the conflict
between traffic and cyclists and pedestrians is provided in accordance with the National Planning
Policy Framework.

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

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

any property fire.



Notes:

Statement of Positive and Proactive Engagement

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

Severn Trent Water advise that there may be a public sewer located within the application site.
Public sewers have statutory protection and may not be built close to, directly over or be diverted
without consent and contact must be made with Severn Trent Water to discuss the proposals.
Severn Trent will seek to assist in obtaining a solution which protects both the public sewer and the
building.
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18/00563/FUL The Coach House, Post Office Lane, Cleeve Hill Item 3

Valid 30.05.2018 Variation of condition 2 of planning permission 17/00338/FUL - change
to approved drawings to move garage and relocation of the front wall to
allow increased parking.

Grid Ref 398296 226943

Parish Woodmancote

Ward Cleeve Hill

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework - 2018 (NPPF)
National Planning Policy Guidance (NPPG)

Adopted Joint Core Strategy (December 2018)

SP2 (Distribution of Development)

5D4 (Design Requirements)

SD6 (Landscape)

SD7 (Cotswolds Area of Outstanding Natural Beauty)
SD10 {Residential Development)

SD14 (Health and Environmental

INF1 (Transport Network)

Consultations and Representations

Woodmancote Parish Council objects to the proposal for the following reasons:

- Woedmancote Parish Council previously objected to the development of a new dwelling on this green field
site.

- One of the reasons for our objection was the access issues and lack of parking. TBC also objected to
development of this site, however the planning inspector overturned this on appeal March 2017.

- This latest application to move the garage and relocate the front wall to allow increased parking addresses
some of the issues with developing this site but it does not help the access alongside the Coach House and
an Electricity substation.

- Where a property is built and there is insufficient parking for the size and scale of the development there is
likely be significant inconvenience to neighbouring properties.

- The original application, form stated there will be four parking spaces but they were not shown on the plan.
- ltis still not clear on this new application where the parking will be. The new site iayout does not show any
space for parking other than a single car parking area alongside the Coach House.

- The issue concerning the lack of designated parking within the site has not been addressed with this
variation of condition 2.

Local Residents - Three letters of objection have been received from local residents objecting to the
application for the following reasons:

- Planning inspector considered it was necessary to impose a conditions requiring the permission be
implemented in accordance with the approved plans and that materials and levels details were required to
safeguard the character and appearance of the area and the AONB. Also details of drainage and
construction. This application seeks to change this certainty.

- The attempt to change the conditions of the Planning Inspectorate is blatant in its disregard for due
process.

- Lower ground floor living area increased by circa 40%. There are other additions / changes to the permitted
plans not included in description of development. Have resulted in a 4 bed house. The actual proposals
include: extra living room; study/extra bedroom; extra bathroom; enlarged sitting room and haliway; enlarged
garage (not just moved); several extra windows.

- The revised design changes the relationship between the house and its AONB setting which was carefully
considered by the Planning Inspector.

- Additional parking will encourage additional cars which means the Planning Inspectors assertion about
sustainable development will be made even worse.

- These variations ride roughshod over the Planning Inspector Conditions.

- Revisions need to be reviewed in line with the Planning Inspectorates appeal conclusions.
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- The proposed changes would create a higher roof line as well as a larger footprint, and therefore greater
impact on the landscape and scenic beauty of the AONB. This is therefore contrary to the Planning
Inspectorates appeal conclusions who imposed a condition requiring the building be carried out in
accordance with the approved plans.

o- Application represents blatant plan-creep which runs entirely counter to Condition No. 2 laid down in the
Schedule of Conditions by the Planning Inspector.

- The Pl decreed that no development should take place until various details and a Construction Method
Statement have been submitted, and this should be the focus of attention at this point.

- Proposed dwelling would be in the sightlines of neighbouring properties (especially those of "The Coach
House", "The Manse" and "lvydene").

- The new "side" (formerly "west" ) elevation now presents as a solid square mass of masonry, relieved only
by the addition of a chimney {purpose unspecified) which lends this aspect the appearance of a light
industrial unit or even of a crematorium.

- Proposed changes would greatly increase the visible impact on the surroundings, and not in a good way.

Planning Officers Comments: Mr John Hinett
1.0 Application Site

1.1 The application relates to land to the west of The Coach House on Post Office Lane. The site is located
on Cleeve Hill and the site slopes downwards.

1.2 The site is located within the Cotswold Area of Outstanding Natural Beauty (AONB) and within the buffer
zone of a Site of Special Scientific Interest (SSSI1).

