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1. In addition to the written report given with recommendations, where applicable, schedule of
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Meeting which may result in a change of the Technical Planning Manager stated
recommendations.

2. Background papers referred to in compiling this report are the Standard Conditions Booklet,
the planning application documents, any third party representations and any responses from
the consultees listed under each application number. The Schedule of third party
representations received after the Report was printed, and any reported orally at the
Meeting, will also constitute background papers and be open for inspection.
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19/00726/FUL 4 Cheltenham Road, Winchcombe 1

Valid 31.07.2019 Erection of a single storey side and two storey rear extension to replace
existing lean to and single storey rear extension. Erection of a detached
garden store.

Grid Ref 401943 227994

Parish Winchcombe

Ward Winchcombe

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework; 2018 (NPPF)

Planning Practice Guidance

The Gloucester, Cheltenham and Tewkesbury Joint Core Strategy; 2017 (JCS):
SD4, SD6, SD7, SD8, SD14, INF1, INF2

Tewkesbury Borough Local Plan to 2011; March 2006 (TBLP)

HOuUs

Winchcombe and Sudeley Development Plan 2011-2031 (GNDP):

51,53

Preferred Options Consultation, Tewkesbury Borough Plan 2011-2031 (2018):
RES10Q

Flood and Water Management SPD

Manuel for Gloucestershire Streets

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
Winchcombe Town Council - No Objection.
Conservation Officer - No objection (subject to conditions).

Local residents - This application was publicised by the posting of sile notices and the neighbour
notification scheme and a number of objections have been received from 4 neighbours. Concerns include:
- The scheme will impact on day to day living

- The proposed loilet is too close to Number 6's front door which will impact on health, wellbeing and
business.

- The new toilet is on the opposite side of the house to current sewage and drainage

- There are concerns over security

- The single storey extension will be overbearing

- The two storey extension would radically alter the period character of the building

- The first fioor window on the two storey extension would overlook the garden of Number 2

- It would adversely impact on light

- The disruption would adversely impact on health and wellbeing of Number 6 and their pets

- The placement of a window facing towards Number 6 would resuit in overlooking issues

Councillor Mason has requested committee determination to assess the impact of the proposal on
the neighbouring property

Planning Officers Comments: Emily Pugh
1.0 Application Site
1.1 This application relates to 4 Cheltenham Road, a detached vernacular dwelling located in Winchcombe.

The site is served by a pedestrian access to the front (north-west) and benefits from on street parking. The
dwelling benefits from a large elongated garden which declines steeply to the South into the River Isbourne.
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1.2 The site is located in the Cotswold Area of Outstanding Natural Beauty, Winchcombe Conservation Area,
Flood Zones 2 and 3 and is subject to the removal of permitted development rights by way of an Arlicle 4
direction (see site location plan).

2.0 Relevant Planning History
2.1 No relevant planning history pertaining to this application.
3.0 Current Application

3.1 The current application seeks the erection of a two storey extension to the rear (South-East) which would
be built in place of an existing single storey extension. It also seeks to demolish an existing lean-to to the
side (South) and replace it with a single storey mono-pitched extension. The final element seeks to remove
an existing garden shed, and erect an ancillary garden store in the rear garden.

3.2 The proposed materials would comprise locally sourced Cotswold stone for the walls, reconstituted stone
slates with diminishing courses and matching ridges to the roof and timber casement doors and windows
(see attached plans).

3.3 The application has been brought back to the planning committee following a deferral on 17th
December 2019. Members raised concerns over the location of a W.C within a single storey ground
floor extension and requested that this part of the scheme was revisited. An update is provided in the
main body of the report at paragraph 5.17.

4.0 Policy Context

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

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

4.3 Other material policy considerations include national planning guidance contained within the National
Planning Policy Framework 2018 and the emerging Tewkesbury Borough Local Plan (Preferred Options
Consultation) 2011-2031 and the Winchcombe and Sudeley Neighbourhood Development Plan,

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

5.1 The main issues to be considered are design and impact on neighbouring amenity.

Design and Visual Amenity

5.2 Section 12 of the NPPF relates to "Achieving well-designed places" and, Paragraph 124, sets out that the
creation of high quality buildings and places is fundamental to what the planning and development process
should achieve, and that 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. Likewise, Paragraph 127
specifies that planning policies and decisions should ensure that developments, inter alia: will function well
and add to the overall quality of the area, not just for the short term but over the lifetime of the development;
are visually attractive as a result of good architecture, layout and appropriate and effective landscaping, and;
are sympathetic to local character and history, including the surrounding built environment and landscape
setting, while not preventing or discouraging appropriate innovation or change.
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5.3 Policy SD4 (Design Requirements) of the JCS sets out that new development should respond positively
to, and respect the character of, the site and its surroundings, enhancing local distinctiveness, and
addressing the urban structure and grain of the locality in terms of street pattern, layout, mass and form. It
should be of a scale, type, density and materials appropriate to the site and its setting. It further sets out that
design should establish a strong sense of place using streetscapes and buildings to create attractive and
comfortable places to live, and having appropriate regard to the historic environment. This is reflected in
Policy HOUS of the 2011 Local Plan.

5.4 The host property is a two storey vernacular detached dwelling set off Cheltenham Road in Winchcombe.
The building is not listed but is considered to be a non-designated herilage asset. It is constructed from a
mixture of coursed limestone and limestone ashlar with various characterful features such as sash windows,
cill, lintel and mullion detailing and parapet feature work to the front bay window. In view of those features,
the dwelling is currently a positive historic landmark within the street scene.

5.5 The first part of the proposal seeks to demolish an existing flat roofed timber clad lean-to to the side
(South) of the dwelling and replace it with a mono-pitched extension. The extension would be adjacent to the
property boundary and would sit 45mm above the existing fence line (2.2m to the eaves). The mono-pitched
roof would slope up towards the host dwelling, measuring a maximum height of 3.3m and would feature two
flush roof lights. Overall, this part of the proposal is considered to be in keeping with the form and character
of the host dwelling, and given that high quality materials and traditional features are proposed to be
mimicked, is of suitable and appropriate design.

5.6 The second part of the proposal seeks to demolish an existing single storey extension to the rear (South-
East) and replace it with a two storey extension. The extension would sit flush with the side elevation and
protrude to the rear by some 2.5m. It would feature patio doors at ground floor level and a box bay window at
first floor. The roof would come off of the existing plane and appear as a continuation /cat slide feature.
Whilst it would be preferable to see a clear break between the existing and new roof slopes, this was raised
with the applicant and revisions were not forthcoming to this effect. The applicant did submit revisions
however clarifying guttering and downpipe arrangements which will help to create a visual break in the
proposed wide bargeboards.

5.7 Itis also of note that the scheme originally sought a wedge-shaped extension at ground floor level which
was considered to be incongruous and as such was omitted from the scheme. This element of the proposal,
in view of the revisions, is now considered to be acceptable in terms of design. The two storey extension
would be located to the rear of the property and would be visible from peripheral views within the street
scene and surrounding area which is considered to be acceptable.

5.8 A further part of the scheme proposes to demolish and remove an existing shed which in itself does not
require formal permission.

5.9 The final part of the scheme seeks the erection of a mono-pitched store in the rear garden to sit adjacent
to the property boundary. The roof height would not exceed that of the adjacent fence line and as such would
not be visible except from within the property boundary. This building is minor in scale and suitable in design
as a functional garden store.

5.10 [n view of the above, the wider cumulative proposal is considered to be sympathetic 1o the form and
character of the host dwelling and complies with the requirements set out in Policies HOUS, SD4, 5.1, 5.1
and Section 12 of the NPPF.

Impact on Residential Amenity

5.11 The impact of the proposal on residential amenity has been carefully assessed. The two storey rear
extension would be adjacent to a residential garage belonging to Number 2 Cheltenham Road. This garage
would effectively shield the new extension from Number Two to the North and as such there are no concerns
in terms of impact to amenity to those neighbours. Likewise, there is considered to be a sufficient gap to the
adjacent neighbour to the South so the two storey extension would not unreasonably affect their amenity in
terms of light, overshadowing or overbearing.

9.12 The single storey extension to the South would be built adjacent to the neighbouring boundary with

Number 6. Objections have been raised by this neighbour who is concerned about how this extension will
impact on their amenity. There are a number of issues to be considered, as follows.
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5.13 The first matter is the impact that the proposal will have on light to Number 6. The existing dwellings are
located in close proximity to one another with a 3m gap between the two. The 45 degree rule, which is a
commonly used tool to assess impacts that a new development will have on existing perpendicular windows,
has already been breached in this instance by the original buildings and, as such, it is not possible to apply
this test to the new extension.

5.14 The new extension would measure 45mm above the existing fence line and would be visible from the
dining room window of Number 6. However, as this window is already overshadowed by the existing building
and does not receive any direct sunlight, the new extension would not overshadow it any more than it does
at present and, as such, would not reduce the amount of light that window already receives.

5.15 The second matter to consider is whether the extension would result in an unacceptable overbearing
impact. This is both in terms of creating a potential tunnelling effect within the amenity gap, and also in terms
of the extent of the development when viewed internally from the dining room of Number 6. The extension
has been designed with a mono-pitched roof which would slope away from the neighbour. This assists in
preventing a tunnelling feeling when viewing the development from the amenity space. Likewise, the
extension would only measure 45mm above the fence line so the visual impact from within the dining room is
not considered to be unreasonably affected or unacceptable.

5.16 The proposed windows/ roof lights would be at high level or located to the rear, behind the boundary
fence, and there are therefore no concerns regarding overlooking or loss of privacy. The box bay window on
the second storey element would serve a bathroom and it is therefore considered necessary to adequately
restrict the glaze on this window to ensure privacy to both neighbours and occupiers.

5.17 Concerns have also been received in respect of the location of a downstairs W.C within the proposed
side extension. Whilst there are no planning grounds to object to this part of the proposal, in view of
concerns raised by Members during at Planning Committee on 17th December 2019, the applicants were
approached and it was requested that the W.C was ommitted from the scheme. The applicants have
submitted revised drawings including a floor plan which shows that the extension will be used as a utility
room only - not as a W.C. It is therefore considered that the applicants have addressed concerns and officer
view remains that the proposed extension would not result in unacceptable harm to residential amenity. It is
therefore considered acceptable in relation to Policies HOUS and SD14.

Impact on the Historic Environment

5.18 Policy SD8 of the JCS and Paragraph 200 of the NPPF sets out that designated heritage assets and
their settings, and Conservation Areas will be conserved and enhanced as appropriate to their significance,
and for their important contribution to local character, distinctiveness and sense of place. Policy HEN2 states
that developments are required to preserve or enhance the character or appearance of the conservation
area in terms of scale, form, materials and quality. Paragraph 197 states that applications to non-designated
heritage assets will require a balanced judgement regarding the scale of any harm or loss to the significance
of the heritage asset.

5.19 Given that the site is tocated within Winchcombe Conservation Area and that the dwelling is considered
to be a non-designated heritage asset, the Conservation Officer was consulted. Concerns were raised with
the original scheme - particularly in reference to the unjustified replacement of the front timber casement
sash windows with UPVC. Subsequent to discussions with the applicant, this part of the scheme was
omitted.

5.20 In view of the revisions, it is considered that the dwelling would remain as a positive historic feature
within the Winchcombe Conservation Area and there would be no material harm to the significance of the
heritage asset. The proposal is therefore considered to have an acceptable impact to the historic
environment and complies with the terms of Policies SD8, HEN2 and the NPPF.

Impact on AONB

5.21 Policy SD7 states that developments are required to conserve the landscape, scenic beauty, cultural
heritage and other special qualities in an AONB.
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9.22 The rear of the dwelling is readily visible from a network of public footpaths from the valley to the South.
The proposed extensions would be read against the backdrop of the village of Winchcombe and as such
would not visually detract from the landscape qualities of the AONB. Traditional materials are proposed to be
used and as such the extensions would be in keeping with the Cotswold AONB vernacular. It is therefore
considered that the scheme would have an acceptable impact to the AONB in accordance with Policy SD7
and the Cotswold Management Plan.

Highway Impact

5.23 Policy INF1 states that safe and efficient access should be provided to the highway network for all
modes of transport and should be designed so as to encourage maximurn potential use.

5.24 Although the development would not affect the existing on street parking arrangement, a number of
concerns were raised over contractor parking and as such, the Gloucestershire County Highway Authority
were consulted. Whilst there is ample space for two contractor vehicles to park on the site and there is
further on street parking a short distance along Cheltenham Road where the double yellow lines stop, the
Highway department have stated that it would be reasonable to add a condition requiring the submission and
approval of a construction vehicles management plan. Therefore, subject to the condition, the scheme is
considered to be acceptable and compliant with Policy INF1 and the Gloucestershire Manual for Streets.

Flooding

5.25 Whilst the wider site is located within Flood Zones 2 and 3, this specifically relates to the lowland in the
Southern part of the garden. The dwelling is localed in a far elevated position and as such is not located
within the flood zone. It is therefore considered that there would be no adverse impacts in terms of flooding in
accordance with Palicy INF2,

6.0 Conclusion & Recommendation

6.1 The proposed scheme would be in accordance with the relevant policies of the adopted development
plan and it is therefore recommended that planning permission is granted subject to conditions.

RECOMMENDATION Permit

Conditions:
1. The works hereby permitted shall be begun before the expiration of five years from the date of this
consent

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 as amended by
Section 51 of the Planning and Compulsory Purchase Act 2004,

2, The development hereby permitied shall be carried out in accordance with the following approved
documents:
- Proposed ground floor plan: PA1110 02, received 6th January 2020,
- Proposed first floor plan: PA1111, received 29th October 2019.
- Proposed roof plan; PA1112, received 29th October 2019.
- Proposed elevation (north): PA2110, received 29th October 2019.
- Proposed elevation (east): PA2111, received 20th October 2019.
- Proposed elevation (south): PA2112, received 29th October 2019.
- Proposed elevation (west): PA2113, received 29th Octaber 2019.
;except where these may be modified by any other conditions attached to this permission,

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

2. The materials to be used in the construction of the external surfaces of the proposed development
shall match those used in the existing dwelling.

Reason: To ensure that the proposed development is in keeping with the existing dwelling
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Notwithstanding the approved plans, detailed drawings and materials/finish details for the windows in
the front elevation hereby permitted, including elevations and sections, shall be submitted to and
approved in writing by the Local Planning Authority prior to their installation. All windows shall be
fitted in accordance with the approved drawings and detaits. 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.

Reason: To ensure that the proposed works are in keeping with the character and appearance of the host

4,

dwelling and conservation area.

The first floor bathroom wirdow on the South-East elevation shall be fitted with obscure glazing
{Minimum Pilkington Level 4 or equivalent) prior to first use of the room which it serves. The windows
shall thereafter be retained as such and not altered without the prior consent of the Local Planning
Authority,

Reason: To safeguard the amenities of adjoining occupiers from overlooking and loss of privacy.

5.

No development shall take place, including any works of demolition, until a Construction Vehicles
Management Plan 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;

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

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

goods and supplies.
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19/00436/FUL Spring Farm, Wainlode Lane, Norton 2

Valid 31.05.2019 Part retention of agricultural building to be used by the agricultural
holding for use for storage of produce and equipment, sheep shearing,
lambing and milking; and external amendments to the elevations and
roof of the agricultural building constructed pursuant to 16/01269/AGR;
and the laying of a concrete surface adjacent to the existing gate.

Grid Ref 384634 225533

Parish Norton

Ward Severn Vale South

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework (NPPF) (2019)

Planning Practice Guidance (PPG)

Gloucester, Cheltenham & Tewkesbury Joint Core Stralegy (JCS) (December 2017} - Policies SD6, SD14,
INF1, INF2

Tewkesbury Borough Local Plan to 2011 (March 2006) - Policy LND3, AGR5
Tewkesbury Borough Plan Pre-Submission Version (2019)

Down Hatherley, Norton and Twigworth Neighbourhood Development Plan (2019)
Human Rights Act 1998 - Article 8 (Right to Respect for Private and Family Life)
The First Protocol, Article 1 (Protection of Property)

Landscape Protection Zone (LND3)

Site of Special Scientific interest Consultation Buffer

Consultations and Representations

Norton Parish Council

Response to Revised Application

The views of the Parish Council have not altered from its submission on the 23rd of July 2019.

Although the applicants have attempted to meet the design statement of our NDP (viz: that New
development or extensions to existing buildings in the NDP area should demonstrate design quality and
sensitivity to the existing vernacular details of the rural village.) this development has never been sensitive
and an appropriate development in the rural landscape, especially since it is within the Landscape Protection
Zone. No adaptations will alter that.

It cannot be justified on agricultural ground therefore cannot be called a small scale appropriate development
that supports a rural economy. It seems a very extravagant outlay to meet the purposes outlined in their
submission. Therefore, we oppose the application.

We believe this is an attempt to industrialise a building and its site that was originally given permission, as it
was claimed by the applicants, to be necessary to improve economic performance of an agricultural
enterprise, ie. a small flock of sheep. Most sheep farmers would carry out such operations either in the open
or under mare modest cover.

If the LPA does approve this application, we recommend that they add the condition that conversion to a
residence will not be permitted at any time in the future,

Response to Original Application

- The building is out of proportion to the site and the requirements of Spring Farm.

- We disagree with the delegated report on the application that:

"...itis not considered that the siting or external appearance of the building would have an undue negative
impact on the surrounding landscape and the building is considered appropriale to the agricultural use of the
land. It is also considered by reason of siting that the building would not have a detrimental impact on the
Landscape Protection Zone."
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The building is very high and sits well above the hedge line, making it clearly visible from the road, the hill
and neighbouring dwellings. We also suggest that the size of the building is well beyond what might be
required for the agricultural purposes of Spring Farm. Accordingly, we contend that it would have a
detrimental impact on the Landscape Protection Zone.

- The Planning Authority should inspect the applicant's business plan in order to test the validity of their
argument,

Concrete pad - This area is currently covered in gravel and we don't see a justification for replacing the
gravel with concrete. Furthermore, concreting over this area would make it more difficult to return the field to
agricultural use.

Environmental Health - No objection in terms of noise nuisance
Land Drainage Officer - No objection

County Highways - No objection

Natural England - No comment

Local Residents 5 objections have been received summarised below:

- The purpose of the application is unclear as the building was permitted in the first place for sheep
shearing/lambing etc. Why is this position now being regularised and why was the building permitted in the
first place if it can't be used for sheep shearing.

- The concrele area to the front of the barn is unjustified and harmful to the landscape and may
increase the risk of flooding (officer note: revised plans have now been submitted showing a smaller area of
hardstanding next to the gate),

- The barn should never have been permitted in the first place in a Landscape Protection Zone

- The proposal is an attempt to turn the farm into a residential property and the applicant’s already
commonly reside at the farm at night

- Itis unclear why additional car parking is needed and this does nol accord with the stated use of the
farm and building.

- There are already a number of buildings on the farm and it is unclear why these can't be used
instead.

- If the proximity of buildings is preventing the barn being used for sheep shearing then the applicant's
buildings should just be moved further away

- The proposed concrete hard standing looks like it would be used as a public car park

- The propose natural grey fibre cement roof sheeting will not blend into the landscape

- The inclusion of open timber boarding in the elevations contrasts with older agricultural buildings in
the area and is similar to the new dwellings in Twigworth views. As such the proposal is clearly not intended
to be an agricultural barn and is inappropriate in the Landscape Protection Zone

- The orientation of the barn has changed since the original submission. The re-orientation with a
gate facing the bridle path will cause noise pollution

- The inclusion of upve windows and double glazing is not appropriate for an agricultural barn and this
would only be required if the barn is to be an insulated residential property

- Itis unclear why thermalite blocks are being used to insulate the building as this is only a barn and
does not need to be insulated. This is a departure from the 2016 permission

- Itis unclear why such a large water tank is required when the purpose of the pond application was to
provide water for the plot

- The applicants are now holding large events on the land in excess of the permitted 28 days per year
and these events are unlicensed. The sile is becoming a residential farm and events business and the barn
may further facilitate these uses

- The holding is being advertised for 'retreats ' and this demonstrates that the purpose of the building
{and other buildings in the previous application) is not for agricultural purposes.

- The building has not been constructed in accordance with the approved plans and do not in any way
represent the reality of the actual ground layout.

- the furthest edge of the bridal path in front of the barn is 20.5 metres from the hedge, when in reality
itis less than 3 metres

- the corner of the stables linked to No30 is shown as being 43 metres from the current erecled frame
(not to mention being across the other side of the road) when in reality it is actually 16 metres.

- Creation of a two storey building (bedrooms upstairs) would indicate it is domestic property
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Planning Officers Comments: Paul Instone
1.0 Application Site

1.1 This application relates to Spring Farm, an agricultural holding, which is located to the west of Wainlode
Lane, Bishops Norton. Spring Farm extends to 5.7 Hectares (14 acres) of owned land within a ring fence and
an adjoining 10 acres of land occupied by annual arrangement.

1.2 The application site itself relates to a parcel of land in the north east corner of the holding, which is
accessed from an existing gate off Wainlode Lane. The application site is laid to hardcore and there is a
partially constructed barn in the western part of the application site, both of which benefit from permission
under Class A Part 6 of the Town and Country Planning (General Permitted Development) (England)
Order2015 (application reference 16/01296/AGR).

1.3 There are a number of existing structures on the agricultural holding in the vicinity of the site including
field shelters.

1.4 The site is within a Landscape Protection Zone and within Flood Zone 1 and a public right of way runs to
the north of the site.

2.0 Relevant Planning History

16/01296/AGR - Agricultural determination for a new agricultural building including construction of
hardstanding. Non-Intervention. December 2016,

07/00456/FUL - Creation of a pond of diameter not greater than 20 metres for purposes of watering livestock.
Permitted June 2007

3.0 Current Application

3.1 The application is submitted in full and seeks the part retention of the agricultural building to be used by
Spring Farm for use for storage of produce and equipment, sheep shearing, lambing and milking; and
external amendments to the elevations and roof of the agricultural building permitted under permission
16/01269/AGR; and the laying of a concrete surface adjacent to the existing gate.

3.2 The application as submitied has been amended to exclude a woodstore which was previously proposed
and the applicant has also amended the plans and confirmed that the concrete surface is sought for a 24 sq
m area adjacent to the existing farm gate.

4.0 Policy Context

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

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

4.3 Other material policy considerations include national planning guidance contained within the National
Planning Policy Framework and the emerging Tewkesbury Borough Local Plan (Preferred Options
Consultation) 2011-2031.

4.4 The agricultural determination under Class A of Part 6 of the Town and Country Planning (General
Permitied Development) (England) Order 2015 which sets agricultural and forestry permitted development
rights for agricultural development on units of 5 hectares or more is also a material consideration in the this
application.
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4.5 The relevant policies are set out in the appropriate sections of this report.
5.0 Analysis

5.1 Paragraph 83 of the National Planning Policy Framework states planning policies and decisions should
enable the sustainable growth and expansion of all types of business in rural areas, both through conversion
of existing buildings and well-designed new buildings.

5.2 Policy AGRS of the Local Plan states that the erection of new agricuitural buildings will be permitted
provided that the proposed development is well sited in relation to existing buildings and landscape features
in order to minimise adverse impact on the visual amenity of the locality, the proposed development is
sympathetically designed, that there is adequate operational access and that suitable provision is made for
all waste products.

5.3 A prior notification application (ref: 16/01296/AGR) for a general-purpose barn at Spring Farm was made
to the local planning authority in November 2016. The prior notification application also included the
provision of an area of hardstanding providing access to the proposed barn from Wainlode Lane.

5.4 The Planning Authority determined that prior approval was not required in December 2016 and it is
understood that building started in 2017 and the steel frame was erected in October 2017.

5.5 It was subsequently clarified that as the building was intended to be used for housing livestock and is
within 400m of a residential property, that full planning permission is required. The applicant was therefore
advised to submit a planning application to regularise the position so that the barn can be lawfully used for
sheep shearing, lambing and milking. The current application also seeks alterations to the design of the
main building and the installation of a concrete surface for a 24 sq m area adjacent to the existing farm gate.

5.6 As the barn has only partially been built, the application does not seek the change of use of the barn to
include use for livestock, and the application must be considered on the principle of a new proposed barn in
this location, including use of the barn for livestock. However, it is a material consideration in the
determination of the application that the applicant could fully implement decision reference 16/01296/AGR,
save that it could not be used for livestock.

5.7 The Council's Agricultural Consultant has assessed the application and confirms that the building is
located on an agricultural unit and a sustainable agricultural business operates from the holding. The
proposed building is reasonably necessary for the purpose of agriculture within the unit and is designed for
the agricullural purposes of the agricultural business.

5.8 As set out above, the NPPF states that decisions should enable the sustainable growth and expansion of
all types of business in rural areas, including through well-designed new buildings. The principle of the
development is therefore acceptable subject to consideration of other material considerations including
design and landscape impact.

Design, Effect on landscape character and visual amenity of the area

5.9 Paragraph 170 of the NPPF states that planning decisions should contribute to and enhance the natural
environment by protecting and enhancing valued landscapes in a manner commensurate with their statutory
status or identified quality in the development plan.

5.10 The application site is located within a Landscape Protection Zone. Policy LND3 of the Local Plan
states that within the Landscape Protection Zone special protection will be given to the ecalogy and visual
amenity of the river environment and development will not be permitted which has a detrimental visual or
ecological effect on the character of the river banks or the associated landscape setting of the Severn Vale.
This policy is echoed in policies E1 and E2 of the Neighbourhood Plan.

5.11 The barn, which is partially constructed, would be located in the north east corner of Spring Farm on
relatively flat ground. The barn is in the vicinity of existing structures on the site and a building of a similar
scale is located outside of Spring Farm to the north.

5.12 The size of the building is the same as can be fully implemented through decision 16/01296/AGR and

would extend to a footprint of 200 sq m (20 metres in length and 10 metres wide). The eaves height of
building would be 4 metres and the ridge height would be 7 metres.
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5.13 The principal design changes arising from the current application relate to external materials and the
application proposes overlapping vertical timber boarding on the external walls at mezzanine floor level to
provide ventilation to the hay loft and the installation of natural grey fibre cement roof sheeting. The
remainder of the walls would be constructed of reclaimed brick and the current application proposes the
inclusion of Dove Cote vents in the gable ends of the building.

5.14 The building would be visible from Wainlode Lane and the public right of way to the north as well as
from some more distant viewpoints, including from surrounding residential properties. However the building
is located on relatively low and flat ground in the vicinity of exisling structures and existing hedgerows would
temper the prominence of the building. Officers also consider that the use of a varied palette of materials
would break up the visual bulk of the built form. The current application also proposes the planting of native
hornbeam hedging between the barn and Wainlode Lane which would help to reduce the impact of the barn
from the most prominent viewpoint.

5.15 The Landscape Protection Zone is a 'valued landscape’ which aims to protect the distinct landscape
associated with the rivers in the Borough and the ecology of the area. It is considered that the appearance,
height and scale of the building would be consistent with an agricultural building and the visual prominence
would be mitigated by the proposed landscaping scheme and the siting of the building on a low area of the
farm which is least prominent from public vantage points.

5.16 Furthermore, given the scale and the context of the proposed 24 sg m of concrete surfacing within an
existing area of hardcore, it is not considered that this element of the scheme would have a detrimental
visual impact,

5.17 Overall, it is considered that the proposal would not have an undue negative impact on the surrounding
landscape and the building is considered appropriate to the agricultural use of the land.

Residential Amenity

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

5.19 The nearest dwelling to the proposed barn is 30 Wainlode Hill, which is located approximately 120
metres to the north. There are also a number of dwellings located approximately 250-300 metres to the
south,

5.20 The application seeks the use of the agricultural building for livestock which may give rise to odour and
noise emissions within the vicinity. Environmental Health have been consulted on the application and have
no objection in terms of noise and nuisance.

5.21 As such, it is concluded that the proposed barn would not cause unacceptable harm to the amenity of
neighbouring occupants in accordance with Policy SD14 of the JCS.

Other Matters

5.22 The applicant has confirmed that the barn will drain into a rainwater storage tank which will overflow into
the existing pond on the site that is adjacent to the barn. The Councils Flood Risk supporl officer has been
consulted on the application and has raised no objections to the proposed drainage strategy.

5.23 The County Highways Authority have also been consulted on the application and raise no objection in
respect to highway safety and the application is considered acceptable in this regard.

5.24 A number of objections have been received to the appiication which have been fully considered by the
Planning Authority. The concerns about the inaccuracy of the plans were noted by officers and a revised
Block Plan was received by the Local Planning Authority on 6th January 2020 which was provided o a
correct scale. Planning Enforcement Officers have also been on site and confirmed that the measurements
of the partially constructed barn are accurate and in accordance with permission 16/01296/AGR. The
comments about the holding being used for events in excess of the permitted 28 days per year is also
acknowledged and this matter has also been referred to the Council's Enforcement Officers.

573



5.25 Concerns about the external appearance are also noted, including the installation of upve windows.
Whilst, it is the case that upvc windows are not a typical feature of agricultural buildings, the windows would
be located on the rear elevation and views would be limited from public vantage points and on balance are
considered acceptable.

Conclusions

5.26 Overall, whilst the Parish Council's and objectors concerns are noted, it is concjuded that the
application site is located on an agricultural unit and a sustainable agricultural business operates from the
holding. The proposed building is reasonably necessary for the purpose of agriculture within the unit and is
designed for agricultural purposes for the agricultural business. It is considered that the proposal would not
have an undue negative impact on the surrounding landscape, would not cause unacceptable harm to the
amenily of neighbouring residents and is acceptable in regard to flood risk and highway safety. The
application is therefore recommended for permission.

RECOMMENDATION Permit
Conditions:

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

Reason: 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. The development hereby permitted shall be carried out in accordance with the following approved
plans:
- Proposed Barn, Hardstanding and Concrete Gateway Plan received 6th January 2020
- Agricultural Barn Elevation and Floor Plans received 13th August 2019
- Agricultural Barn Hay Loft Plan; Hay Loft External Timber Plan received 13th August 2019
- Proposed Concrete Gateway Surface Plan received 13th August 2019

Reason: For the avoidance of doubt and in the interest of proper planning

3. The proposed external materials for the agricultural barn shall be fully in accordance with the
Agricultural Barn Elevation and Floor Plans received 13th August 2019

Reason: In the interests of visual amenity

4, All planting detailed in the landscaping scheme on approved Proposed Barn, Hardstanding and
Concrete Gateway Plan received 6th January 2020 shall be carried out in the first planting and
seeding season following the construction of the agricultural barn. Any trees, within a period of five
years from completion of the development which, die, are removed, or become seriously damaged
or diseased, shall be replaced in the next planting season with others of similar size and species,
unless the Local Planning Authority gives written consent to any variation.

Reason: In the interests of visual amenity

Notes:

1 Statement of Positive and Proactive Engagement
In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will

improve the economic, social and environmental conditions of the area by negotiating the removal of
the woodstore from the application as submitted
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19/00569/FUL 2 Haylea Road, Bishops Cleeve, 3

Valid 04.06.2019 Installation of a rear dormer window and front skylight to facilitate loft
conversion.

Grid Ref 394932 227841

Parish Bishops Cleeve

Ward Cleeve West

RECOMMENDATION Permit
Policies and Constraints

Joint Core Strategy (2018) (JCS) - Policy SD4, SD14

Tewkesbury Borough Local Plan to 2011(TBLP) - March 2006 - Policy HOU8

Tewkesbury Borough Local Plan 2011 - 2031 - Pre-Submission version 2019 - Policy RES10
National Planning Policy Framework 2018

Planning Practice Guidance

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

The First Protocol, Article 1 {Protection of Property)

Consultations and Representations

Parish Council - (original plans} - objects to the application on the grounds of overlooking affecting
neighbours privacy in both Nortenham Close and Haylea Road.

Revised plans dated 12th July 2019 - objects to the proposal. The revised plans are worse in appearance
and continue to present an issue of overlooking with adverse impact on neighbours' property.

Revised plans dated 21st October 2019 / November 2019 - objects on the grounds of overlooking and
unsympathetic design, not in keeping with the area.

Local residents - two letters of objection have been received from local residents. The reasons for objection
are summarised as follows:

- The dormer would be out of character with the area and of a poor design.

- The dormer would have a negative effect on the amenity of surrounding dwellings by reason of its bulk,
massing, and size.

- Overlooking / loss of privacy to the dwellings at the rear in Nortenham Close.

- Velux windows should be used in the roof instead.

- Devaluation of nearby dwellings.

- The addition of an extra bedroom could lead to a higher number of occupiers in the property / the number of
vehicles at the site.

Planning Officers Comments: Mrs Sarah Barnes
1.0 Application Site

1.1 This application relates to 2 Haylea Road, a detached dwelling located on a housing estate in Bishops
Cleeve (site location plan attached).

2.0 Planning History

2.1 There is no recent / relevant planning history.

3.0 Current application

3.1 The current application is for a loft conversion with a rear dormer window and front rooflights to facilitate
a loft conversion (see attached plans). l would create a bedroom and an ensuite. The latest revised plans

were submitted on the 28th November 2019 improving the design of the dormer, improving the fenestration
and reducing its size.



4.0 Policy Context

4.1 Section 38(6} of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined
in accordance with the development plan unless material considerations indicate otherwise. Section 70 {2) of
the Town and Country Planning Act 1990 provides that the Local Planning Authority shall have regard to the
provisions of the development plan, so far as material to the application, and to any other material
considerations.

4.2 The Adopted Development Plan for Tewkesbury Borough comprises the Joint Core Strategy 2011 to
2031 (JCS) and the saved policies of the Tewkesbury Borough Local Plan to 2011 (TBLP). The Pre-
Submission version of the Tewkesbury Borough Plan (PSTBP) was approved for publication and submission
at the Council meeting held an 30 July 2019, On the basis of the stage of preparation the plan has reached,
and the consistency of its policies with the NPPF, the emerging policies of the plan can be afforded at least
moderate weight, subject to the extent to which there are unresolved objections to each individual policy (the
less significant the unresolved objections, the greater the weight that may be given}. Other material policy
considerations include the National Planning Policy Framework; 2019 (NPPF).

4.3 The relevant policies of the adopted and emerging development plan are set out in the appropriate
sections of this report.

5.0 Analysis

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

Design and Size / Visual amenity

5.2 Section 12 of the NPPF relates to "Achieving well-designed places” and, Paragraph 124, sets out that the
creation of high quality buildings and places is fundamental to what the planning and development process
should achieve, and that 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. Likewise, Paragraph 127
specifies that planning policies and decisions should ensure that developments, inter alia: will function well
and add to the overall guality of the area, not just for the short term but over the lifetime of the development;
are visually attractive as a result of good architecture, layout and appropriate and effective landscaping, and,
are sympathetic to local character and history, including the surrounding built environment and landscape
setting, while not preventing or discouraging appropriate innovation or change.

5.3 In this regard, Policy SD4 {Design Requirements) of the JCS and likewise Policy HOUS of the TBLP set
out that new development should respond positively to, and respect the character of, the site and its
surroundings, enhancing local distinctiveness, and addressing the urban structure and grain of the locality in
terms of street pattern, layout, mass and form. It should be of a scale, type, density and materials
appropriate to the site and its setting. It further sets out that design should establish a strong sense of place
using streetscapes and buildings to create attractive and comfortable places to live.

5.4 Policy RES10 of the Pre-Submission version of the Tewkesbury Borough Plan {PSTBP) similarly states
that 'Proposals for extension and alteration of existing dwellings, and the erection of domestic outbuildings
and annexes, will be permitted providing that:

1. The detailed design reflects or complements the design and materials of the existing dwelling.

2. The scale of the proposal is appropriate to the character and appearance of the existing dwelling and its
surrounding area

3. The domestic curtilage of the existing property is capable of comfortably accommodating the extension or
outbuilding without resulting in a cramped / overdeveloped site or creating a lack of suilable parking or
manoeuvring space.’
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5.5 The Parish Council and local residents have raised concerns about the appearance of the rear dormer
not being in keeping with the existing neighbouring dwellings. The concerns raised are noted, and revised
plans were sought to reduce the size of the dormer and improve its design. Revised plans were initially
submitted on the 12th July 2019 but the dormer was still considered to be too large and not of a suitable
design. Further revised plans were submitted on the 21st October 2019 and then again on the 28th
November 2019 (improving the design of the windows in the dormer). It is considered that the design (as
revised) would be a vast improvement on the original plans as the fenestration has been improved, the
dormer reduced in size and the design improved. Whilst there aren't any similar rear dormers in the
immediate vicinity there are examples in nearby roads e.g. 24 The Cornfields and 7 Ashlea Meadows
(16/01086/FUL).