2.0 Relevant Planning History

2.1 Planning application 09/00274/FUL for the conversion of a coach house to a dwelling (amended scheme
to include a porch/cloakroom extension} was permitted in July 2009

2.2 Planning application 17/00338/FUL for the Construction of a new dwelling was refused planning
permission on 28th June 2017 for the following reasons:

1 The proposed development conflicts with Policy HOU4 of the Tewkesbury Borough Local Plan to 2011 -
March 2006 in that the site lies oulside the defined residential development boundary of a settlement in a
location where new housing is strictly controlled.

2 The site is located beyond any defined residential development boundary and is remotely located relative
to the nearest amenities and facilities and is not served by adequate footways, cycleways, or public fransport
facilities. The proposal would therefore increase reliance on the privale motor vehicle, conlrary to the
National Planning Policy Framework (2012) and policy TPT1 of the Tewkesbury Borough Local Plan to 2011
(March 2006).

3 The proposed development is localed outside of a residential development boundary as defined in
Tewkesbury Local Plan to 2011. In the opinion of the local planning authorily the proposal is not located
where it will maintain or enhance the vitality or rural communities and there are no special circumstances to
justify the proposal in this location. As such the proposal does not represent sustainable development.

4 The proposed development, by reason of the prominent location of the site would result in unacceptable
harm to the landscape of the Area of Outstanding Natural Beauly. As such the proposed development is
contrary {o advice set out in the National Planning Policy Framework, emerging policy SD8 of the Proposed
Main Modifications version of the Joint Core Sirategy and the provisions of the Cotswolds AONB
Management Plan 2013-2018.

A subsequent Appeal against the Council's refusal was successful and the appeal was allowed,
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3.0 Current Application

3.1 The current application proposes to amend the design of the approved dwelling and therefore seeks to
vary condition 2 of planning permission 17/00338/FUL under Section 73 of the Town and Country Planning
Act 1980, Although the description of development states the changes are 'to move garage and relocation of
the front wall to allow increased parking', the proposed changes in fact involve a significant increase in the
floorspace of the proposed dwelling {albeit this if largely at ground floor and for the most part subterranean)
and result in a number of material changes. These changes are listed as follows:

- Lower ground floor - the applicant argues that on the advice of a structural engineer the ground floor wall
has been relocated to sit directly below the ground floor wall above it (see building sections A-A). This has
resulted in additional ground fleod accommodation that would provide bathroom/ en-suite, a study/bedroom,
storage and circulation space. As the additional accommodation wouid be substantially below ground level,
a small change to the ground levels is proposed that would allow a high level window (relative to the lower
GFL) to provide light to the circulation space.

- Ground floor - The garage section has been moved forward to increase the amount of parking to the front,
The accommodation would be largely the same, although an additional toilet and covered access to the
balcony is added. A large suspended atrium style window is also proposed on the south elevation.

- Changes to some of the windows are also proposed.

- Changes to the materials palette are also proposed which now omit cedar cladding and proposed natural
block stone rather than dry stone walling.

- The agent has confirmed that the height relative the previously approved plans of the proposed dwelling
would be the same.

4.0 Analysis

Principle of Development

4.1 Although the Council objected to the previous application on the grounds that it did not comply with JCS
Policy SD10, in allowing the Appeal the Inspector concluded {paragraph 23):

"that the proposed development would be in sustainable location, with particular regard to the Councils
Spatial Strategy, in relation to access fo services and facilities and in connection with enhancing or
maintaining the vitality of rural communities. For the reasons already given, it would also comply with policies
SP2, SD10 and INF1 of the JCS, the content of which is detailed above, and relevant parts of the
Framework.”

4.2 Given the above and the fact that the existing permission remains extant, the principle of residential
development on this plot is acceptable. The main issues for consideration are considered to be: whether the
revised design is acceptable in design terms; has an acceptable impact on the Area of Qutstanding Natural
Beauty; and has acceptable impact on the residential amenity of neighbouring properties.

Design and layout

4.3 The Government attached great importance to the design of the built environment, this is outlined within
section 12 of the NPPF. The creation of high quality buildings and places is fundamental to what the
planning and development process should achieve. Good design is a key aspect of sustainable
development, creates better places in which to live and work and helps make development acceptable to
communities. Paragraph 130 states that local planning authorities should also seek to ensure that the
quality of approved development is not materially diminished between permission and completion, as a result
of changes being made to the permitted scheme (for example through changes to approved details such as
the materials used).