5.6 With regards to the size of the dormer window it would be lower than the main ridge line and also set in.
The proposed fenestration would also be in keeping with the size of the existing first floor windows and the
dormer would be constructed from tiles to closely malch in with the existing roof. The cat slide design has
also helped lo reduce the overall bulk of the dormer.,

5.7 Overall it is considered that the proposal (as revised) would be of an appropriate size and design in
keeping with the character and appearance of the property and there would not be any harm to the visual
amenily of the area. It would therefore comply with the requirements of Policy HOUS, Policy RES10 and
Policy SD4 in this regard.

Residential amenity

5.8 Paragraph 127 of the NPPF specifies that planning decisions should ensure that developments create
places that are safe, inclusive and accessible and which promote health and well-being, with a high standard
of amenity for existing and future users. Saved policy HOUS of the TBLP specifies that extensions to
existing dwellings will be permitted provided that, inter alia, the propesal does not have an unacceptable
impact on adjacent property and the protection of residential amenity, in terms of bulk, massing, size and
overlaoking. Policy RES10 of the Pre-Submission version of the Tewkesbury Borough Plan (PSTBP)
similarly states that 'Proposals for extension and alteration of existing dwellings, and the erection of domestic
outbuildings and annexes, will be permitted providing that:

- the proposal does not have an unacceptable impact on the amenity of neighbouring properties.

3.8 In terms of 'Amenity and Space’ Policy SD4 of the JCS sels out that new development should enhance
comfort, convenience and enjoyment through assessment of the opportunities for light, privacy and external
space, and the avoidance or mitigation of potential disturbances, including visual intrusion, noise, smell and
pollution. Policy SD14 of the JCS, which relates to 'Health and Environmental Quality', specifies that new
development must cause no unacceplable harm to local amenity including the amenity of neighbouring
occupants.

5.10 The Parish Council and the neighbours have raised concerns about overlooking / loss of privacy to the
neighbouring dwellings at the rear in Nortenham Close. In terms of overlooking, the outlook from the rear
dormer would be virtually the same as the existing outlook from the first floor bedroom windows. Indeed one
of the windows would serve an ensuite so it would be conditioned to be obscure glazed. There would
therefore not be any harmful overlooking or loss of privacy from the proposal.

5.11 Overall, after careful consideration, it is not considered that the proposed rear dormer window (as
revised) would cause demonstrable harm to the amenities of the neighbouring dwellings and would be in line
with Policy HOUS of the Local Plan.

Other issues

5.12 Concerns have also been raised about the devaluation of neighbouring dwellings. This is not however a
planning issue.

5.13 In terms of the issue that the increase in the number of bedrooms at the site may increase the number
of occupiers / the numbers of vehicles at the property, the proposal would only create one additional
bedroom and it would be used by the current owners of the property. In terms of parking, there is currently
space for at least two cars to park on the front drive along with the existing integral garage and this is
considered to be sufficient / acceptable.
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6.0 Conclusion

6.1 Overall, itis considered that the proposal (as revised) would not result in an unacceptable loss of
residential amenity to neighbouring dwellings and would be of an acceptable size and design. There would
also not be an adverse impact on the existing street scene. The proposal (as revised) would therefore accord
with the NPPF, Policy HOUS of the Local Plan and Policy SD4 of the JCS and is recommended for
permission.

RECOMMENDATION Permit

Conditions:
1 The works hereby permitted shall be begun before the expiration of five years from the date of this
consent.

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 as amended by
Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the application form, and
drawing numbers: TM019.007 dated 28th November 2019, site plan / block plan dated 4th June
2019 except where these may be modified by any other conditions attached to this permission.

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

3. The first floor dormer window serving the ensuite shall be glazed in obscure glass to leve! 4 Pilkington or
equivalent. The window shall thereafter be retained as such and not altered without the prior
consent of the Local Planning Authority.

Reason: To safeguard the privacy of residents in the locality.
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19/00653/FUL Hillview At The Rear Of, Ashley Villa, Badgeworth Lane 4

Valid 26.06.2019 The demolition of the existing dwelling and the building of one dwelling
house.

Grid Ref 390380 219506

Parish Badgeworth

Ward Badgeworth

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework; 2019 (NPPF)

Planning Practice Guidance

The Gloucester, Cheltenham and Tewkesbury Joint Core Strategy; 2017 (JCS) - SP2 ,SD5, SDS6, SD10,
INF1, INF2

Tewkesbury Borough Local Plan to 2011; March 2006 (TBLP) - HOU7

Tewkesbury Borough Flood and Water Management SPD; February 2018

Pre-Submission Tewkesbury Borough Plan (PSTBP) 2019 - RESS

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
Original plans:

Badgeworth Parish Council - The Parish Council object to the planning application for the following reasons:
- The existing building is a single storey former portal workshop with a corrugated tin roof. itis difficult
to describe this as a residential building, as it was never designed or built as such. In the circumstances, the
Parish Council regards the building as a former outbuilding at the rear of Ashley Villa.

- Adjacent owners and those on the opposite side of Badgeworth Lane have significant concerns
about the visual impact of the proposed two storey building and would regard it as a real intrusion into what
is otherwise a view of trees and shrubs.

- The proposed building does not form part of the existing linear development along Badgeworth Lane
but is at the rear of existing dwellings.

- The Parish Council considers that the new buiid would constitute inappropriate development in the
Green Belt and would not be within a recognised seltlement area e.g. Service Village. It would not be a
sustainable development as local services are not immediately available.

Revised plans:

- The difference in the ridge height for the latest proposal is 5.32 m vs an estimate of 3.8 m for the
current structure. The proposed new ridge is still around 1.5 m higher than the present structure. Given the
proximity to the boundary fence and the location in respect of the neighbouring properties this would still
have significant visual impact.

- The new proposal does not change the previous comments of the Parish Council and they remain
relevant to the revised plans.

Planning Officers Comments: Mr John Hinett

1.0 Application Site

1.1 The application site comprises an area of land associated with ‘Ashley Villa' and "Hillview' - two
residential properties situated on the north western edge of Badgeworth. The rear garden of a neighbouring
residential property occupies the eastern boundary of the site. An open area of archard lies to the western
part of the site. Badgeworth Lane is located to the southern boundary.

1.2 A public right of way ABA/23/1 runs along the northern boundary of the site. The existing access to the
dwellings is off Badgeworth Lane. The site is located in the Green Belt.
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2.0 Planning History

2.1 There is significant planning history in relation to the application site. Of relevance to the current
proposal are as follows:

2.2 The erection of a building for the storage of builders materials was permitted in 1986 (Ref. - T.1170/D).
2.3 In 1988, permission was granted for the erection of a double private car garage (Ref: - T.1170/E}.

2.4 In 1997, permission was granted to change the use of the existing workshops to the rear of the house to
a wheelchair friendly granny annexe (Ref: - 97/1170/1024/FUL).

2.5 Application 10/00789/FUL for the change of use of outbuilding/workshop to B1 (light industrial) - revised
application was permitted in September 2010.

2.6 Planning permission 13/00547/FUL renewed the permission in 2013.

2.7 Planning permission 13/00581/FUL for the removal of condition 2 attached to permission Ref: -
97/1170/1024/FUL to allow for the annexe to be used as a separate dwelling unit independent of Ashley Villa
was permitted in August 2013.

2.8 Planning application 15/00093/FUL for the erection of two single storey houses was refused on the
13.04.15. A subsequent Appeal against the Councils decision was dismissed.

2.9 A further planning application (16/00250/FUL), this time for a single dwelling and a garage with Amended
access was refused on 03.06.2016.

1 The proposed development conflicts with Policy GRB1 of the Tewkesbury Borough Local Plan to 2011
(March 2006), policy SD6 of the JCS Submission Version (November 201 4) and Section 9 of the NPPF
(Protecting Green Belt land) in that it represents inappropriate development in the Green Belt which would
compromise ifs open character, appearance and function.

2 The proposed dwelling would, by reason of its poor design, size and massing, appear visually intrusive and
out of keeping with the surrounding development and would have a visually urbanising effect that would be
detrimental to the rural character and appearance of the area, contrary to the NPPF, Policy LND4 of the
Tewkesbury Local Plan - March 2006 and Policy SD7 of the JCS Submission Version {November 2014}.

3 The applicant has not demonstrated that sufficient visibility can be provided from the proposed access. AS
such, it is not certain that safe access can be provided to the classified road and the proposal therefore
conflicts with Policy TPT1 of the Tewkesbury Borough Local Plan to 2011 (March 2006) and paragraphs 32
and 35 of the NPPF.

4 The site is located beyond any defined residential development boundary at a location where there are
poor pedesitrian, cycle and public transport links to the nearest facilities and amenities and thus would be
likely to be heavily reliant on the use of the private motor vehicle, and would not encourage the use of
transport modes other than the private car, confrary to the sustainable development aims of current
Government Planning Policy Guidelines and Policy TPT1 of the Tewkesbury Borough Local Plan to 2011 -
March 2006.

Appeal was dismissed on the 13th October 2016.

2 10 Certificate of lawful existing use (19/00283/CLP) which sought to establish the use of land as residential
garden was refused in 14.09.2017. A subsequent appeal was Allowed in August 2018.

3.0 Current Application
3.1 The application proposes the demolition of the existing residential building and its replacement with a
new purpose built dwelling. Revised plans have been submitted to reduce the size and scale of the dwelling

from a very large 1.5 storey 4 bedroomed dwelling to a two bedroomed bungalow. The revised proposal
would have a ridge height of 5.7m and a footprint of approximately 130sq.m.
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3.2 The dwelling would be sited to the rear of the site and served by a shared access with Ashley Villa off
Badgeworth Lane.,

4.0 Policy Context

4.1 The determination of a planning application is to be made pursuant to section 38(6) of the Planning and
Compulsory Purchase Act 2004, which is to be read in conjunction with section 70(2) of The Town and
Country Planning Act 1990. Section 38(6) requires the local planning authority to determine planning
applications in accordance with the development plan, unless there are material circumstances which
‘indicate otherwise'. Section 70(2) provides that in determining applications the local planning authority 'shall
have regard to the provisions of the Development Plan, so far as material to the application and to any other
materials considerations.’

4.2 The development plan comprises the Joint Core Strategy (JCS) (2017) and saved policies in the
Tewkesbury Borough Local Plan to 2011 (March 2006) (TBLP). The emerging Tewkesbury Borough Plan
has been approved for submission to the Secretary of State. The Pre-submission version of the Plan has
been consulted upon. The policies within that plan are given limited-moderate weight given the stage the
plan has reached in the plan-making process, dependant on their consistency with the NPPF and the extent
to which there are unresolved objections to them.

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

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

5.1 The main issues to be considered in this application are: the principle of the development, whether the
proposal would be an appropriate form of development in terms of Green Belt policy (and the impact upon
the openness of Green Belt); design; highway safety; and residential amenity.

6.0 Principle of Development and Green Belt Policy

6.1 The application site is not located in a defined residential development boundary or within any of
Tewkesbury Borough's towns and villages.

6.2 Policy SD10 of the JCS advises that on sites that are not allocated, housing development will be
permitted on previously developed land in existing rura! service centres and service villages unless where
otherwise restricted by policy.

6.3 Of relevance to this application, on other sites, housing will only be permitted if it meets certain limited
exceptions. One of those exceptions at 4.iv is if: 'There are other specific exceptions/circumstances defined
in district or neighbourhood plans'.

6.4 Policy HOU7 of the Local Plan states that in locations where the construction of new dwellings would
otherwise be unacceptable, the replacement of existing dwellings will be permitted provided that certain
criteria are met. These include that the replacement dwelling is of a similar size and scale to the existing
dwelling and that the dwelling respects the scale of existing characteristic property in the area and has no
adverse impact on the landscape.

6.5 Policy RES9 of the emerging Local Plan, which holds limited to moderate weight in the decision making
process at this time states, inter alia, that replacement dwellings outside of defined settlement boundaries
will be permitted provided that the proposed dwelling respects the size of the plot and the scale of the
existing characteristic property in the area.

6.6 The application site is located in the Green Belt, the NPPF states that inappropriate development is, by
definition, harmful to the Green Belt and should not be approved except in very special circumstances.
Paragraph 145 of the NPPF states that a local authority should regard the construction of new dwellings as
inappropriate development in the Green Belt. Exceptions to this include, inter alia, ‘the replacement of a
building, provided the building is in the same use and not materially larger than the one it replaces’ and
limited infilling villages'. JCS Policy SD5 reflects the guidance.
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6.7 By virtue of its location at the rear of the Ashleigh Villa, it is not considered the proposal would comprise
in-filling'.

6.8 The existing 'dwelling’ on the site has a low ridge height of 3.8m with eaves at 2.6m and has a Gross
Internal Area (G!A) of approximately 103sq.m and an existing volume of 369cu.m. The proposed
replacement dwelling would have a ridge height of 5.7m with eaves at 3.06m with a GIA of 115sq.m and a
volume of approximately 507cu.m. The application would therefore amount to an increase in GlA of 11.6%
and an increase in volume of 37.4%.

6.9 Whilst the footprint of the proposed replacement dwelling would be similar to the existing, by virtue of its
increased ridge and eaves height the volume is considered to be materially larger. There would also be a
modest impact on the openness of the Green Belt in this location. The proposal is therefore considered to
comprise inappropriate development in the Green Belt. Very special circumstances are therefore required to
justify the proposal in terms of Green Belt policy.

6.10 Whilst no such case has been made by the applicant, recent appeal decisions have established that
where there is a reasonable prospect that accommodation not requiring planning permission (in other words
permitted development) could be implemented, that this permitted development ‘fall-back’ position can
amount to very special circumstances. In this case, the permitted development opportunities would be
limited to a modest side extension. However, such an extension could (if inplemented), increase the
footprint and volume of the existing dwelling and result in building with a similar volume to the current
proposal (as revised). Whilst a side extension would necessitate the reconfiguration of the internal
arrangement of rooms within the existing dwelling, given its previous use, this would not be difficult and it is
therefore considered that there is a reasonable prospect that such an extension could be implemented.

6.11 The proposed replacement would also contribute a modern, purpose built dwelling towards the
borough's housing stock that would necessarily be required to meet current building regulations and
therefore would be mare energy efficient than the existing building. These matters are considered {in these
particular circumstances) to comprise very special circumstances to outweigh the harm to the Green Belt.

Design

.12 The NPPF attaches great importance to the design of the built environment. Section 12 states that the
creation of high quality buildings and places is fundamental to what the planning and development process
should achieve. Palicy SD4 of the JCS (December 2017} also requires high-quality and well-thought-out
design. Policy RESS of the emerging Local Plan similarly requires high quality development for new housing
development.

6.13 Prior to its current residential use, the existing building was used as a workshop and it was never
designed or intended to be a dwelling. Its design and appearance is consequently poor and utilitarian. By
virtue of the constraints imposed by Green Belt policy, the design of the revised proposal has a similarly
simple plan form not dissimilar to that of the existing building. The increased ridge height and steeper pitch
1o the roof is helpful in design terms and the introduction of two small bay windows add interest to the overall
design and appearance. Overall the design is considered an improvement to that of the existing dwelling
and acceptable in terms of JCS Policy SD4.

Landscape impact

6.14 One of the core planning principles of the NPPF is that the planning system should recognise the
intrinsic character and beauty of the countryside. Section 11 of the NPPF sets out that the planning system
should contribute to and enhance the local environment by, inter alia, protecting and enhancing valued
landscapes. Policy SD6 of the JCS states that development will seek to protect landscape character for its
own intrinsic beauty and for its benefit to economic, environmental and social well-being.

6.15 The proposed dwelling would replace an existing residential building in a similar location and it is not
considered the proposed replacement would have a harmful impact on the character and appearance of the
couniryside.



Residential amenity

6.16 In respect of the impact of the development upon residential amenity, paragraph 127 of the NPPF
specifies that planning decisions should ensure development creates places with a high standard of amenity
for existing and future users. This advice is reflected in JCS policies SD4 and SD14 which require
development to enhance comfort, convenience and enjoyment through assessment of the opportunities for
light, privacy and external space. Development should have no detrimental impact on the amenity of existing
or new residents or accupants, this is echoed within the emerging Local Plan policy RESS.

6.17 The Parish Council have raised concerns about the increased ridge height of the proposed dwelling
which they consider would have significant visual impact from the neighbouring property. However, the
neighbour has a very large rear garden and the proposed dwelling would remain a modest single storey
building with relatively low ridge and eave heights, and would be stepped away 4 metres from the
neighbours’ fence. It is not considered the impact on the neighbour would be unacceptable therefore.

6.18 No windows or rooflights are proposed in the roof facing the neighbour and permitted development
rights could be removed by condition giving the local planning authority control over any such future
proposals.

6.19 A certificate of lawful use {17/00748/CLE) was recently allowed following an appeal which accepted that
a large area of land to the west of the application building could be lawfully used as residential curtilage.

This land is included within the red line of this application and therefore the site benefits from ample garden
and vehicular parking.

6.20 The proposal is therefore considered to comply with the relevant polices in this regard.
Highway safety and parking

6.21 JCS Policy INF1 states that safe and efficient access should be provided to the highway network for all
modes of transport, should be designed so as to encourage maximum potential use and provision shall be
made for access and on-site parking with no detriment to highway safety.

6.22 Access to the proposed dwelling would be from the existing access shared with 'Ashley Villa'. 1tis
apparent that that a new driveway has been created outside of the immediate curtilage to ‘Ashley Villa' to
allow a separate driveway lo the existing dwelling. The current proposal would regularise this development.
Given that the land has now been accepted as residential curtilage (17/00748/CLE), the use of part of it for
an access is not considered to be an issue. In terms of the suitability of the existing access, the proposed
replacement dwelling would comprise two bedrooms: the same as the existing property. It is not considered
there would be any intensification in the use of the existing access therefore. Ample space for vehicular
parking and manoeuvring within the site is available.

6.23 Notwithstanding the above it is considered necessary to repeat the condition from the previous consent
(13/00581/FUL) ensuring adequate visibility is maintained and that the proposed parking arrangements are
implemented. Subiject to these conditions the proposal is considered acceptable on highway terms
therefore.

Drainage

6.24 JCS Policy INF2 requires new development to incorporate sustainable drainage systems, manage
surface water drainage, to avoid increase in discharge to the public sewer, ensure flood risk is not increased
elsewhere and lo protect the quality of the receiving waltercourse and groundwater.

6.25 The application proposes surface water would be dealt with via soakaways. The applicant has
confirmed that foul water would be connected to the existing mains sewer.



7.0 Overall balancing exercise and conclusions

7.1 The proposed replacement dwelling would be materially larger than the existing building and would have
a greater impact on the openness of the Green Belt - albeit a modest impact. The proposal would therefore
comprise inappropriate development in the Green Belt. Consideration has been given to extensions that
could be implemented under permitted development rights as a fall-back position. The proposed
replacement would also contribute a modern, purpose built dwelling towards the borough's housing stock
that would necessarily be required to meet current building regulations and therefore would be more energy
efficient than the existing building. These matters are considered (in these particular circumstances) to
comprise very special circumstances to outweigh the harm to the Green Belt.

7.2 Subject to alterations to the porch, the design of the dwelling would be acceptable and it would have an
acceptable impact on the character and appearance of the area in line with current prevailing planning policy
including the provisions of the NPPF. Furthermore, and subject to conditions, there would be no undue
impact on residential amenity or highway safety.

7.3 It is therefore recommended that the application is Permitted.
RECOMMENDATION Permit
Conditions:

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

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

2. The development hereby permitted shall be carried out in accordance with the application form, and
drawing numbers:
- Site plan - 050AMS5 (10.01.2020)
- Proposed Block Plan - 060AMS5 (10.01.2020)
- Amended proposed front elevation - 0100AM5 (09.01.19)
- Amended proposed right elevation - 0110AMS (09.01.19)
- Amended proposed rear elevation - 0105AM5 (09.01.19)
- Amended proposed left elevations - 0115AMS5 (09.01.19)
- Amended proposed roof plan - 0130AMS (09.01.19)
- Amended proposed ground floor - 075AM5 (09.01.19)
:except where these may be modified by any other conditions attached to this permission.

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

3. No building operations above damp course level shall be commenced until samples of the roofing
and walling materials proposed to be used have been submitted to and approved by the Local
Planning Authority and all materials used shall conform to the sample(s) so approved.

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

4, Notwithstanding the provisions of the Town and Country Planning (General Permitied Development)
Order 1995 (or any Order revoking and re-enacting that Order), no private car garages, extensions,
garden sheds, gates, fences, walls, other means of enclosure, satellite antennae or structures of any
kind, doors, windows or roof lights (other than any hereby permitted} shall be erected or constructed
on this site or be installed in the buildings without the prior express permission of the Local Planning
Authority.

Reason: To ensure that the external appearance of the proposed development will be in keeping with the

character of the area and adjoining buildings and to preserve the openness of the Green Belt, and in
the interest of residential amenity.
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5. Notwithstanding the submitted details, no development shall take place until drainage arrangements
for the disposal of surface water and foul sewage have been submitted to and approved in writing by
the Local Planning Authority. The dwellings shall not be occupied until the drainage works have
been completed in accordance with the approved plans.

Reason: To ensure adequate disposal of foul and surface water drainage.

6. Prior to beneficial occupation of the dwelling a comprehensive scheme of landscaping, which shall
include indications of all existing trees (including spread and species) and hedgerows on the land
and details of any to be retained together with measures for their protection during the course of
development shall have been submitted to and approved by the Local Pianning Authority in writing,

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

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

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

8. No development shall commence until details of existing and proposed levels, to include details of
finished floor levels relative to ordnance datum, have been submitted to and approved by the Local
Planning Authority. All development shall be carried out in accordance with the approved details.

Reason: To ensure that the development integrates harmoniously with its surroundings and does not
adversely impact upon existing residential properties.

8. Prior to the first use hereby permitted, the existing frontage boundary to the north of the vehicular
access shall be trimmed back or lowered to provide visibility splays extending from a point 2.4
metres back from the carriageway edge along the access centre line to a point on the nearside
carriageway edge 100 metres distant. Any new boundary, fence or other enclosure shall be erected
on or behind the splay lines so defined, with the area in advance maintained permanently clear of
obstructions to visibility at a height not exceeding 0.9 metres above the adjacent carriageway level.

Reason: To ensure that adequate visibility is provided and maintained in the interests of highway safety.

10. Prior to the first use hereby permitted car parking and manoeuvring facilities for both dwellings shall
be completed in all respects in accordance with the submitted details and shall be similarly
maintained thereafier for that purpose.

Reason: To ensure adequate parking is available and to enable vehicles to enter and leave the highway in

Notes:

1 Statement of Positive and Proactive Engagement
In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will

improve the economic, social and environmental conditions of the area by negotiating amendments
to the design, size and scale of the proposal.
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19/01012/FUL Home Farm, Stockwell Lane, Woodmancote 5

Valid 17.10.2019 Demolish storefgarage outbuilding and erect annexefgarage/carport
replacement building

Grid Ref 397407 227310

Parish Woodmancote

Ward Cleeve Hill

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework (2019)

Planning Practice Guidance

Joint Core Strategy (2017) - SD4, SD8

Tewkesbury Borough Local Plan to 2011 (March 2006) - HOU8

Tewkesbury Borough Plan (2011-2031) - Pre-submission version {July 2019) — RES10, HER1, HER2
Human Rights Act 1998 - Article 8

The First Protocol - Article 1

Consultations and Representations

Woodmancote Parish Council objects to the application. Concerns are raised that the annexe could
become a separate dwelling in the future. Concerns are also raised in respect of the proposed wooden
cladding and the risk of fire given the proximity of the annexe to the garage element of the building.

Planning Officers Comments: Mr Adam White

1.0 Introduction

1.1 The application relates to Home Farm, which is a Grade |l listed building located in Stockwell Lane,
Woodmancote (See attached location plan). The property has two separate residential properties attached
to either end, one of which is also a Grade ! listed building (Gable End). The application site is also located
within the Woodmancote Conservation Area.

1.2 The surrounding area is wholly residential in character and appearance with the property surrounded on
all sides by existing residentia! development. The property is accessed off a long driveway from Stockwell
Lane, which is also shared with a property known as Home Farm Cottage. That access also serves the
existing garage building associated with Home Farm, which is the subject of this application.

2.0 Planning History

2.1 There is various planning history attached lo the property, including various aiterations and extensions to
the property over the years. However, there is no planning history that is considered to be directly relevant to
this current application.

3.0 Current Application

3.1 The application seeks lo replace the existing detached garage/store with a new outbuilding that would
accommodate a garage, car port and annexe. The application also proposes to exiend the existing fencing
along the driveway and erect a new 1.8m timber close boarded fence on the party boundary. The annexe
would incorporate a sitting room and kitchen area, a bedroom and an ensuite (see attached plans). Itis
proposed to be occupied by the applicant's daughter, who has a range of health issues, and is now
dependant on her family to meet her domestic needs. This has been confirmed in writing by her doctor.

3.2 Whilst the main dwelling is listed, the existing detached garage/store is not and therefore listed building
consent is not required.
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4.0 Policy Context

4.1 Section 38(6) of the Planning and Compuisory Purchase Act 2004 requires that proposals be determined
in accordance with the development plan unless material considerations indicate otherwise. Section 70(2) of
the Town and Country Planining Act 1990 provides that the Local Planning Authority shall have regard to the
provisions of the Development Plan, so far as material to the application, and to any other material
considerations.

4.2 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a statutory duty
on the Council to have special regard to the desirability of preserving listed buildings, their setting or any
features of special architectural or historic interest which they possess. Similarly, Section 72 of that Act
places a statutory duty on the Council to pay special attention to the desirability of preserving or enhancing
the character or appearance of the conservation area.

4.3 The Development Plan currently comprises the Joint Core Strategy (JCS) (2017), the saved policies of
the Tewkesbury Borough Local Plan to 2011 (March 20086), and a number of ‘made’ Neighbourhood
Development Plans. However, there are no Neighbourhood Development Plans that are relevant to this
application.

4.4 The Pre-Submission version of the Tewkesbury Borough Plan was approved for publication and
submission at the Council meeting held on 30 July 2019. On the basis of the stage of preparation the plan
has reached, and the consistency of its policies with the NPPF, the emerging policies of the plan can be
afforded limited to moderate weight, subject to the extent to which there are unresolved objections to each
individual policy (the less significant the unresolved objections, the greater the weight that may be given}.

4.5 Other material policy considerations include the National Planning Policy Framework and is associated
Planning Practice Guidance.

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

5.1 Whilst the proposal includes an annexe element, the building is intended to be used ancillary to the main
dwelling. As such, the proposed building should be treated as an extension to the property for the purposes

of determining this application. Matters related to the independent use of the building is addressed further in
this report.

Design and impact on designated herilage assets

5.2 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. It follows 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. In light of these requirements, the design of the proposed extension is a key consideration.

5.3 In terms of design, policy HOUS of the Local Plan requires extensions to respect the character, scale and
proportion of the existing dwelling and the character and appearance of surrounding development. The
detailed design should also reflect or compliment the design and materials of the existing dwelling.

5.3 The existing garage/store is a modest building with a shallow mono-pitch roof, metal up and over doors,
and faced in a mixture of render and stone cladding. The replacement building would sit in broadly the same
location as the existing building although it would occupy a larger footprint. The replacement building would
incorporate a pitched roof tiled with blue/black slates and would be clad on all elevations with horizontal
timber cladding. The plans also detail a colour coated metal up and over garage door, casement windows
and powder coated aluminium bi-fold doors.

5.4 Whilst the proposed building is larger than the building it would replace, it is still considered to be of an
acceptable size, scale and design and would remain visually subservient to the main dwelling. The pitched
roof would increase the prominence of the building slightly although not in an unacceptable manner. The
proposed materials are also considered to be acceptable and would represent an improvement over the
somewhat dated appearance of the existing building.
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5.5 In terms of the proposed extension of the fencing along the driveway, this would match the existing
timber lattice fencing and is considered to be acceptable. Furthermore, the proposed 1.8m close boarded
timber fencing to the party boundary would maich the fencing along the northern site boundary and is also
considered to he acceptable.

5.6 In terms of the impact of the proposal on designated heritage assets, following consultation with the
Council's Conservation Officer, it is advised that the proposed design and siting is acceptable, especially
given the nature of the building it would replace. The proposal would therefore not harm the setting of listed
buildings in the immediate vicinity and would have an acceptable impact on the Woodmancote Conservation
Area.

Residential amenity

5.7 Policy HOUS of the Local Plan states that proposals must not have an unacceptable impact on adjacent
property. The nearest neighbouring is Home Farm Cottage, which is attached to the north of Home Farm.
Whilst the proposed building incorporates a pitched roof, it would have a relatively low pitch and the eaves
height would be slightly lower than the existing building. The building would also be set away slightly from the
party boundary. Given the relationship between the proposed building and Home Farm Cottage, it is
considered that there would not be any unacceptable loss of light, outlook or privacy.

Parking

5.8 Policy HOUS of the Local Plan states that proposals must not result in inadequate car parking or
manoeuvring space. The replacement building would have a larger footprint than the existing building
although adequate manoeuvring space would be retained and would not impede access to Home Farm
Cottage. The replacement building would also retain parking provision for two vehicles. The proposal is
therefore considered to be acceptable in this regard.

Other matters

5.9 The Parish Council raise concerns that the annexe could serve a different purpose in the future. 1t does
not specify what this purpose would be but it is assumed that the concern relales to the use of the building
as a separate dwelling. Whilst the annexe could theoretically be occupied independently from the main
house, the level of accommodation proposed is minimal and is proposed to be occupied by the applicant's
dependant daughter in any event. In light of this, the proposal effectively represents additional living
accommodation that would be ancillary to the main house.

5.10 If in the future the annexe was to be used as a separate dwelling, planning permission would be
required and therefore the Council would retain a degree of control over this. However, this may not
necessarily be unacceptable given that the development plan supports the principle of residential
development in this location. Notwithstanding this, Policy HOUS states that where an extension is capable of
being occupied as a separate residential unit, the grant of planning permission will normally be subject to a
condition restricting its use to being ancillary to the main dwelling. The reasoned justification explains that
this would normally be where the accommodation is deemed to be unsuitable for general residential use. In
this case, given the relationship with the main dwelling and its listed status, it is considered prudent to attach
such a condition in order to protect the setting of the listed building and in the interests of residential amenity.

5.11 The Parish Council have also raised concerns regarding the proposed materials and the risk of fire.
However, this would be dealt with through the Building Regulations.

6.0 Conclusions

6.1 The proposal is considered to be of an acceptable size, scale and design and would have an acceptable
impact on the character and appearance of the surrounding area. Moreover, the proposal would have an
acceptable impact on the setting of nearby listed buildings and the Woodmancote Conservation Area. The
proposal would have an acceptable impact on residential amenity and would not result in inadequate car
parking or manoeuvring space.

6.2 In light of the above, the proposal is considered to be in accordance with the development plan and is
recommended for Permit.
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RECOMMENDATION Permit
Conditions:

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

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

2 The development hereby permitted shall be carried out in accordance with the application form and
drawing numbers:
- 19:1885:05 Site plan as proposed 1:500
- 19:1885:06 Site plan as proposed 1:200
- 19:1885:07 Part site plan as proposed 1:100
- 19:1885:08 Proposed garage and annexe building 1:100
except where these may be modified by any other conditions attached to this permission.

Reason: To clarify the terms of the permission and to ensure that the development is carried out in
accordance with the approved plans.

3 The development hereby permitied shall only be used in conjunction with and as ancillary to the
residential enjoyment of the dwellinghouse known as Home Farm.

Reason: To protect the setting of a designated heritage asset (Home Farm) and in the interests of residential

amenity.

4 Notwithstanding the submitted plans, no works above floor plate level shall be commenced until the
design and details of the following have been submitted to and approved in writing by the Local
Planning Authaority:

- Casement windows

- Timber doors and frames

- Aluminium bi-fold doors and frame

- Metal garage door

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

Reason: To ensure that the appearance of the building will be in harmony with the character of development
in the area and to preserve the setting of designated heritage assets.

5 No works above floor plate level shall be commenced until samples of the roofing tiles and timber
cladding proposed to be used have been submitted to and approved in writing by the Local Planning
Authority and all materials used shall conform to the samples so approved.

Reason: To ensure that the appearance of the building will be in harmony with the character of development
in the area and to preserve the setting of designated heritage assets.

Notes:

1 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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19/00498/FUL Land Adjacent To Rosedale House , Main Road, Minsterworth 6

Valid 15.07.2019 Erection of a detached dwelling and garage block with associated
vehicular access (amended).

Grid Ref 378214 217176

Parish Minsterworth

Ward Highnam With Haw

Bridge

RECOMMENDATION Delegated Permit
Policies and Constraints

National Planning Policy Framework (2019)

Planning Practice Guidance

Gloucester, Cheltenham & Tewkesbury Joint Core Strategy (2017) - SD4, SD9, SD 10, 5D14, INF1 and
INF2

Tewkesbury Borough Local Plan to 2011 (March 2006) - NCN5

Tewkesbury Borough Plan Pre-Submission Version (2019) - RESS

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

Minsterworth Parish Council - Objection {in summary)

- Limited space on the site an extra house leads to excessive density.
- Lack of privacy to adjoining properties

- Effect of surface water runoff on The Rookery

Gloucestershire County Council Highway Authority - An up-date will be provided at Commilttee.
Urban Design Officer - no objection to the proposed amendments.

Tree Officer - no objection, trees of be removed are of low amenity value, additional planting proposed
condition planting schedule and any new trees planted to be replaced in a 5 year period.

Severn Trent Water Ltd - No comment on the package treatment plant.

Letters of representation - 8 objections (in summary)
- Over development of the site, dwelling looks squashed in
- Impact on Rosedale House with regard to overlooking, traffic movements and site of package
treatment plant.
- Impact on privacy, light and overbearing nature on of neighbouring dwellings
- Out of character with existing detached dwellings with large gardens.
- Loss of existing trees
- Nosie and light impact of the proposed garage block on the boundary.
- Disruption during construction
- Comments regarding the outfall from the surface water storage tank.

Comments on amended plans

- Drainage assessment only refers to 5 dwellings

- Amended location of garages slightly better location in relation to the primary bedroom window but it
is still compromised by night time parking from plot 6.

- Fencing will impact light to the patio of the Rockery, if 1.8 m it should be staggered.

- impact of garage on Rosedale House which would be overlooked.

- Keep this a green area where trees could be planted. Trees have been cut down that were
previously indicated to be retained.

Planning Officers Comments: Dawn Lloyd

390



1.0 Application Site

1.1 The application site lies with the settlement of Minsterworth which is defined as a service village in the
Joint Core strategy. The proposed site comprises of an additional parce! of land to the east of land that has
outline consent for 5 dwellings. The site forms part of a field that appears to be a former orchard which is
bound to the east by the side elevation and garden of The Rockery and Rosedale House. The application
site fronts onto the A48 to the north with open fields beyond.

1.2 The site is not subject to any landscape designations.

1.3 There is a linear form of development to the south of the A48 and with residential development to the
west of the site and some to the east that is under construction. There is no overriding character of
development in this area. The site is located within Flood Zone 1. There are no public rights of way crossing
the site.

1.4 There is an existing agricultural access into the field off the A48.
2.0 Planning History

2.1 Qutline approval 17/00104/OUT for was granted for 5 dwellings with access and layout 20th December
2017. The reserved matters application (appearance, landscaping & scale) 19/00263/APP granted on 31st
October 2019.

3.0 Current Application

3.1 The application is for an additional two storey detached two bedroomed dwelling with a detached shared
garage with plot 2. The site is to the rear of Rosedale House and is immediately adjacent to site of The
Rookery. The proposal uses the access on to the A48 as approved for the adjacent recently approved
residential developed.

3.2 Amended plans were received on 10th September 2019 to aiter the design and orientation of the garage
block.

4.0 Policy Context

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

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

4.3 Other material policy considerations include national planning guidance contained within the National
Planning Policy Framework and the emerging Tewkesbury Borough Local Plan Pre-submission draft) 2019,
the policies of which hold moderate weight at this current time.

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

5.0 Analysis

5.1 The main issues to be considered in this application are the principle of development, the layout of the
new dwelling, access arrangement and impact upon highway safety and impact upon residential amenity.
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Principle of the development

5.2 Criterion 4 (i) of Policy SD10 'Residential Development’ of the JCS sets out that on sites that are neither
allocated or previously-developed land, housing development will be permitted, except where otherwise
restricted by policies within district plans, where it would represent infill within the existing built up areas of
Tewkesbury Borough's towns and villages. The emerging Tewkesbury Borough Plan Policy RES2 details
that development within settiement boundaries will be acceptable.