4.4 |n allowing the Appeal the Inspector opined that the contemporary design of the dwelling and use of
natural materials would be sympathetic with the range of other buildings in the vicinity and concluded its:

"design compares reasonably with those other contemporary buildings, many of which are in more prominent
positions. Therefore, the proposed dwelling would not appear out of place. Moreover, there would be
relatively limited or distant views from the public vantage points and it would not be an immediate presence
in the streetscene.”
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4.5 The character and form of the dwelling as revised would remain largely unchanged. Although the
materials palette omits cedar cladding and proposes block stone rather than dry stone walling, conditions
could ensure those materials are natural and of sufficient quality that would ensure the required
contemporary finish. Given the acknowledged limited views of the dwelling it is not considered the proposed
changes would make the current proposal unacceptable in design terms.

Landscape impact

4.6 Paragraph 172 of the NPPF outlines that great weight should be given to conserving and enhancing
landscape and scenic beauty in Areas of Outstanding Natural Beauty, which have the highest status of
protection in relation to these issues. Policy SD7 of the JCS also seeks to conserve and, where appropriate,
enhance the AONB and says that proposals should be consistent with polices set out in the Cotswolds
AONB Management Plan 2013-2018 (CMP).

4.7 At paragraph 34 of the appeal statement the Inspector reasoned that:

"Given the enclosed nature and sloping gradient of the site, partially encompassed by more dominani
existing residential development, | consider that any visibility of the developrent from open public areas
would be against a backdrop of existing built forms and there would no significant perceptible change caused
to the wider landscape and its character of appearance”.

At paragraph 36 he concluded that:

“The above factors lead me to conclude that the proposed development would not appear prominent or harm
the character and appearance of the countryside. Therefore, it would conserve the landscape, scenic beauty
and other special characteristics of the AONB. It follows that it would comply with Policy SD7 of the JCS,
relevant parts of the current CMP and the Framework which seek to conserve the AONB."

4.8 As discussed above, although the ground floor of the dwelling would increase, it would be excavated into
the hillside and imperceptible from anywhere outside the site. The section plan {A-A on the plans) confirm
that there would be no increase in the overall height as compared to the previously approved scheme.
Therefore given the Inspector's reasoning (set out above), the revised scheme would similarly conserve the
landscape, scenic beauty and other special characteristics of the ACNB.

Residential Amenity

4.9 Paragraph 127(f} of the NPPF states that planning decisions should create places with a high standard of
amenity for existing and future users.

4.10 No additional windows are proposed that would result in increased overlooking of neighbours. Overall,
it is considered that there would not be a significant adverse effect on the amenity of this property and
surrounding area.

4.11 At paragraph 47 of his appeal decision the Inspector agreed that permitted development rights (other
than those preventing the addition of a porch) should be removed. As well as in interest of controlling
development which could adversely affect the AONB, he also considered that this would ensure the retention
of appropriate levels of outdoor living space. The current proposal would not degrade the previously
approved level of amenity space. It is necessary to carry forward the Inspector's condition removing
permitted development rights to maintain this control.

Parking

4.12 The Parish Council have questioned where the parking will be. This query was also raised in the
Appeal. At paragraph 38 of his statement the Inspector clarified they would be located within and in the area
to the front of the garage. The current application would create additional space to the front of the garage for
the parking of vehicles.



5.0 Conclusion
5.1 Overall it is considered that the proposed changes to the design of the dwelling are acceptable.

Conditions

5.2 All the conditions recommended by the Inspector are still considered necessary and relevant and are
therefore carried forward and repeated for the current application. As Section 73 applications cannot be
used to extend the life of existing permissions, the date by when the development must be commenced is
three years from the date of the Inspectors decision.

RECOMMENDATION Permit

Conditions;

1 The development hereby permitted shall begin no later than the 5th February 2021.

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

2 The development hereby permitted shall be carried out in accordance with the following approved
plans: Drawing Nos 7728/1A (received on the 31st May 2018); 7728/2A (received on the 31st May
2018); 7728/3 and 7728/4.

Reason: To ensure that the development is carried out in accerdance with the approved plans.

3 No development shall take place untii details of all external materials have been submitted to and
approved in writing by the local planning authority. The development shall be carried out in
accordance with the approved details.

Reason: To ensure that the external appearance of the development is satisfactory.

4 No development shall take place until details of the existing and proposed levels across the site and
relative to adjoining land, together with the finished floor levels of the dwelling hereby approved have
been submitted and approved in writing by the local planning authority. The development shall be
carried out in accordance with the approved details.

Reason: In order to ensure the satisfactory appearance of the development and its relationship to adjoining
properties, in accordance with the NPPF.