5.3 Minsterworth is identified as a service village in the JCS and there is development to the east and west of
the sile, the site is infill development within the service village. 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.

5.4 The site is bounded by the A48 to the north and is situated on a field to the east of land which has oulline
and reserved matters consent for 5 dwellings (19/00263/APP).

5.5 It is also material that the settlement boundary for Minsterworth as proposed in the emerging Tewkesbury
Borough Plan Preferred Options (2011 - 2031) includes the application site. Policy RES 2 of the PSTBP
states that within the defined settlement boundaries the principle of residential development is acceptable
subject to the application of all other policies in the Local Plan. The principle of residential development is
therefore considered to be supported by JCS Policy SD10 and PSTBP Policy RES2.

5 year supply

5.6 Paragraph 11 of the NPPF sets out that plans and decisions should apply a presumption in favour of
sustainable development. For decision making this means:

(d) where there are no relevant development plan policies, or the policies which are most important for
determining the application are out-of-date , granting permission unless:

(i) the application of policies in this Framework that protect areas or assets of particular importance provides
a clear reason for refusing the development proposed; or

(ii) any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in this Framework taken as a whole.

5.7 The NPPF clarifies (footnote 7) that planning polices for housing will be judged out of date, inter aiia,
where the local planning authority cannot demonstrate a 5 year supply of deliverable housing sites.

5.8 The annual Authority Monitoring Report, which provides the evidence for the Five Year Land Supply
Statement, as of the 31 March 2019 base date data, the Council is not able to show a five year supply of
deliverable housing. The latest available information indicates that the Council can demonstrate a 4.33 year
supply of deliverable housing sites, amounting to a shortfall of approximately 194 dwellings.

5.9 Therefore, notwithstanding the conflict with the Development Plan, the Council's policies for the supply of
housing are considered to be out-of-date having regard to paragraph 11 of the NPPF. In these
circumstances, as set out above, the NPPF advises that the presumption should be that planning permission
is granted unless there are adverse impacts of doing so which would significantly and demonstrably
outweigh the benefits, when assessed against the policies of the NPPF taken as a whole.

Affordable Housing

5.10 Policy SD12 of the JCS states that that on sites of 10 dwellings or less which have a maximum
combined floor space of no more than 1000 sqm, no contribution towards affordable housing will be sought.
Outside strategic allocations on sites of 11 or more, on sites with a maximum combined gross floor space of
greater than 1000sqm a minimum of 40% affordable housing will be sought.

5.11 The NPPF and Government's Planning Practice Guidance states that affordable contributions should
not be sought from developments of 10 or more dwellings that are not majors, other than in designated rural
areas (where palicies may set out a lower threshold of § units or fewer). The NPPF does not carry forward
the no more than 1000 sqm criteria.
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5.12 The application has been submitied as a minor application. The proposal is associated with the
adjacent scheme for 5 dwellings in that it has a shared access, drainage facilities and a garage that serves
plots 2 and 6. The proposal provides an additional dwelling bring the total to six. However, the site area of
the combined sites is less than 0.5 hectares. Therefore, an affordable contribution is not required.

Design, Layout and Visual Amenity

5.13 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.

5.14 JCS Policy SD4 provides that new development should respond positively to, and respect the character
of, the site and its surroundings, enhancing local distinctiveness, and addressing the urban structure and
grain of the localily 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.

5.15 Criterion 6 of Policy SD10 'Residential Development’ of the JCS states the residential development
should seek to achieve maximum density compatible with good design, the protection of heritage assets,
local amenity, the character and quality of the local environment, and the safety and convenience of the local
and strategic road network. The emerging Tewkesbury Borough Plan policy RESS5 states the design criteria
for new dwellings. RESS5 states that: ‘Proposals should:

- be of a design and layout that respects the character, appearance and amenity of the surrounding
area and is capable of being well integrated within it;

- be of an appropriate scale having regard to the size, function and accessibility of the settlement and
its character and amenity, unless otherwise directed by policies within the Development Plar’

5.16 The site forms additional parcel of land to the east of a residential development for 5 dwellings which
has reserved matters consent. The site is to rear of Rosedale House and adjacent to west the western
boundary of The Rookery, which is a detached dwelling which follows the existing character of neighbouring
properties, those being detached dwellings set back form the road with large rear gardens.

5.17 There has been recent development in the vicinity of the site of detached dwellings of various size, type
and design fronting Main Road. The proposal would integrate with the layout for the approved adjacent 5
dwellings and would be set towards the rear boundary with plots 4 and 5, plots 2 and 3, and would follow the
building line of the majority of the dwellings along the A48 in this location which are set further back from the
frontage. The rear plots would be largely hidden from view, or seen the context of the farm buildings to the
rear from more distant views.

5.18 The proposal is for a detached two bedroomed dwelling and the plans have been amended in response
to neighbour concerns regarding impact to light and overbearing nature. The parking arrangement for plot 2
would be located on this part of the site with the proposed garage block accommodating plots 2 and plot 6.
The garage would be sited to the north, on the rear boundary with Rosedale House and to the west of The
Rookery.

5.19 The Parish Council consider the proposal would represent overdevelopment and impact privacy of
neighbouring properties. However, itis considered that the site layout with the proposed dwelling adjacent to
the plot 5 presents an acceptable arrangement without appearing cramped or constrained. Further, the
resulting plot size would be characteristic of the more recent development in surrounding area and would not
appear at odds with the form and local character of the adjacent residential development.

5.20 The dwelling would have a floor space above the recommendations of the national technical space
standards and an appropriate amount of private rear amenity space. The malerials proposed are red brick
50:50mix of Birtley Old English and Birtley Old Engiish Buff for the dwelling Marley Eternit Rivendale
Blue/Black artificial slates for the roof, Hardie plank weather boarding, grey windows doors and guttering.
The garage has the same roof slates, horizontal timber cladding and grey garage doors.

5.21 For these reasons, it is considered that the layout, design and visual amenity of the proposed

development would be appropriate to the site and its setting. The proposal is therefore considered to accord
with JCS policy SD4 and guidance set out in the NPPF in this regard.
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Residential amenity

5.22 In respect of the impact of the development upon residential amenity, paragraph 127 of the NPPF
specifies that planning decisions should ensure development creates places with a high standard of amenity
for existing and future users. This advice is reflected in JCS policies SD4 and SD14 which require
development to enhance comfort, convenience and enjoyment through assessment of the opportunities for
light, privacy and external space. Development should have no detrimental impact on the amenity of existing
or new residents or occupants, this is echoed within the emerging TBP policy RES5.

5.23 Neighbour objections have been received in terms of privacy and overbearing impact on neighbouring
dwellings. The dwelling would be setback 26 metres from the rear boundary with 'Rosedale’ and would not
breech the 45 degree rule within 12 metres from the principle windows of habitable rooms of The Rookery'.
There would be no direct overlooking of habitable rooms. The first floor bedroom window on the north
elevation would have oblique views of the rear amenity space of The Rookery and is set some 8 metres from
the shared boundary. The main private amenity space of The Rookery is adjacent open front amenity space
and parking area of plot 6.

5.24 The garage would be sited towards on the rear boundary with Rosedale and the western boundary of
The Rookery. The amended garage would be 26 metres from the rear elevation of Rosedale House and
closer o small secondary windows on the west elevation of the Rookery. The dimensions of the garage
would be 8.5 metres by 6 metres. The roof of the garage is hipped and measures 4.6 metres to the ridge and
2.3 metres to eaves. 'The Rookery' is set at a lower ground level than the application site. Due to the
separation distance between the garage and ‘Rosedale’, its orientation to the Rookery, it would not be unduly
overbearing and is considered appropriate in terms siting and design.

5.25 Therefore, the impact on privacy to neighbouring residents is considered less than substantial harm with
regard to regards to a loss of privacy, overbearing or loss of light in accordance with policies SD4 and 14.

Highway Safety

5.26 Section 4 of the NPPF states that development should only be prevented or refused on transport
grounds where the residual cumulative impacts of development are severe. Policy INF1 of the JCS requires
that developers should provide safe and accessible connections to the transport network to enable travel
choice for residents and commuters. PSTBP Policy TRACY requires that developers demonstrate an
adequate level of car parking for their proposals.

5.27 The access proposed would be via a single entrance off the A48 which serves the adjacent
development for 5 dwellings approved under applications 17/00104/0UT and 19/00263/APP. Whilst the
County Highways Authority {CHA) had no objection to the access and layout for the adjacent development,
the current proposal would result in an intensification of the use of that access. Whilst works to the highway
have been agreed in respect of applications 17/00104/0UT and 19/00263/APP, the County Highways
Authority are currently considering whether these works would be sufficient to accommodate the additional
development. An up-date will be provided at Committee.

5.28 The proposal has adequate parking provsion. The proposed garage would accommaodates two vehicles
for plot 2 and one for plot 6, the site has parking space and turning area for plot 6 toward the eastern
boundary of the site and two parking spaces for plot 2 to the west.

Flood Risk and Drainage

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

5.30 Policy INF2 of the JCS, and Policy ENV2 of the emerging TBP requires new development to incorporate
suitable Sustainable Drainage Systems where appropriate. 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.

5.31 The site lies wholly within Flood Zone 1 where there is a low risk of flooding from all sources. The site
is less than 1 hectare in area and therefore no Flood Risk Assessment is required.
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5.32 The application is accompanied by plans which proposes the dwelling will be incorporated into the
drainage design for the adjacent residential development of 5 dwellings. The surface water is to drain to
pipe which runs along the estate road then stored in a tank, the outfall is then piped across the A48 to land
opposite to discharge to a watercourse. As the drainage details for the neighbouring development have yet
to be approved it is necessary to impose a condition preventing commencement of development until the
drainage details have been submitted and approved.

5.33 The report identifies that there are no foul sewers available the development will be incorporated into
the fou! drainage arrangements for the 5 dwellings which are to be serve by a package treatment plant sited
to the east of the main entrance to the site with the outfall piped across the A48 to a watercourse for
discharge, the drainage details to be similarly secure by condition.

Ecology and Nature Conservation

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

5.35 The Preliminary Ecological Appraisai concludes the site is of low ecological value with limited
opportunities to support protected species such as breeding birds and bats. The site contains some mature
fruit trees, but is not designated as a Traditional Orchard Priority Habitat, and its loss would not cause any
significant impacts. 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 beneficial planting and can be required by condition.

5.36 Some trees have been remove from the wider site. Drawing number 02 Rev PL2 indicates proposed
planting and trees to be removed on the site. Our Tree Officer has no objection to the removal, an apple and
a cherry plum tree which have low amenity value, the additional tree planting mitigates for the removal of
these trees. The planting details can be controlled by condition. 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.

ClL
5.37 A new dwelling is CIL liable.
6.0 Conclusion

6.1 The proposal is acceptable in principle as it would constitute infilling within the existing built-up area of
Minsterworth in accordance with JSC Policy SD10. The design and layout of the proposed dwellings are
considered acceptable and of no substantial harm, in respect to amenity and highway safety had been
identified. in view of this, it is therefore recommended that permission be delegated to the Technical
Planning Manager subject to the recommendations of the County Highways Authority, and variations
to or addition of conditions as necessary.

RECOMMENDATION Delegated Permit

Conditions:
1 The works hereby permitted shall be begun before the expiration of five years from the date of this
consent,

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 as amended by
Section 51 of the Planning and Compulsory Purchase Act 2004.
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The development hereby permitted shall be carried out in accordance with the application form,
documents and drawing numbers:

- site location plan;

- Proposed Site Layout ARC.1327 Drawing Number 02 Rev PL4

- Proposed Floor Plan ARC 1327 Drawing Number 15 Rev PL1

- Proposed Drainage Layout drawing Number 1071-011 Rev C

- Preliminary Ecological Appraisal Rev A by ACD Environmental dated December 2016

except where these may be modified by any other conditions attached to this permission.

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

4

The construction work on the building hereby approved shall not be commenced until details of
existing and proposed ground levels across the site and relative to the adjoining land, together with
the finished flaor levels of the dwelling relative to Ordnance Datum Newlyn has 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 protect the amenities of properties and ensure the proposed development does not have an

adverse effect on the character and appearance of the area.

Temporary fencing for the protection of all retained trees/hedges on site and trees outside the site
whose Root Protection Areas fall within the site shall be erected in accordance with BS 5837:2012
(Trees in Relation to Design, Demolition and Construction) before development of any type
commences, including site clearance, demolition, materials delivery, vehicular movement and
erection of site huts.

Any alternative fencing type or position not strictly in accordance with BS 5837 (2012) must be
agreed in writing by the local planning authority prior to the commencement of development.

This protective fencing shall remain in place until the completion of development or unless otherwise
agreed in writing with the local planning authority. Nothing should be stored or placed (including soil),
nor shall any ground levels altered, within the fenced area without the prior written consent of the
local planning authority. There shall be no burning of any material within 10 metres of the extent of
the canopy of any retained tree/hedge.

Reason: To prevent existing trees/hedges from being damaged during construction work.

Any new tree(s) that die(s), arefis removed or become(s) severely damaged or diseased shall be
replaced and any new planting (other than trees) which dies, is removed, becomes severely
damaged or diseased within five years of planting shall be replaced. If any plants fail more than once
they shall continue to be replaced on an annual basis until the end of the 5 year defects pericd.
Unless further specific permission has been given by the Local Planning Authority, replacement
planting shall be in accordance with the approved details.

Reason: To ensure the proposed development does not adverse effect on the character and appearance of

the area.

A schedule detailing sizes and numbers of all proposed trees/plants and sufficient planting
specification including support details to ensure successful establishment and survival of new
planting shall be submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure the proposed development does not adverse effect on the character and appearance of

8

the area.

Prior to the occupation of the dwelling biodiversity mitigation measures are approved in writing by the
local planning authority as identified in the Preliminary Ecological Appraisal Rev A by ACD
Environmental.

Reason: To ensure the development contributes to the conservation and enhancement of biodiversity within

the site and the wider area.

596



9 Prior to the occupation of the proposed dwelling the car parking and manoeuvring facilities for the
proposed dwelling shall be completed in all respects in accordance with the submitted details and
shall be similarly maintained thereafter for that purpose.

Reason: In the interests of highway safety

10 No development approved by this permission shall be commenced until a detailed drainage strategy
including a scheme of surface water treatment and foul water has been submitted to and approved in
writing by the Local Planning Authority. The drainage strategy shali be supported by evidence of
ground conditions, soakaway tests and modelling of the scheme to demonsirate that it is the most
appropriate strategy and is technically feasible and full details, including size, location and
maintenance regimes of the proposed Package Treatment Plant to deal with the foul drainage.

Where surface water requires disposal off site (i.e. not infiltrated) the applicant must provide
evidence of consent to discharge/connect through third party land or to their network, system or
watercourse.

The drainage scheme shall be carried out in accordance with the approved detailed drainage
strategy prior to occupation and subsequently maintained to the required standard.

Reason : To ensure the development is provided with a satisfactory means of drainage and thereby
preventing the risk of flooding in accordance with policy INF 2 and the advice on flood risk in the
NPPF. It is important that these details are agreed prior to the commencement of development.

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

Reason: To avoid light pollution in the interest of preserving the rural character of the area.

12 A scheme to protect the proposed development from traffic noise from the A48 shall be implemented
before any dwelling hereby permitted is occupied in accordance with details which shall first be
submitted to and approved in writing by the Local Planning Authority. The scheme shall ensure that
the indoor ambient noise levels in living rooms and bedrooms and external amenity areas meet the
standards in BS 8233:2014 for the appropriate time period.

Reason: To protect the residential amenity of future residents.

1 Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in a positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmental conditions of the area by negotiating amendments
to the material and external colour of the proposal.
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19/00738/APP Parcel 3745, Land At Pirton Fields, Cheltenham Road East 7

Valid 31.07.2019 Approval of Reserved Matters (Access, Scale, Appearance,
Landscaping) pursuant to Outline Planning Permission 16/00738/0UT
for residential development comprising 465 (no) new family homes,
public open space, landscaping, drainage and other facilities with
associated vehicular and pedesirian access.

Grid Ref 386476 220537

Parish Churchdown

Ward Churchdown St Johns

RECOMMENDATION Approve
Policies and Constraints

Joint Core Strategy - SP1, SP2, SD3, SD4, SD6, SD8, SD9, SD10, SD11, SD12, SD14, INF1, INF2, INF3,
INF4, INF6, INF7, SA1, A2,

Tewkesbury Borough Local Plan to 2011 (March 2006) - TPT3, TPTS, RCN1, NCN3.
Affordable Housing SPD

National Planning Policy Framework (2018)

Planning Practice Guidance

Affordable Housing SPD

Flood and Water Management SPD

The First Protocol, Article 1 {Protection of Property}

Human Rights Act 1998 - Article 8 (Right to Respect for Family and Private Life)
Flood Zone 1

Consultations and Representations

Churchdown Parish Council:

Advice in response to the amended details:

- No aobjections

- Developers should ensure wheel washing is provided
- Street Sweeper should be used regularly

The following observations were received to the originally submitied scheme
- Provision of a footbridge is essential

- Concerns regarding congestion

- Maintenance of public areas

- Standing water in ponds would benefit wildlife

- Air quality impacts

- LEAP inadequate

- Green corridor to A40 to be maintained

- Measures to ensure an appropriate mix of housing

- Churchdown and Innsworth Neighbourhood Plan is emerging

Urban Design Officer:
- No objections to revisions
- Materials require further consideration

Housing Enabling Officer:

Advice In response 1o the amended details:
- Clarification required that the development meets the affordable types set out in the S.106

Tree Officer:

- Planting schedule propases over 300 new trees

- Opportunities for more planting

- Opportunities to improve habitats and recreational provision
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Landscape advisor:

Advice In response to the amended details:

- POS circulation routes have been clarified

- Details to prevent vehicles accessing the POS required
- Tree protection measures need to be implemented

- Proposed infill native planting needs clarifying

- LEAP's improved and alternative equipment proposed

Borough Asset Management Officer:

Advice In response to the amended details:

- Only need to provide LEAPs

- More play items proposed in each play space.
- Areas are all too similar

- Need to be more innovative with design.

- Limited play value for older children

- Litter bins required

Environmental Health Advisor:

- Noise control during construction acceptable

- Road network could impact a number of plots

- Uprated trickle ventilation required to some plots
- Acoustic fencing proposed to gardens

County Highway Authority:

Advice In response to the amended details:

- Many improvement have been made

- Central cycleway through site requires further consideration
- Design may encourage cyclists to remain on the footway

- Verges surrounded by highway will need to be adopted

- Raised table must be constructed in bitumen macadam

Highways England: No objection
- Issues relating to the traffic impact on the Strategic Road network were addressed at the outline stage.
- Application unlikely to have a severe impact on the safe and efficient operation of the A4

Environment Agency:

- Surface water atienuation features should be designed to accommodate the 1 in 100 year flood level plus
climate change

- Waler quality measures are welcome

- CEMP measures proposed would reduce the risk of pollution during construction

LLFA:

Advice In response to the amended details:

- Complies with Building Regulation Part H discharge strategy set out in

- Further details required

- 1 in 30 year rainfall modelling needed

- Details how driveways Plols A24 and A26-A3 relate to drainage network
- Details of exceedance flow required

- Confirmation that basins and swales comply with standards needed

- Houses are located away from highest risk areas and watercourse

County Archaeologist:
- The archaeological mitigation has been secured under Condition 22 of the outline planning permission.

Gloucester Group of Ramblers :

- Absence of green corridors

- Corridors enhance appearance of development and quality of life
- Walking benefits all ages

- Infrastructure allows children to walk to school

- Reduces carbon emissions and congestion
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Severn Trent Water: - No objections

PROW Officer:
- ECN66 Footpath runs alongside brook
- Footpath must not be built over or blocked by crossings

Tree Warden:

- Good to see fruit and nut trees proposed

- Frontage hedge to be largely retained

- Nesting boxes should be provided to houses
- Fencing should be hedgehog friendly

Local Residents: The application was advertised by site notices posted in the local area. In response to the
consultation process, 17 representations have been received. The comments are summarised below:

- Not in keeping with character of Parkside Drive

- Should be a green space lo screen new development from existing

- Insufficient infrastructure in the area

- 4 Houses fronting Parkside Drive should have same design

- Flats behind existing properties

- Would overlook gardens and properties, impact light and air

- Existing properties would overlook multi-occupancy dwellings and carpark
- Increase in antisocial behaviour

- Out of character with existing properties

- Traffic would impact emergency services

- Would interrupt cyclist traffic

- Would destroy wildlife habitat

- Addition of hedgerow and trees would benefit displaced wildlife

- Noise and light pollution

- Access though Parkside Drive could become a rat-run

- Emergency access to Parkside Drive is appropriate

- No details of how road would be stopped up

- Pedestrian access could create a parking nightmare in Parkside Drive
- Development should improve cycle paths

- Not enough affordable housing proposed

- 1 bed apartments for sale are required

- Flats should have an extra storey

- Would be nice to have some garage blocks which could be rented or sold
- LEAPS should be closer to Parkside Drive and more interesting

Planning Officers Comments: Bob Ristic
1.0 Introduction

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

1.2 The application site is approximately 19.8 hectares (49 acres) in area and was formerly in agricultural
use. The site is relatively flat with a gentle slope downwards to the north-western corner. The site is defined
by trees and hedgerows to all but the north-eastern boundary adjoining Parkside Drive and Dancey Road.
1.3 The site adjoins existing residential development at Luke Lane and Nicholson Close to the north and
Parkside Drive and Dancey Road to the east whereas the land to the southern side of Cheltenham Road
East (CRE) remains in agricultural use.

1.4 The site comprises the north-western part of a wider sirategic allocation A2 - South Churchdown (SCUE})
as allocated in the adopted Joint Core Strategy (JCS).

2.0 Relevant Planning History
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2.1 Outline planning permission (N0.16.00738/0UT) was granted in December 2018 for a residential
development comprising 465 dwellings, public open space, landscaping, drainage and other facilities with
associated vehicular and pedesirian access.

2.2 Following the grant of outline planning permission, several subsequent applications to discharge a
number of pre-commencement conditions have also been submitted and approved.

3.0 Current Application

3.1 This application seeks approval of Reserved Matters (Access, Scale, Appearance, Landscaping)
pursuant to Outline Planning Permission 16/00738/0UT.

3.2 The site would be served by a single new access road from Chletenham Road East (CRE) in accordance
with the principles set out as part of the outline application and subsequent details which were discharged
under Condition 6 of that permission. The access would directly serve the principal access road which would
run through the site, from which primary and secondary routes would branch.

3.3 The residential development would be broadly laid out in blocks which would extend from the existing
residential development to the northeast of the site at Parkside Drive and Dancey Road. The development
would be set away from the northern, southern and western boundaries behind a landscaped buffer and
areas of Public Open Space (POS).

3.4 The proposal would provide a total of 465 dwellings of which 163 would be for affordable housing and the
overall development would comprise a mix of 1 and 2 bed apartiments, 2 bed bungalows and 2-4 bed
houses.

3.5 The landscaping to the site would include swathes of land to the northern, southern and western parts of
the site and would include 3 no. LEAPs, cycieffootpath routes and extensive tree planting within the public
open space as well as on street and on plot planting within the residential element of the development.

3.6 The application is supported by full plans and supporting documents including a Statement of
Compliance, Landscape Management Plan, Landscape and Ecological Management Plan and Drainage
Strategy as required by conditions to the outline planning consent.

4.0 Policy Context

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined
in accordance with the development plan unless material considerations indicate otherwise. Section 70 (2) of
the Town and Country Planning Act 1990 provides that the local planning authority shall have regard to the
provisions of the development plan, so far as material to the application, and to any other material
considerations.

4.2 The development plan comprises the Gloucester, Cheltenham and Tewkesbury Joint Core Stralegy
(JCS) 2011 - 2031 (2017) and saved policies of the Tewkesbury Borough Local Plan to 2011 - March 2006.

4.3 Other material policy considerations include the National Planning Policy Framework (NPPF) 2018 and
National Planning Practice Guidance.

4.4 Other relevant polices are set out within this report.

5.0 Analysis

5.1 The principle of residential development at the site has been established through the allocation of the site
as part of the wider South Churchdown Strategic Allocation - JCS Policy SA?2 and the subsequent grant of
outline planning permission. This application relates to the approval of the Reserved Matters in respect of

layout, appearance, landscaping and scale of the development. The access from Cheltenham Road East
was approved at the outline stage.

601



5.2 The principal issues in relation to this reserved matters application are considered to be:

- Layout, character and scale;

- House types;

- Traffic and transport;

- Landscaping and open space;

- Surface Waler Drainage;

- Existing and future residential amenity;
- Affordable housing

5.3 Furthermore, whether the above matters accord with the Outline Consent conditions and supporting
documents which set out the key principles regarding the development of the site, including the Landscape
and Movement Parameters Plan, Design and Access Statement and Proposed Access Strategy.

5.1 Layout, character and scale

5.1.1 The NPPF states that 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 in
communities. Policy SD4 of the JCS advises that new development should respond positively to and respect
the character of the site and its surroundings, enhance local distinctiveness and the grain of the locality.
Policy INF3 states that where green infrastructure assets are created, retained or replaced within a scheme
they should be properly integrated into the design and contribute to local character and distinctiveness.

5.1.2 A 'Landscape and Movement Parameters Plan’ was approved as part of the outline consent
(16/00738/0UT). Furthermore, the Design and Access Statement (amended) set out a number of important
principles of good design, including broad layouts for the developed and undeveloped parts of the site, street
hierarchies, and scale parameters.

5.1.3 The Statement of Compliance (SC) submitted in support of this application explains how these
principles have been brought forward into the detailed design and it is considered that the scheme reflects
the principles and parameters set out in the original DAS and Landscape & Movement Parameters Plan.

5.1.4 The current scheme builds upon the established parameters and the SC advises how the development
would be broken down into various streets and associated character types. The 'main streets' would include
wide tree lined avenues with 2 and 3 bed detached and semi-detached dwellings. The secondary streels
would be narrower with incidental tree planting with 2 and 3 bed semi's and terraces. The pedestrian priority
streets and would be narrower and would include 2 and 3 bed semi’s, terraces along with walk-up flats. The
final character type would comprise private pedestrian priority streets, predominantly to the edges of the
development and would comprise 3&4 bed detached and semi-detached properties.

5.1.5 In terms of the scale of the development, the majority of dwellings on the site would be two storeys high
which would be in keeping with the character of the surrounding area. A number of two and a half storey
properties are also proposed at key nodal points within the development and are considered appropriate to
the proposed setting within the site and broadly consistent with the parameters established at the outline
stage.

5.1.6 It is noted that this application proposes a number of apartments, these would have the form of 2 storey
dwellings {with an apartment on each floor} and would be arranged in pairs of semi's or 3 unit blocks which
are considered acceptable in terms of their design and context and consistent with the scale parameters of
the development.

5.1.7 The access and movement arrangements throughout the site have been designed reflecting the
original DAS principles which are to provide a clear hierarchy of routes and character areas to enable safe
navigation and mavement through the site. This is achieved through the use of various street character
types, material palette, layouts and surfacing materials. Furthermore the proposal makes provision for a
pedestrian/cycle link from Cheltenham Road East to Luke Lane to the North which would provide an
opportunity to connect the development to Innsworth as well as pedestrian and cycle links to Parkside Drive
and Dancey Road to integrate the proposed dwellings with the existing settlement.
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5.1.8 The scheme proposes a landscape buffer to the northern eastern and southern parts of the site which
would entail the retention of existing hedgerows and boundary planting. An informal amenity area would be
provided to the north-western part of the site as well as 3 LEAPs and informal pockets of open space within
and adjacent to the proposed built up areas, consistent with the established parameters for the site.

5.1.9 The proposed layout and scale and street hierarchy is considered to be consistent with the parameters
set out at the outline stage and broadly in accordance with the approved DAS and "Landscape and
Movement Parameters Plan' and would result in a well laid out and coherent development.

5.2 House Types

5.2.1 The scheme proposes a mix of 1 and 2 bed apartments, 2 bed bungalows and 2, 3 and 4 bedroom
detached, semi-detached and terraced properties (see typical house types attached). The designof a
number of the dwellings draw upon the distinctive elements of the surrounding area such as front gables, bay
windows and porches whilst the development continues to establish its own character and mix of house
types in acknowledgement of the varied character of the area, which on the whole would provide a
satisfaclory appearance to the development.

5.2.2 The application proposes a palette of materials including 4 types of red facing brick and brick and a mix
of red and grey roof tiles. The materials are proposed to be broken down and the mix used to define the
various character areas throughout the development. The principle is considered acceptable however
discussions regarding the proposed roof tiles in particular are ongoing, and these details can be secured by
condition.

5.2.3 The on-plot boundary treatments, would include estate fencing with hedging behind to the properlies
located along the 'main streets’, with hedge lined frontages and open plan frontages to other streels
dependant on their character and hierarchy. Other boundaries onto public areas would be constructed in
facing brick to match the dwellings, with close-boarded fencing restricted to rear/side garden areas. Further
clarification has been sought in regards to fencing to prevent vehicular access to the public open space and
this can be secured by condition if details are not received in advance of the determination of this
application.

5.2.4 While some details are still being discussed with the applicant, it is considered that the design
approach would provide an appropriate appearance and layout to the development which would provide for a
coherent and cohesive scheme. In terms of design, it is considered that the proposed dwelling types and
characters would reflect principles set out in the DAS.

5.3 Traffic and transport

5.3.1 Policy INF1 of the JCS advises that proposals should ensure safe and efficient access to the highway
network is provided for all transport modes and that the impact of development does not have a severe
jimpact upon the highway network. Policy SD4 (vii} also requires development to be well integrated with the
movement network within, and beyond the development itself, ensuring links by other modes and to green
infrastructure. Policy SA1 sets out that development of SA's must encourage the use of walking, cycling and
public transport and Policy A2 that the development to provides safe, easy and convenient pedestrian and
cycle links within the site and to key centres.

5.3.2 The proposal would include a number of street hierarchies which would aid navigation through the site
and contribute to the character of the development. The County Highway Authority (CHA) has reviewed the
proposal and a number of concerns were raised particularly with regard to road alignments and vehicle
speeds as originally proposed. The application has subsequently been revised and the amended scheme
has now addressed a significant number of issues originally raised. However at the time of writing, the CHA
maintains a concern with regard to the proposed central cycleway through the site. Discussions are ongoing
with the applicant and an update will be provided at committee.

5.3.3 The proposal would provide 1 off street parking space for each of the flats with the dwelling houses
beneditting from a minimum of 2 off street spaces. A number of larger properties will also benefit from a
further garage parking space. In addition the scheme would provide over 80 on street visitor parking spaces.
The level of parking provision is considered appropriate and the CHA has raised no objections in this
respect.
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5.4 Landscaping and Open Space

5.4.1 JCS Policy SA1 sets out that development at strategic allocations should retain and enhance areas of
local green space and Policy A2 requires the provision of green infrastructure network and landscaped buffer
along the A40. Furthermore, Policy SD6 seeks to protect landscape character for its own intrinsic beauty and
for its benefit to economic, environmental and social well-being. All applications will consider the landscape
and visual sensitivity of the area in which they are to be located and which they may affect. JCS Policy SD4
(iv) requires the design of open space and landscaped areas to be of a high quality design, proving a clear
structure and constitute an integral and cohesive element of the design.

5.4.2 The Design and Access Statement (DAS) and Landscape and Movement Parameters Plan approved
through the outline permission identified the importance of the existing green infrastructure, particularly the
presence of mature hedgerows to and trees to the site boundaries. The proposed landscaping scheme
accords with the parameters established at the outline stage and would retain and incorporate the existing
landscaped buffer which also provide ecological benefits.

5.4.3 Within the site the proposal would maintain swathes of meadow grass planting up to the north, south
and western boundary hedgerows, with a large area of amenity grass provided to the north-western part of
the site and to the pockets of open space throughout the site. These areas would also include significant
additional tree planting which would be of a semi-mature or extra heavy standard. The proposed drainage
features would be planted with wet meadow grasses and tree planting to the banks.

5.4.4 The scheme proposes a series of footpaths and cycle paths through the northern and southern areas
of POS, which would link to the proposed estate roads and wider area. Clarification of these routes on the
revised drawings have now addressed the Council Landscape Advisor's (LA) initial concerns.

5.4.5 The built up areas of the site would include tree planting along the main roads throughout the site along
with proposes formal hedgerow to the property frontages. The secondary streets would include shrub
planting to frontages and around corners where space permits and accords broadly with the principles set
out in the DAS,

5.4.6 The proposal would provide 3 LEAP's as well as further informal public open space areas. While the
revised scheme has made some improvements to the piay equipment and layout proposed the LA has
suggested a number of further improvements to provide greater play value to these areas. These revisions
are subject to ongoing discussions and an update will be provided at Committee.

5.4.7 Subject to resolving the outstanding matters it is considered that the landscaping and public open
space proposals for the development are acceptable and in compliance with the requirements of Conditions
10 and 12 of the outline permission.

5.5 Surface Water Drainage

5.5.1 JCS Policy INF2 (2) (iv) requires new development to incorporate Sustainable Urban Drainage
Systems (SUDS) where appropriate to manage surface water drainage. Policy INF6 also requires that the
infrastructure requirements generated by a proposal are met, including by adequate on and off-site
infrastructure. Policy

5.5.2 Condition 7 of the outline permission requires the first reserved matters application submitted in respecl
of the whole site to include a surface water drainage strategy.

5.5.3 The current application has been accompanied by a Drainage Strategy (DS) which sets out the surface
water drainage proposals for the site. The report establishes that infiltration drainage is not viable due to the
underlying geology of the site and proposes a scheme of surface water catchment and controlled discharge
to adjoining watercourses.

5.5.4 The design would create three separate catchments and attenuation basins with their own restricled
discharge at the mean annual discharge rate (QBar) for the site. The Lead Local Flood Authority (LLFA} has
considered the submitted surface water drainage strategy. While no objections have been raised to the
principle of the proposed surface water system further details and clarification have been sought and are
awailed from the applicant. An update will be provided at Committee.

604



5.6 Existing and future residential amenity

5.6.1 Policy SD4 (iii) requires that new development should enhance comfort, convenience and enjoyment
through the assessment of the opportunities for light, privacy and external space, and the avoidance of
mitigation of potential disturbance, including visual intrusion, noise, smell and pollution. Policy SD14 further
requires that new development must cause no harm to local amenity, including the amenity of neighbouring
accupiers.

5.6.2 The proposed development would adjoin existing housing development at Parkside Drive and Dancey
Road. Concerns have been raised by existing residents with regards to the proximity of the proposed
development o existing properties, the provision of apartments and overlooking.

5.6.3 The proposed new development lo the north-eastern part of the site adjoining Parkside Drive would
flank towards the rear elevations of existing properties and would be set between 15 and 25 meires away
from these properties. Where proposed plots would back onto adjoining gardens these plots would align with
the rear parts of generous garden areas and would not adversely impact the living conditions of existing
occupiers in terms of loss of privacy. Similarly the separation distances would ensure that there would be no
demonstrable harm from loss of light or any overbearing impacts.

5.6.4 Within the development the properties would provide appropriate garden areas and would ensure
satisfactory relationships and separation distances commensurate with an urban development of this kind.
Accordingly the proposal would provide acceptable living conditions for future occupiers.

5.6.5 The amenity of future residents of the development was considered in the outline application and it was
identified that the site is affected by noise generated from the surrounding road network.

5.6.6 Whilst noise is subject of a separate condition (24) to the outline permission, this application has been
accompanied by an Environmental Noise Survey and has been informed by an updated noise assessment
(May 2019). The report sets out that a number of plots close to the B4603 Cheltenham Road East will require
acoustic frickle vents to be fitted to road facing windows in order 1o achieve acceptable internal noise levels.
The report also demonstrates that acceptable noise levels can be achieved within garden areas through the
use of acoustic fencing. These details can be secured by condition.

5.6.7 In light of the above the above, the proposal would result in a development with acceptable living
conditions for future occupiers. Furthermore the layout separation and scale of development will ensure that
there would be no demonstrable harm to the amenity of the occupiers of adjoining residential properties.

5.7 Affordable Housing

5.7.1 JCS Policy SD12 seeks 35% affordable housing to be provided within identified Strategic Allocating
and where possible, on site and this provision was secured in the S.106 agreement at the outline stage.

5.7.2 The submitted 'Overall Development Plan' confirms the quantum and location of affordable units
proposed. While the 163 affordable units would equate to the required 35%, the Councils Housing Officer
has questioned the annotation on the drawings which describe some units as 'Intermediate rented’ when the
requirement is for this ‘intermediate’ element to be 'Affordable Home Ownership'. Clarification has been
sought from the applicant and an update will be provided at Committee.