5 No development shall take place until a scheme of foul drainage and surface water drainage has
been submitted to, and approved in writing by the Local Planning Authority. The approved scheme
shall be completed before the development is occupied.

Reason: To ensure satisfactory drainage of the site in accordance with the NPPF.

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

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

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

iv. provide for the storage of plant and materials used in constructing the development;
v. provide for wheel washing facilities;

vi. specify the intended hours of construction operations;

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

Reason: To protect the amenity of neighbouring properties and to protect the public highway.



Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
{England} Order 2015 {(or any order revoking and re-enacting that order with or without modification),
no development as specified in Part 1 Classes A, B, C and E other than those expressly authorised
by this permission, shall be carried out without express planning permission first being obtained from
the local planning authority.

Reason: To enable the Local Planning Authority to control the development and to safeguard the character

Note:

and visual amenities of the area, and to ensure that adequate private open space is retained within
the curtilage of the building.

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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18/00669/FUL Hunt Court Farm, Sandy Pluck Lane, Bentham Item 4

Valid 12.07.2018 Conversion of an existing barn/workshop to holiday let and creation of a
parking area.

Grid Ref 390297 217696

Parish Badgeworth

Ward Badgeworth

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework (NPPF) (2018)

Planning Policy Guidance (PPG)

Joint Core Strategy (2017) - SD5, SD6, SD8, SD9, SD14, INF1, INF2
Tewkesbury Borough Local Plan {2006) - AGR6, AGR7, TOR1, TOR2

Consultations and Representations
Councillor Vines - Request the application be determined by Committee given its Green Belt location

Parish - Badgeworth Parish Council has significant concerns about:

- The size of the holiday let - 8 bedrooms are mentioned in para 3.3 in the Planning Design and Access
Statement. It is clearly stated that it will be advertised for stag/hen parties. This will mean a large number of
visitors with potentially a large amount of traffic at unsociable times having an adverse impact on local

residents further up the lane.
- The access onto the A46 is very dangerous with poor visibility. The large number of vehicle movements

associated with such a large holiday let will increase the danger.
- Sandy Pluck Lane is very narrow with many properties close to the A46 junction being sited immediately
adjacent to the lane and vehicle movements. It is questionable whether the lane can cope with the increase

in vehicle movements.
County Highways Authority - No objection

Conservation Officer - The barn is considered to be a non-designated heritage asset. The Officer advised
that the application as submitted was acceptable with the exception of the change of roof materials from
natural blue slate to an industrial corrugated metal. Further to these comments the applicant amended the
roof materials to natural blue slate and the Officer has subsequently advised that there is no objection to the
application subject to the imposition of conditions.

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

Environmental Health Contamination - No objection subject to a condition requiring reporting and
agreement of remediation actions should contamination be discovered on site during works.

Environmental Health - No objection in terms of noise/nuisance
Local Residents- Three objections have been received (summarised)

- The noise from the contractors of the build of Hunt Court has been excessive, there has been dust and dirt,
increased litter and tipping and the speed of construction vehicles has been excessive which has raised
difficulties for residents. Although this build would be temporary, it has provided a taste of what may come if
further development is permitted.

- There is a dangerous bend close to residential properties which construction vehicles are using. Vehicles
are driving onto private gardens are residents are being asked to move cars.

- There are gas and water supplies located in proximity to the lane and excessive vehicular use of this lane
can only cause wear and tear and damage to these services.



- The proposal for an 8 bedroom holiday let, which can house up to 16 people, for weddings, hens and stags
and family lets {(and associated supporting companies such as DJs, bands, caterers) would create increased
vehicle movements, noise and disruption for local residents.

- The bus service is limited at night so it is evident that taxis will be used. This will create traffic noise and
disturbance at inconvenient at all hours

- The existing building may not be being used for employment use.

- Hunt Court Farm has had its fair share of planning permissions and cumulative impact should be
considered. The JCS sets out to protect the natural environment and this proposal would surely now need a
new access due to the heavy load on the small country lane.

- The proposal would represent another dwelling in the Green Belt

Planning Officers Comments: Paul Instone
1.0 Application Site

1.1 Hunt Court Farm comprises a collection of buildings loosely arranged around a central courtyard, some
of which have benefited from changes of use to alternative commercial uses.

1.2 Hunt Court Farm has been subject to redevelopment in recent years. A replacement dwelling is currently
under construction replacing the former 3 storey detached farmhouse (ref: 15/00306/FUL). Permission also
exists for the retention of a two storey structure known as 'The Granary' for use ancillary and incidental to the
new dwelling.

1.3 An independent dwelling, known as Hay Barn, is also located to the north west of Hunt Court Farm. The
site of Hay Barn was formerly part of the farm complex and was permitted by virtue of planning application
(ref: 08/00818/FUL).

1.4 Hunt Court Farm also includes a number of traditional outbuildings some of which have benefitted from
changes of use to alternative commercial uses over recent years. The current application relates to one of
these buildings which is a detached former farm building located within the original courtyard of Hunt Court
Farm.

1.5 The Barn is a single storey pitched roof structure constructed of natural stone with a slate roof. Half of
the barn is enclosed on all sides, whereas the other half is open on one side. The southern half of building
benefits from a Certificate of Lawfulness (ref: 99/10405/0496/CLE) in connection with a business for the
repair and manufacture of agricultural machinery.

1.6 In 2015 planning permission (ref: 15/00306/FUL) was granted for the Change of use of the building which
is subject to this application from workshop to offices (Use Class B1). The application proposed no external
alterations to the building and the change of use comprised an office in the enclosed southern part of the
building and four car parking spaces within the open sided northern part of the building. The permission is
extant but not implemented.

1.7 Hunt Court Farm itself is located to the west of A46 Shurdington Road and is accessed via Sandy Pluck
Lane which is a narrow single track road. The Farm Complex is surrounded by open countryside east, south
and western boundaries. The site is located in the Green Belt.

2.0 Relevant Planning History

Application Building

99/00496/CLE - Certificate of Lawfulness for the Existing Use of part of the building (the southern enclosed
section) for the purposes of the repair and manufacture of parts for agricultural machinery and production of
small machined metal items. Consent 1999,

06/01667/FUL - Planning application was refused for a proposal for the demolition of 2 no. steel barns and
outbuildings, replacement of 2 dwellings, conversion of outbuildings to 2 no. holiday lets and stables and
storage was submitted. The application included the conversion of the building which is subject to this
application to a garage and a holiday let. The application which also included proposals for the adjacent
buildings was refused for a number of reasons including Green Belt policy and conflict with rural buildings
conversion policies. Refused June 2007.



07/01234/FUL - Demolition of 2 No. steel barns and outbuildings. Replacement of 2 No. dwellings.
Conversion of outbuildings to 2 No. holiday lets and stables and storage. The application proposed to
convert the barn which is subject to this application into 2 no, holiday lets. The application which also
included proposals for the adjacent buildings was refused for a number of reasons including Green Belt
policy and conflict with rural buildings conversion policies. Refused January 2008.

15/00306/FUL - Change of use of the building which is subject to this application from workshop to offices
{Use Class B1). The application proposed no external alterations to the building and the change of use
comprised an office in the enclosed southern part of the building and four car parking spaces with the open
sided northern part of the building. The permission is extant but not implemented. Permitted June 2015.

Hunt Court Farm

91T/8794/01/02 - granted permission for the conversion of the former Granary (Building 6) to a holiday
cottage in January 1992. Subsequent planning application 02/8794/1682/FUL granted permission to remove
the restrictive holiday occupancy condition (condition f} attached to permission 91T/8794/01/02 in August
2003.

08/00819/FUL - Replacement of 2 dwellings and remodelling of lake. Permitted September 2008.

16/00694/FUL - Revised application for a contemporary replacement dwelling, including changes to
residential curtilage, and the retention of ‘The Granary' for use ancillary and incidental to the new dwelling
only. Permitted September 2018. The dwelling is currently under construction.

3.0 Current Application

3.1 The application is submitted in full and proposes the conversion of the existing building into one holiday
let unit. The proposed holiday let unit would comprise of 5 en-suite bedrooms at ground floor level as well as
three mezzanines at first floor level which are indicated to be used for 'sleeping/play’ and 'store’. Two of the
mezzanines are accessed from communal space and one mezzanine is accessed from within ‘Bedroom §'.
The applicant's supporting statement states that the mezzanines would be used as bedrooms and that the
proposal would comprise of 8 no. bedrooms.

3.2 The proposal seeks to retain the existing stone walls of the building with the existing partially open front
elevation to be enclosed with vertical timber boarding, Cotswold Stone and glazing. The proposal seeks the
installation of windows and doors, largely within existing openings although an additional window is proposed
on the north elevation.

3.3 The application as submitted has been amended further to comments from the Conservation Officer and
the proposed corrugated metal sheeting roof has been amended to blue slate to match the existing. Three
roof lights are proposed within the roof serving the mezzanines/first floor bedrooms.