5.8 Other matters

5.8.1 Residents have raised concern that the development would be accessed through Parkside Drive. This
was considered at the outline stage and while the proposal would continue this highway into the site to
provide pedestrian and cycle connections to Churchdown, the road would be restricted to emergency access
only. Details of the means by which access would be restricted are controlled and will need to be approved
under Condition 29 of the outline planning permission.

5.8.2 Concerns have been raised with regards to the development and pressure on local facilities. These

impacts were considered at the outline stage and contributions and infrastructure have been secured where
appropriate.
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6.0 Conclusions & Recommendations

6.1 Itis considered that, subject to the outstanding matters outlined above being resolved, the proposal
would result in an acceptable layout, scale, appearance and landscaping, which would be well related to
existing built development in Churchdown while providing a suitable transition to into the surrounding
landscape and adjoining open countryside.

6.2 It is therefore recommended that authority be delegated to the Technical Planning Manager to
Approve the application subject to matters concerning highways, landscaping, design and drainage
as highlighted in the report being resolved; and the imposition of any other conditions as
appropriate.

RECOMMENDATION Approve

Conditions:

1 Notwithstanding the submitted details, no construction works shall take place above slab level until
precise details and where appropriate samples of the external facing and roofing materials have
been submitted to and approved in writing by the local planning authority. The works shall thereafter
be carried out in accordance with the approved details.

Reason: To ensure a high quality finish to the development in the interest of the visual amenities of the area.

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

Reason: In the interests of visual amenity.

3. The development shall be undertaken in accordance with the noise mitigation measures set out in
the submitted Environmental Noise Assessment 5207/ENS1.

Reason: To ensure satisfactory living conditions for future occupiers.

4, Prior to the first occupation of any part of the development, details of a barrier to prevent
unauthorised vehicular access to the public open space shall be submitted to and approved in
writing by the local planning authority. The measures approved shall be implemented prior to the first
public use of any part of the highway adjoining that open space.

Reason: To prevent damage to the landscaped areas in the interest of amenity.

5. The landscaping to the site shall be maintained in accordance with the details set out in the
Landscape Management Plan dated June 2019.

Reason: To ensure a satisfaclory appearance to the development.

Notes:

1. The decision is to be read in conjunction with planning permission 16/00738/QUT including the
associated S106 legal agreements.

2. Any sewer diversion will need to be agreed with Severn Trent via a $185 sewer Diversion
application.

3. Statement of Positive and Proactive Engagement

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

606



-

b 301
™
o

PLANNING

P Fivkds, Qurtidems
U G Art amparmans
as
-
=

=

F a5 2l
-
ey 'V i
i
——

e soltyshrewstar



ug)d JWAWGO[BARE BUS IRIIAD  wm

uosqopjemod

]
W umrsg
GO aeg SAWOH ABMIBE 404 AIYSIIISAINIG
9 oo s UMOPYUINYD UDdoaas] 1IRNUAMSIY rowmey
180 1400 oimn 512311HOHY
g Dby Bunstt a3
y—
s - ememen
L] o .y pewy
i # P it
L "~ L) —
= - s g
"k e ] e e
L s T i ]
e
-t - it ey by
15} T L T | T T e
. aw ] —
- - 1 —
Bl ot ] ——a
bl Ll . ot aihd
act e T by e
iy oyt S
e - ] o T vad
i th n reay
WRAT -y . —_—
-r o “ enreiy
difs 12 L] iy
ot -y 1arwsn
ey o )
oy F: 1] r )
tut *r ' Soaiy
oty wadg

) aioamy vow rvmy. o] wasy ety dnved 8 Sy

Scut ] L p—
L - W e i
- - ] i~
My L ] el ]
Yy e 4 iy WLAg AT
aLT o i e a
mi "5 . sy
®n = L] B
rpapns ®
L L 5 P iy Ry
kot [ Sl i
(] ] « L]
L1l - u® e
Lixd L] T L T L
T [ ' -y meanaw
o s “ — T
say o “ oy DT
ey Sy ’
™m e s vy ey
mar E € oL
" Loy " s
mrn o5 n smarany
sy Loyl L] adamy
oot - " ]
e 3 n unshigd
oEm [1ia] o R,
smy wn o ey
Tens e n segmariy
- s 4l verhay
- =] o -y
o o L] g
oy on [ L

(VRIS . R ey — |

B Y — |
ety oy gt
e b it pey v

L ] |

LYOTAL]

unr

_ Vad uINNYR _

sy Swcy pery
T RLER PG TR II7N apvap werd etk e bl e, kb 8

Il
gy et | sy wripe S e eS|

et e ey sy g e
pamstmdre’ by rpturariet bredre ¥ e
o T St {918 ekt o s = g o
e bt £v 1 b it P b U T § W7D SR 4410 el o s m bk adlebs il
— DL L] il -~y
Lo etee]
v ~ e T e
. e s iy
5 aenRm e st g mmorien e g
papsouny ety 5 LT O e ey e TR |
- e st E4Ey d ~ ¥
et 11 9.1 iy R S, ey L P P S}, ety feannm s heved m e areen e
d N
L] a

S11YS19}520N0}S) :UMOPYINYD

g B i oy ] g S Py

& LHOTRAAOD S Del ) S840

“Hinpmy g U (e A ninpa et by}
hined o gt ) Pt Vi )
vl
gk B4 Pyl B PR TR Liny
PO 1 1 AN Py M pasieg

-

H

\/

HIHON



o SRl - BY|IWED - (2R ALIGUSY
ear sam SIUAH ARM]|PY JOJ 3NYSIIFSIOIN0IN

X1 ) e

- igrisoipziet S133LIHIWY

“hing 0 Tanint ]
001 | 9 g

ws ury we wz wi 0

DNMIMA HOSHId § ¥ SY INYITdWOD SSON

WI6ET 1 [WOE'BEL, DAY 0]

Lol T TR 004 jiag
# ramiowr 10014
E_B-t&vh .s..,__-q _-:.1.—.._-0

HIL0S1 (EQOr [ DRRY DJO)

ivss ooz 0L 1584
 DASADRY 004
WD D) RS AUIgN e

SV -Tev
SV - 0SY
SV - 8FV

-5J0|d

'UMOPYLINLD "WALIAORAR] IENURDSIN

uosqopjemod

HOLLWNESHOD
LELLETY
NOIERD

7 o]

AYYHIADIINSG il

uD|d Joo}4 Jsii4

TN EL oy Sbok i st Pt ] 58 PyIas Liarehisn] @ RT) SIEIOT) FRag 0 St eaB] § 0 SRR phedy ¥

Amn

YT TR L s T ol L pm————

UD|4 JOO] punois)

anons o L9421 wkien

@ LMD ST OEEYRG Sl

s T P RLAEEIA S

Thierd 8 B Mo Put Lt 3 Pric)
e ]

Al BN g Vi Y B Ll S dary
[Frreipiggpuy iyt

ainyanns o LS-aZ] wwgrsg

DIjjSWDD 8y}

AlIRQYsY



I v._..s:.& (PIL) SUOILANT - BNIWRD - 1IPURY ALAGYSY  muy HOLLVALEMAD
SUE ey E..M SILUOH APM|[ET 40) 211YSIBISIIN0|D ——
LU 1T R, ‘UMOPUIINLT WAdNIAR] 1IENUIDSIY yenen
SR N, BN Sy wonsaa
e {50} 0218 S13ILTHONY A e

= e COMDO—U__UE—& LPRIHETISY
001 L Dewess
™ ™ el ™ e WA
wy g, g urp a

UOYOASI3 BPIS

TOML (UG 4y Lietil gk P Y ) pimty

UOIDAD|] JIDSY

UOUDAS|3 BPIS

UOIDAS|] juol
.}

¥ 0 iy YIS § 4D LoD “Salpbes 1 B “RaT) by wiban *yilg Plsming byt ) ) Bugerd {1 Bt ¥ wowd . .

O DA S PRI RTED $81

St A LY Jan A Rabp sand Sry
Sane g 2R MR e Suar e PTG

Foaiat
0 81 PRI R M T I A
AU B 1 i ol Sasbnbeirum febatte g

e

604D

(an) pjawn) ayl

Auaqysy



] L o1 s S0 paspday

TORC/BE 00 VAL I PUTIEnc] b Pl 1 $Bunts § FT) SE900) MR B St BLrBe 0 € 81 i) phmd W HE €D AP MR 1 U ] e b Caly
B 5eeisld 3 D rwd S

PITD (43ug) SUOnEA3|T - SHIDWET - Fed ALBQUSY o NOLOINELSHED
i, ..HH“ SIWOH ARM||ZD I0) JIYSIFISAIN0ID s
tromtl  cwns  CUMOPLOUNYD MUAWCOEASD IPHUIBSOY ey
lllllll o e ety e N353 P mupiyonprylopoirmasaybini
- zEe (590 G2ISL SLIF1LHIYY E ] L R )
Ay R ] —.—ﬁwmnov——wgoE [ — = e ” . . P 29 1 LSl Pt R Pty
004 3 omeds
e e P e AP
wg wy wg wz un o
ucyoas)l spIs UOIDAS(] ID3Y
llllr.l’
S
O
uonoas|g spis UoiDA3 Juod
— ==

SV - T4V
SV - 058V
SV - 8bv

Sjoid

Giapg) plIaWIDD ay)

Allaqysy



TOMLEE O SAPM PUT UL W PASTNBal Lurthenic) & (Y erbin] iy £ e thaBtl B MOHIN] PR VTS (47 SRR RO 1S D Y sy by Rl SLsaA i) B g T SR DTN paety S0 Pusley
O JHOTRAAD) S) TRINYED SHE

o D a1y} SUONEADI - SIEWDLY - (3047 ALIBUSY  ans NOLLIRUISHO

saur mey Ji. SHWOH ABMEY J0) I{SI2ISIINKY Ty
Ot amg UMORPUINYD UAUKOIBAS] [SNUIPISFY 1w

v b 17 o e g L 11 NOISID Sl gp dnginart sbad naiekbod Bu

e g AP 2 P Fian W PTING

b i sand

4 ) e 4 S s o g ] b S B g

- sor (50} 02101 SL3311HOHY . ohnsYM L woes oeews s e vecerme ey
. it ) ) Sedeily ik Lalnalall AP
iy

uosqopjjamod ey (L

sy oad Bumsnt )

o0l 1 G aes

el ™ ! Sl W W
g wy wE ug wy )]

UOHDAS[3 apIS UOIDADIT ID3Y

606/ ¢

UoDAS[] BPIS UOIJDAS|] JUOY

(su1) sypwia|d ayl

All_qysy



B g oy ¥ T [0 4B ST T4 D TRt sy Uakal “uiy TIREI wme) i) Buafer iF S0 70 vemang shedy Vip) By

ToTtri ey S A bl i Lan T

o vu...“” SUR - URIlEA - BIRY ALRQUSY ™ HOLL¥THISHIT B T §1 StmTed £B
108 st we SAIWDH Aem||ag 205 ILSIATEION0ID f—
ey aes  TUMODUNNLD 'UBLIOOIABQ RIUSPISSY  pesuen
i e g e e 81 U L — NOISI Hinms g g e Sl b BTy
= =ty T o 5 2% ShIT P Wmmd o P
—) S
uosqopjjemod R e e e
AUYNIRRITBY -y . !
001} o
o T S Sy g
L] wy w ug usg 0
DNITIIMO NOSE3d ¥ ¥ 5Y INVIgWOD SSON
OaIv |0I0)
JOOH jinyd
punary
Day 0403
OOk 1543
oo
DUNO!
40Id
uDj|d J00|d |51 up|d JOO|4 punoIo
L]

b0t/ ¢

—
i o [62) wwsees

snpanuis o) Ly-§1] wagide

UDUIIDA dYL

AlLqysy



Plot:
A70 - AS.

Ashberry

The Valerian

i L. 5
3| s
I
! P 2| §5li
|='§
§ s Eoog
2 | oo 2il
/:|\ 3 8|5‘
DT EF.
Qinst
T I8
2 | 3Lt
M g #gis
L
1y 2
‘ i
H } .
c R §
O -1
EB > HHEER
’]i!]‘ o
:55! w i
"'Ill 3
B =
DR 1
i
= HI
I|I Bill c
Re)
S §
EE W F
"EEi | ‘CC_) . E
A AR e o g
o
.
a3
Loé/H i
i
isgii i

2 GmpEny T RErEd I EPgird bhd Wiy W 18P 1GE,

Rttt el DHna | Rovesl (Mo L Tt 1F, s Org, E40rn Birotts Mirk, Wark Famer Lo, O St Mowmry, Corant OF ) 320



'1

| %W“
i m«\\u »\u««\\m«\l\

\! | “| hh

I "WW

|

of
T E
g
>-0'63
O 39¢ 33
22s BE
;Iom 00
— T3 D E T
_maa “..
O age 28
(o u I TN & o

M — \

\/ ||

vl nnn

Rear Elevation

1 I”' Il ” RIIG I ‘:E... .

Side Elevalion

g
|l|| |

- 1 L A
’H ey, HIY

[T

-1 ¢

Drawn; 0
Chached: .

e tn e e e
es
HT - 3B, Plans A Etevations

welldobson
po ARCHITECTS
- lup:n—:nt. Churchdown

[y o
i B P e v et b
HAesidential Devel

First Floor Plan

!.:!!!l!'!!!!"'\ll\

4&15mm  |15-7] lo shuciue .

__ e e ]

Front Elevation

| T

Ground Floor Plan

euvyanys o) |2-0E] wwisgié

e daomaretetets 43 fareai T8 e vaad
Ay P i et by matihed L8 UM
Dot 08 it vl e Db & St
Labe priebis Svar by g
THES. DRAWTIG 13 COPFEEKMT &

by e 1070081,

Moot (s Pyl Paimant LML Suats 1F_ By G, Easler Dusbotinit bars. Srors Fgms Lane, 003 52 Shalns, Canepdt 073 544 el DA B U aig, mamng of Pornedl] Datiaen LES & tommgpry sogmlerdl 8 Enghams mvd



TR FreAg  YEE €3 SRR it F A WY il i 50 SRARNG AT W P T Ep BT LGN PR N0 PRl

TOBEIK o et Pt prariar) ) WORD) Ay 1
e (91L) suonEeAd] - JRPURYD - (3248 ARMIPE e NEFILTHASHOD B e ps3 §1 O MR SHL
o._:“.. :..n-"“ SILOH ARMIRY JO) DNYSIIISINDD e —
(oY T R—— UMOPYLINY] uAWdoiBas [RNUIPISIY e st stk A8 Enarpd mf Bw)
T R S B IR SRS S o eyt et
- gor (5002191 $£21L1HIWY Fa ohIEIY : s e ] e
v outana uosqopjemed presommers; (LN B % -
00 | Dowos
o e e e =
wg wr o owp o ow wl a
UOLIDAS|] apIS uoIDAS(T IDBY
—_—
Qo
O
uolAS|3 3PIS UOIDAS[T juos

1

(alt) J9|puUnYd 9yl
Apbm|jog



TR Sy I Pt it ) i pudrtabas diarhades ¥ Y VOIORG 3ty 3 i ELIDRS € B UM PRy W5 4D A3 Ry 1S IO AT Y AL LA TR G S ") e T Sl BT UG gy TR PRIy
@ LuM9ALY U TRIN YD 841

o 3 (an) suonesas3 - 4 )+ 19Rd A e nouRLSNaD
-
e ‘,...“ SWOH Aem|iag 10) 21ysIa5INONN —
LT YT B—— UMOPYINLD) *WADNBA] |BHUIPISAY 1mon
v ———— T W oy HO1530 ket 1 siark 1ba brsspmnsd Fye
e STISTRIT SR, A s e o=t e
g-ﬂﬂ—eﬁunn SLIaLIHouy on E - - 'B..El“ialht“-‘
- P B ) SN P H el 1
-y o buaen :omﬂou——ﬂg ATRINITIN e = o -
o1 | B emog
™ el T e W
W owr owr ez w 0
UOIDASIT 3PIS UOIDAD|T ID3Y
= - ——

ses/K

UOYDAZ|T SPIS UOIDASI3 JUOI
S —

(o) yywispjoo ayy
ADM||99g



Bellway

The Goldsmith (Brick)

=N M
O Mmoo

boslL.

'I
rl I\l

}f .

i}

\

0 I‘II

inwvmnn M

I: &

|||||||||| s
l” \l“' o)
=l o

powelldot?son

; it
nH g
I
i
i







Bellway

l wummmuuﬂmmmmmmu

C Cuw
300 <
<TT

) L
BBBBB
NNNNN
mmmmm

A o
=lcTEe A R ——— :
== SE ! ; [
== g | | |
gg = % - -

S ————t —
EZ v o =1 = rll.
Front Elevation
e T

606/

=t I =
LS E 5
L) s

i, .

sz
5 2l Mg,
i g §

E E "%
- §§ HERE
E T
£ 3

§ gl
cpy 32

§ Qv 6:-3
ELl - we(ld2ad
L] .QEII%SL
j Ogh -}
o -U(;%‘Eg
tig

R




Bellway
The Tailor (Brick)
B92 - Handed;
B242 - Handed.

Plots:

Side Elevation

Front Elevation

il

Rear Elevation

1
= =
- = 1= 5
‘. U (N 111 e —
Hillintidl ||||||I||I| "
1 il

| |i MHIL ii IT il- i lllrll T ||T!!!%ﬁ|'|l| h!ll.

oslo

n
"

e Lot P 0
Ul W

=
ment,

I
evel

TR TR
tial Develop

Park, Wik Fout Lans, Ok 52 oalbows, Corsh® OF) 304

1F, Rashmrny Dwer,

THIS DALIING I3 COPTRIGHT 6



=

| 'lf C i’
W |

Side Elevat

The Wheelwright

Bellway

it ‘l 1“ n '. 1\ | ‘ ‘ %h \wnmn‘ il |Hn

i ‘ 'é ' | ' | ! 1l B

| l{tvm 1= .‘ L } | | #ij \HIIIHIIIhuH\ ‘ %l
i ~ i ‘ filioe ‘ ‘ o ] [ L—

....... sl | , !;.fh:- 4l 5

| h | iIII |”|| | - i‘ 'gili“.i..!. ! !.!A‘ i |||r|1'|‘i| o Ilin.||ain|an"ii"ﬁ 32’

eRoRe :

set 11
5305 Bd i
bos/P i
EEEE ki i g |

[y —— rogetered m Emglard amd Wibis e H2 1M1,

o L, O 52 Pralan, Lol CF) $44  Pirml Ditita

Raglired O e Dutreem Ll Sade 17 Pudktirey Onet, £ amorn Busmarss Fard, Srarm £



ol o b 8 e @ e b § o1 e PSR P o B B ] i 73457 h ] Sy Wy ] 0 4y T ke S0 M ) S v e e reee

¥ H | - by BTG pROdnyy = o L
. ! e sy i i RIS —
et een rer LGOS BRI e
i e R T e . SRR
FLININISY P——
— ey
e uosqopjjamod = i i Caiig i B il

(panutuco) ¢ Buadg 1Rang pasodeld

_‘ g Cm_&

M:.I
1 :.