3.4 A small patio area is shown adjoining the rear elevation which occupies an existing area of hardstanding.
Car parking is indicated for four vehicles within the wider complex.

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.

4.2 The development plan comprises the Gloucester, Cheltenham and Tewkesbury Joint Core Strategy
{JCS) (December 2017) and the saved policies of the Tewkesbury Borough Local Plan to 2011 (March
2006). The National Planning Policy Framework (NPPF) 2018 is recognised as a material consideration in
the determination of planning applications.

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

Principle of Change of Use

5.1 The NPPF seeks to support a prosperous rural economy and at paragraph 83 states that planning
decisions should enable the expansion and growth of all types of businesses in rural areas, both through the
conversion of existing businesses and well-designed buildings. Paragraph 83 also states that planning
decisions should enable rural tourism and leisure develapment which respect the character of the

countryside.

5.2 Policy TOR1 of the Local Plan states that the Borough Council will support proposals for tourism related
development provided that, inter alia, the priority is given to the re-use of existing buildings; there is good
access including access for walkers, cyclists and those in special need; and subject to there being no
unacceptable impact on the safety or satisfactory operation of the highway network.

5.3 Policy TOR2 of the Local Plan states that the development of serviced and self-catering accommodation
will not be permitted outside of residential development boundaries, expect where the proposal results in the
renovation and improved use of existing buildings.

5.4 Policy AGRE of the Local Plan states that the conversion of rural buildings for short stay low-key
accommodation will be permitted unless it can demonstrated that the propesed use is not practical or viable
within the building, or that it is unsuitable due to amenity, environmental or highway reasons. The building
must be of permanent and substantial construction and in the open countryside must be capable of
conversion without major or complete reconstruction. Policy AGR7 of the Local Plan states that the essential
scale, form and characler of the original building and structures should be retained.

5.5 The application proposes the re-use of a rural building to create a holiday let business which would
support tourism and contribute to the rural economy. The application is supported by a Structural Report and
architectural plans which demonstrate the building is structurally sound and capable of conversion without
the need for major reconstruction or substantial alteration and it is considered that the essential character of
the building would remain intact. It is noted that the application proposes to enclose the partially open sided
front elevation with timber cladding and glazing, however these are not structural works and are not
considered substantial within the context of the of the wider building.

5.6 The principle of the application is therefore considered acceptable subject to there being no material
considerations indicating that the application should be determined other than in accordance with the

development plan.
Green Belt

5.7 The application site is located in the Green Belt. A local planning authority should regard the construction
of new buildings as inappropriate development except in specific circumstances as set out in the NPFF.
Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in
very special circumstances.

5.8 Paragraph 146 of the NPPF advises that certain other forms of development are also not inappropriate in
the Green Belt provided they preserve its openness and do not conflict with the purposes of including land
within it. These include, inter alia, the re-use of buildings provided the buildings are of permanent and
substantial construction. Policy SD5 of the JCS echoes the NPPF policy.

5.9 The application building is a permanent and substantial structure and the application is supported by a
Structural Survey which advises that the building is suitable for conversion to a holiday let without the need
for any major alterations,

5.10 The application proposes a small curtilage which is commensurate with the proposed use comprising of
a small a patio area to the rear of the building in an area of existing hard standing and no fencing is
proposed. It is proposed that car parking would be provided within the existing farmyard and would be
screened by existing structures. In addition, as the application re-uses an existing building it is not
considered that the proposal conflicts with the purposes of including land within the Green Belt.
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5.11 In conclusion it is considered that the application re-uses a permanent building of substantial and
permanent construction, preserves the openness of the Green Belt and does not conflict with the purposes
of including land within it. The proposal is not considered inappropriate development in the Green Belt and
the proposal accords with paragraph 146 of the NPPF and Policy SD5 of the JCS.

Design

5.12 The affected stone built agricultural building is not listed, nor is it within a conservation area however, it
is considered to be a non-designated heritage asset. The NPPF defines a heritage asset as a building,
monument, site, place, area or landscape identified as having a degree of significance meriting consideration
in planning decisions, because of its heritage interest.

5.13 Paragraph 197 of the NPPF state states that the effect of an application on the significance of a non-
designated heritage asset shouid be taken into account in determining the application. In weighing
applications that directly or indirectly affect 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.

5.14 Policy SD8 of the JCS states that development should make a positive contribution to local character
and distinctiveness, having regard to valued and distinctive elements of the historic environment. The palicy
also states that designated and undesignated heritage assets and their settings will be conserved and
enhanced as appropriate to their significance, and for their important contribution to local character,
distinctiveness and sense of place.

5.15 Policy AGR7 of the Local Plan states that for the re-use the essential scale, form and character of the
original building and essential internal and external features should as possible be retained. New works
should be of a scale, form, type and materials compatible with the character of the original building.

5.16 The application has been amended further to comments from the Council's Conservation Officer and
the proposed profiled metal sheeting has been substituted with a retained natural blue roof slate This
approach accords with the Structural Survey which supports the application which states that the existing
roofing will need to be re-laid with a small amount of replacement where necessary. Further to the
substitution of the roofing materials the Conservation Officer has advised that there is no objection to the
application subject to the imposition of conditions.

5.17 In respect to other works the proposal seeks to enclose the open sided elevation with glazing and
timber, existing openings would be re-used as well as the creation of additional openings along the rear and
north elevations. These works are considered to respect the character and appearance of the rural building.

5.18 In conclusion it is considered that the amended proposal would not affect the significant of the non-
designated heritage asset and proposals respect the scale, form and character of the original building and as
such the proposal is considered to accord with Section 16 of the NPPF, Policy SD8 of the JCS and policy
AG7 of the Local Plan.

Highway Safety

5.19 Section 9 of the NPPF states that in assessing applications for development that it should be ensured
that appropriate opportunities to promote sustainable transport can be taken up and that safe and suitable
access to the site can be achieved for all users. Paragraph 109 states that development should only be
prevented or refused on highway grounds if there would be an unacceptable impact on highway safety, or
the residual cumulative impacts on the road network would be severe.

5.20 Policy INF1 of the JCS requires that all proposals 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.

5.21 The proposal compromises the conversion of an existing barn/workshop to holiday let. The Highways
Authority have been consulted on the application and is aware of the various objection comments raised by
local residents and the submitted comments were taken in consideration when weighting the impact of the
proposed on highway grounds.
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5.22 Consequently, the highway authority believes the increase of trips generated by this proposal will not
present a significant impact to Sandy Pluck Lane capable to fundament a recommendation for objection.
Therefore the highway authority recommends no highway objection to be raised.

5.23 The impact of the proposal on the transport network and highway safety is therefore considered
acceptable and as such it is considered that the application accords with Section 9 of the NPPF and Policy
INF1 of the JCS.

Residential Amenity

5.24 Policy SD14 of the JCS states the new development must cause no unacceptable harm to local amenity
including the amenity of neighbouring occupants.

5.25 In terms of the application site itself, it is located amongst a cluster of residential, agricultural and
commercial buildings. Due to the orientation of the application there would be no overlooking between
habitable room windows and this relationship is considered acceptable.

5.26 Objections have been received raising concerns about potential noise emanating from the holiday let
and the effects of increased vehicle movements on amenity, including during construction works.

5.27 The applicant has advised that their intention is to target the accommodation towards short breaks for
extended families and that they live on site themselves and would, in fact, be the nearest neighbouring
property to this accommodation and that it would not be their intention to take bockings from stag and hen
parties. The applicant has stated that they would be content to accept a planning condition preventing its use
by stag/hen groups, if necessary. However, officers do not consider that such a condition would be
necessary or reasonable.

5.28 In respect to the impact on amenity of resident’s on Sandy Pluck Lane it is not considered that the
proposal would result in an increase in vehicle movements which would give rise to an unacceptable
detrimental impact on residential amenity. It is also considered that given the access arrangements and
characteristics of the application site the impact on residential amenity during the construction process would
not be unacceptable.

5.29 Having regard to the above, it is considered that the proposal would not have an unacceptable impact
on residential amenity and that the application accords with Policy SD14 of the JCS.

Ecology

5.30 Policy SD9 of the JCS states that the biodiversity and geological resource of the JCS area will be
protected and enhanced. This will be achieved, inter alia, by ensuring European Protected Species and
National Protected Species are safeguarded in accordance with the law.

5.31 The application is accompanied by Inspection Survey for Rat Roost Potential and Nesting Bird Survey
which was undertaken in July 2017. No evidence of bats was recorded in the building. In respect to birds a
number of nesting swallows were recorded in the barn, and the presence of old nests confirms that the
species returns year after year. Previous surveys have also found evidence of House Sparrows and Blue
Tits nesting.

5.32 The Study advises that the proposed development should not result in the overall loss of biodiversity on
site providing compensatory nesting sites are provided but provides no detailed information on the proposed
mitigation.

5.33 It is recommended that a pre-commencement condition is imposed to secure an appropriate mitigation
strategy in the absence of adequate information in the planning application. In accordance with The Town
and Country Planning (Pre-commencement Conditions) Regulations 2018 the applicant has been notified
that officers intend to impose a pre-commencement condition. An update of whether the applicant wiil
accept the pre-commencement condition will be provided at Committee.

5.34 Subject to securing adequate compensatory nesting sites it is considered that the application accords
with Policy SD9 of the JCS.
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Other Matters

5.35 The remains of a medieval moated settlement are located to the east of the site. The County
Archaeologist has been consulted on the application and considers no archaeological issues will arise in
connection with this scheme.

Conclusions

5.36 Overall it is concluded that the application re-uses a permanent building of substantial and permanent
construction, preserves the openness of the Green Belt and does not conflict with the purposes of including
land within it. The proposal is not considered inappropriate development in the Green Belt.

5.37 The amended proposal would not affect the significance of the non-designated heritage asset and the
proposal respects the scale, form and character of the original building subject to the imposition of
conditions.

5.38 The proposal would have an acceptable impact on the transport network and highway safety, would not
have an unacceptable detrimental impact on residential amenity and subject to securing compensatory
measuras would not result in an overall loss in bio-diversity.

5.39 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

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

2707-003 Site Plan

2707-004 Proposed Plans

2707-005 Rev A Proposed Elevations- West and East

2707-006 Rev A Proposed Elevations - North and South

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking and re-enacting that Order) no alteration of the building including
extensions, rooflights, windows, and porches; and no sheds, garages, gates, fences, walls, or other
means of enclosure or structures of any kind or any other development referred to in Schedule 2,
Part 1 and Schedule 2, Part 2 Class A of the above referenced Order, shall be carried out {(other
than any hereby permitted) without the prior express permission of the Local Planning Authority.

No external lighting shall be installed on the site unless the details have first been approved in
writing by the Local Planning Authority.

Notwithstanding the submitted details, no work shall start on the roof until samples of the blue
natural slate proposed to be used have been submitted to and approved by the Local Planning
Authority and the materials used shall confarm to the samples so approved.

Notwithstanding the submitted details, no work shall start on the windows until detailed drawings,
including elevations and sections, of the proposed windows and doors including external joinery,
have been submitted to and approved in writing by the Local Planning Authority and the fitted joinery
shall be in accordance with the approved drawings. The elevations shall be at a minimum scale of
1:20 and the sections shall be at a minimum scale of 1:5 and shall indicate moulding profiles at full
size.

All oak used for external surfaces shall be unstained and allowed to silver naturally, unless the Local
Planning Authority otherwise first agreed in writing

All windows and doors are to be recessed by 75mm minimum, unless the Local Planning Authority
otherwise first agreed in writing
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9 If any contamination is found during the during the course of development, works must be halted,
and a report specifying the measures to be taken to remediate the site to render it suitable for the
development hereby permitted shail be submitted to and approved in writing by the local planning
authority. The site shall be remediated in accordance with the approved measures before
development begins.

10 The area allocated for car parking shown on Drawing Number 2707-003 shall be used for no other
purposes and shall be kept available for the parking of vehicles at all times.

11 A scheme for the mitigation of the impact of the development on ecology shall be submitted to and
approved in writing prior to the commencement of any development on the site. The scheme shall
include measures for habitat creation as suggested in Section 6 of the Inspection Survey for Bat
Roost Potential and Nesting Bird Survey dated July 2017

12 The development hereby approved shall be occupied for holiday purposes only and shall not be
occupied as a person's sole, or main place of residence. The owners/operators shall maintain an
up-to-date register of the names of all occupiers of the holiday let, which shall include their main
home addresses, and shall make this information available at all reasonable times to the Local
Planning Authority.

Reasons:

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

2 For the sake of clarity and to ensure a more satisfactory development of the site

3 To enable the Local Planning Authority to control the development and to safeguard the character of
the non-designated heritage asset and to preserve the openness of the Green Belt

4 To safeguard the character of the non-designated heritage assets and to protect bio-diversity.

5 To safeguard the character of the non-designated heritage asset

6 To safeguard the character of the non-designated heritage asset

7 To safeguard the character of the non-designated heritage asset

8 To safeguard the character of the non-designated heritage asset

9 To protect the health and safety of future occupants

10 Te ensure that sufficient parking space is available to prevent external car parking that would harm
the openness of the Green Belt and the rural character of the area.

1 To ensure appropriate protection of biodiversity

12 The impact of a permanent residential use on the Green Belt, the landscape and the undesignated
heritage may be unacceptable and would require further consideration

Note:

1 Statement of Positive and Proactive Engagement

In accordance with the reguirements 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 improved
roofing materials
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