18515 uieyy) Z ouads jsang pasodolg

Sl AL AT Clﬁ., T TERN O SaTeweTes o TR O P T =i=n = TR T e
- Ry | % N ..__.__:. e e [T & - Sy = I = ngligiy ingelSmg | S =

.E «.W_.# a?\ﬂ ..d....f. r Mmm,..”.. ﬂu_m ”ﬂr.".““_. L :.1__ 11 i H niln Wﬂr: ___4 - EL : .|-|¢. mnm”“m

LA | _1.. < e 2 = _ iy J o

ﬁﬂ

1_3_“_ WCJ

1
h
I
b
!
I!
1
!
i
!
l
|
I
i
|
l
f



18/01179/FUL Land East Of Old Gloucester Road, Staverton 8

Valid 18.12.2018 Change of use of land to provide 9 Travelling Showperson's plots and
associated works including hardstanding.

Grid Ref 389827 223204

Parish Staverton

Ward Badgeworth

RECOMMENDATION Minded to Refuse
Policies and Constraints

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)

Joint Core Strategy (2017) - SD4, SD5, SD8, SD9, SD13, SD14, INF1
Tewkesbury Borough Local Plan to 2011

Tewkesbury Borough Plan - Pre-Submission version 2019

Human Rights Act 1998 - Article 8

The First Protocol - Article 1

Equality Act 2010 - Public Sector Equality Duty

Planning Policy for Traveller Sites (PPTS) 2015

Gypsy and Traveller Accommodation Assessment (GTAA) March 2017
Green Belt

Consultations and Representations

Staverton Parish Council - Object for the following reasons:

1. The site is in the Green Belt.

2. The application states that there will be 36 vehicles on site including lorries, which does not equate to 9
caravans. This would be extremely dangerous as this proposed site is close to the brow of the motorway
bridge which restricts visibility on a busy and fast stretch of road.

3. There are no sanitary provisions for 9 families.

4. Planning was previously refused for a smaller such site almost immediately opposite.

5. The JCS plan has surely accounted for Traveller sites for the immediate future.

6. Staverton and its neighbouring parishes already have an excess of such sites.

7. This site is surrounded by green open space which would be totally spoilt if this were permitted.

Environmental Health Officer - Concerns were initially raised in respect of noise from the surrounding road
network, which would adversely impact on the future occupants of the site. It was therefore recommended
that a 2.2m close boarded acoustic fence should be erected along the site boundary to the south west and
north west. Revised plans have since been submitted, which detail acoustic fencing in these locations. The
Environmental Health Officer advises that this now addresses his concerns in this regard.

Gloucester County Highways - No principle objection but advises that if the site is to be gated, these must
be set back to allow HGV's to be fully accommodated off the highway. The Highways Officer advises that the
swept path analysis plan is acceptable as well as the proposed internal layout.

County Archaeologist - It was initially advised that the wider locality is known to contain extensive
archaeological remains relating to settlement and activity of the prehistoric and Roman periods and an
archaeological field evaluation was requested prior to the determination of the application. The applicant
subsequently provided the results of an archaeological field evaluation, which found no archaeological
remains. On that basis, the County Archaeologist considers that the proposed development has low potential
to have any impacts on archaeological remains and no further archaeological investigations or recording is
required.

CPRE - The land is Green Belt, it is not designated as a proposed site allocation for Travellers in the
Tewkesbury Borough Plan preferred options. Two traveller sites have been allocated as preferred options
Hiliview, Staverton and Brookside Stables, Cold Pool Lane, these sites do not appear 1o be fully used. There
are concerns thal the land east of the M5 are being covered by mobile home and park home sites, which are
never fully used.
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The Showmen's Guild of Great Britain - The applicants are full operating members of the Showmen's
Guild of Great Britain and the applicant is also on the Showmen's Guild committee regionally and centrally
sharing best practice in the management of the Fairground Industry. He has worked hard over many years
building up the family business entertaining audiences across Gloucestershire, the Midlands, West of
England and Wales.

The Guild are pleased to support this application as there is a great need for provision of sites to develop to
meet the needs of Travelling Showpeople in the Gloucestershire Region for their future.

Two letters of Objection were received, the main points raised include:

- Appears to be another step to infilling between Gloucester and Cheltenham.

- If there was any damage to fencing it would be a danger to livestock straying onto the motorway.

- Land is Green Belt.

- There are spaces on sites in the Gloucester area some 5/6 miles away.

- There is an emply, disused site at Naas Lane, Quedgeley 7/8 miles away.

- The access would be dangerous for slow moving long vehicles turning into and out of the access on such a
fast road.

One letter of Support has been received, the main points raised include:
- The applicants have been customers for several years and always found them to be honest and
trustworthy, they are of good character.

Planning Officers Comments: Mr Adam White
1.0 Introduction

1.1 This application is currently the subject of a non-determination appeal that has been submitted to the
Planning Inspectorate. Consequently, it is necessary to ascertain what the Council's decision would have
been had the Council went on to determine the application. This report therefore makes a recommendation
in that context.

1.2 The application relates to a parcel of and to the south east of Old Gloucester Road and east of the M5
motorway, approximately half a mile to the south east of Staverton (see site location plan). The site
measures approximately 2.13 hectares and is comprised of open pasture land bound on all sides by mature
trees and hedgerows.

1.3 The site is located entirely within the Green Belt although it is not subject to any formal or informal
landscape designation. The site is located in Flood Zone 1 and is therefore at a low risk from flooding.

1.4 Access to the site is gained off an existing entrance directly off the Old Gloucester Road (B4364), which
then follows a track along the western boundary of the site to enter the field at the south western corner,
using the existing field entrance. Public Right of Way also run along the northern and eastern boundaries of
the site, however, these are not apparent on the ground due to dense vegetation.

2.0 Planning History

2.1 There is no planning application history attached to this site. The site has however been promoted
through the emerging Borough Plan process and is included in the Submission Version of the plan (see
below).

2.2 It should also be noted that the applicant has submitted an identical pianning application to the Council to
run concurrently with the non-determination appeal. That application is currently pending consideration and
will be presented to the Planning Commiittee following the expiry of the statutory consultation period.

3.0 Current Application

3.1 The current proposal is a full application that seeks permanent permission for the use of the field for 9
Travelling Showpeople plots for Travelling Showpeople who fulfil the definition as set out in Annexe 1 of
Planning Policy for Traveller Sites (PPTS 2015). The applicant states that all those proposed to be living on
the site travel to fairs and events for work, mainly around the Gloucestershire area but also further afield in
the south west and towards Oxford. The work on fairs and events can happen throughout the year and all of
the proposed adult occupants of the site are members of the Showman's Guild of Great Britain.
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3.2 |t is accepted that the proposed occupants meet the PPTS definition and are Travelling Showpersons for
the purposes of determining this application.

3.3 Itis proposed that 4 larger plots would occupy the central part of the site with proposed lawn access in
the middle. A further large plot is proposed to the south east edge of the site along with 4 smaller plots along
the western boundary adjacent to the access track. It is proposed that there would be new hedgerow
planting between each of the plols along with a number of new trees.

3.4 An acoustic fence of 2.2 metres is proposed along the western and southern boundary to reduce road
traffic noise.

3.5 The proposed driveway, parking and courtyard areas are to be surfaced using quarry dust laid on a
permeable base. The surface water is proposed to drain into adjacent drainage swales with an attenuation
pond proposed to the north east boundary of the site.

3.6 The existing hedgerows surrounding the site would be retained, along with 8 key trees and a number of
smaller trees along the boundary.

4.0 Planning Policy Context

National Planning Policy Framework (NPPF)

4.1 The NPPF advises that the purpose of the planning system is to contribute to the achievement of
sustainable development. Achieving sustainable development means that the planning system has three
overarching objectives, which are interdependent and need to be pursued in mutually supportive ways (so
that opportunities can be taken to secure net gains across each of the different objectives). The three
overarching objectives are an economic objective, a social objective and an environmental objective.

4.2 Section 15 of the Framework seeks to conserve and enhance the natural environment. Paragraph 170
advises that this can be achieved, in part, by recognising the intrinsic character and beauty of the
countryside, and the wider benefits from natural capital and ecosystem services - including the economic and
other benefits of the best and most versatile agricultural land, and of trees and woodland.

4.3 Section 13 of the Framework sets out that the Government attaches great importance to Green Belts.
Paragraph 143 confirms that inappropriate development is, by definition, harmful to the Green Belt and
should not be approved except in very special circumstances. 'Very special circumstances' will not exist
unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm resulting
from the proposal, is clearly outweighed by other considerations {paragraph 144).

4.4 Paragraph 79 of the Framewaork states that planning policies and decisions should avoid the
development of isolated homes in the countryside untess one or more of the following circumstances apply:
a) there is an essential need for a rural worker, including those taking majority control of a farm business, to
live permanently at or near their place of work in the countryside;

b) the development would represent the optimal viable use of a heritage asset or would be appropriate
enabling development to secure the future of heritage assets;

c} the development would re-use redundant or disused buildings and enhance its immediate setting;

d) the development would involve the subdivision of an existing residential dwelling; or

e) the design is of exceptional quality, in that it;

- is truly outstanding or innovative, reflecting the highest standards in architecture, and would help to raise
standards of design more generally in rural areas; and

- would significantly enhance its immediate setting, and be sensitive to the defining characteristics of the
local area.

4.5 With regard to highway safety, paragraph 108 of the Framework states that in assessing sites that may
be allocated for development in plans, or specific applications for development, it should be ensured that:

a) appropriate opportunities to promote sustainable transport modes can be - or have been - taken up, given
the type of development and its location;

b) safe and suitable access to the site can be achieved for all users; and

¢) any significant impacts from the development on the transport network (in terms of capacity and
congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree.

609



4.6 Paragraph 109 follows and 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.

Planning Policy for Traveller Sites - August 2015 (PPTS)

4.7 Current national policy on planning for traveller sites is contained in Planning Policy for Traveller Sites
{August 2015)

4.8 The PPTS states that the Government's overarching aim is to ensure fair and equal treatment for
travellers, in a way that facilitates their traditional and nomadic way of life while respecting the interests of the
settled community. For the purposes of planning policy the PPTS defines 'Travelling Showpeople' as:
'Members of a group organised for the purposes of holding fairs, circuses or shows (Whether or not travelling
together as such). This includes such persons who on the grounds of their own or their family's or
dependents' more localised pattern of trading, educational or health needs or old age have ceased to travel
temporarily, but excludes Gypsies and Travellers.'

4.9 Policy E: Traveller sites in Green Belt {paragraph 16) states that: Inappropriate development is harmful
to the Green Belt and should not be approved, except in very special circumstances. Traveller sites
(temporary or permanent) in the Green Belt are inappropriate development. Subject to the best interests of
the child, personal circumstances and unmet need are unlikely to clearly outweigh harm to the Green Belt
and any other harm so as to establish very special circumstances’,

4.10 Paragraph 17 of the PPTS advises that Green Belt boundaries should be altered only in exceptional
circumstances and should only be done through the plan making process and not in response to a planning
application.

4.11 Paragraph 23 of the PPTS highlights that applications should be assessed and determined in
accordance with the presumption in favour of sustainable development and the application of specific
policies in the NPPF, including landscape protection and highway safely considerations.

4.12 Paragraph 24 of the PPTS explains that local planning authorities should consider the following issues
amongst other relevant matters when considering planning applications for traveller sites:

- the existing leve! of local provision and need for sites

- the availability (or lack) of alternative accommaodation for the applicants

- other personal circumstances of the applicant

- that the locally specific criteria used to guide the allocation of sites in plans or which form the policy where
there is no identified need for pitches/plots should be used to assess applications that may come forward on
unallocated sites

- that they should determine applications for sites from any travellers and not just those with local
connections.

4.13 Paragraph 25 of the PPTS states that local planning authorities should very strictly limit new traveller
sites in open countryside that are away from existing settlements or outside areas allocated in the
development plan. Local planning authorities should ensure that sites in rural areas respect the scale of, and
do not dominate the nearest settled community, and avoid placing an undue pressure on the local
infrastructure.

4.14 Paragraph 26 provides that when considering applications, local planning authorities should attach
weight to the following matters:

- effective use of previously developed (brownfield), untidy or derelict land,

- sites being well planned or soft landscaped in such a way as to positively enhance the environment and
increase its openness,

- promoting opportunities for healthy lifestyles, such as ensuring adequate landscaping and play areas for
children; and

- not enclosing a site with so much hard landscaping, high walls or fences, that the impression may be given
that the site and its occupants are deliberately isolated from the rest of the community.
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4.15 Paragraph 27 of the PPTS sets out that if a local planning authority cannot demonstrate an up-to-date
five-year supply of deliverable sites, this should be a significant material consideration in any subsequent
planning decision when considering applications for the grant of temporary planning permissions except
where the land is in the Green Belt, protected under the Birds and Habitats Directives and/or designated as a
Site of Special Scientific Interest, Local Green Space, an Area of Outstanding Natural Beauty, or within a
National Park (or the Broads).

Joint Core Strategy (JCS

4.16 Policy SD13 of the JCS sets out a criteria based policy for dealing with proposals for Gypsies,
Travellers and Travelling Showpeople. The policy requires that: sites do not have an unacceptable impact on
the character and appearance of the landscape, amenity of neighbouring properties and that proposals are

sensitively designed; safe and satisfactory access; adequate utilities/services can be provided; and that no
significant environmental barriers exist.

Emerqging Tewkesbury Borough Plan

4.17 Emerging Policy GTTS1 identifies the 1.7 hectare site in Staverton for 9 plots (i.e. the current
application site) as an allocated site for Travelling Showpeople.

5.0 Analysis

Principle of development

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and Section 72(2) of the Town and
Country Planning Act 1890 require planning applications to be determined in accordance with the
development plan unless material considerations indicate otherwise. In terms of the adopted development
plan, policy SD14 of the JCS sets out a criteria based policy for dealing with proposals for Gypsies,
Travellers and Travelling Showpeople who meet the definition of Travellers for planning purposes. Whilst
policy SD14 does not allocate sites for this purpose, it does provide *hooks’ for the lower level plans to
consider site allocations for all members of the traveller community.

5.2 In this context, the emerging Tewkesbury Borough Plan to 2031 allocates a number of sites for Gypsies
and Travellers to meet the identified need, which has been derived from the 2017 Gypsy and Traveller
Accommodation Assessment (GTAA). Insofar as this relates to Travelling Showpeople, the emerging plan
allocates a single site for 9 plots against an identified requirement of 18 plots up to 2021. The land, which is
identified for that allocation, is also the subject of this current application and is a material planning
consideration. The maleriality of this is discussed further in this report.

5.3 Whilst the application site is proposed as an allocation in the emerging Plan, the Plan is not yet adopted
and it does not currently benefit from such an allocation and therefore the application needs to be considered
in the context of its current status. That status is currently as an undeveloped Greenfield site within the
Green Belt and outside of any recognised settlement boundary.

Green Belt

5.4 Of particular importance to this site is its location within a designated Green Belt. Policy SDS of the JCS
states: ‘'To ensure the Green Belt continues to serve its key functions, it will be protected from harmful
development. Within its boundaries, development will be restricted to those limited types of development
which are deemed appropriate by the NPPF, unless very special circumstances can be demonstrated.’ This
reflects advice in the NPPF, which states that inappropriate development is, by definition, harmful to the
Green Belt and should not be approved except in very special circumstances. Paragraph 144 of the NPPF
provides that when considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt. 'Very special circumstances’ will not exist unless
the potential harm to the Green Belt by reason of inappropriateness, and any other harm resuiting from the
proposal, is clearly outweighed by other considerations.
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5.5 The NPPF states that a local planning authority should regard the construction of new buildings as
inappropriate development in the Green Belt, save for a number of listed exceptions. The development
proposed here does not meet any of those exceptions and therefore represents inappropriate development
in the Green Belt. This position is accepted by the applicant. The main consideration is therefore whether
'very special circumstances' exist in this case, which clearly outweigh the harm to the Green Belt by reason
of inappropriateness and any other resulting harm.

5.6 In terms of the harm to the Green Belt, other than by reason of inappropriateness, the proposed
development would fundamentally change the open nature of the site by introducing a considerable amount
of buiit form in terms of access roads, hard surfacing and boundary treatment. This would be further
compounded by the associated caravans, vehicles and fairground equipment that would be stored on the
site. In this regard, the development of the land woulid fail to safeguard the countryside from encroachment,
which is one of the purposes of including land in the Green Belt. Whilst the applicant argues that the harm to
the Green Belt is limited as it doesn't conflict with the other purposes of the Green Belt, the extent to which
the use of land fulfils these objectives is not itself a material factor in the including of land within a Green
Belt.

5.7 The impact on the openness of the Green Belt in visual terms is mitigated to a degree by the fact that the
site is relatively well contained by matures trees and hedgerows, which limits most views into the site from
public vantage points, with the exception of the immediate views from the Public Right of Ways, which run
along the northern and eastern boundaries of the site. It would also be the case that many of the occupants
and their associated equipment would be absent for quite lengthy periods throughout the year. Nonetheless,
there would be demonstrable harm to the openness of the Green Belt, along with the inherent harm by
reason of inappropriateness, and this weighs heavily against the proposal.

Whether very special circumstances exist?

5.8 The applicant makes the case that there is a continued lack of alternative sites in Tewkesbury Borough
and there is still significant unmet need in the area. In view of the personal circumstances of the applicant
and the proposed occupiers, it is argued that these considerations amount to very special circumstances that
clearly outweigh any harm to the Green Belt. Furthermore, the applicant considers that, with the exception of
its Green Belt location, the proposal site is consistent with national policy.

5.9 In summary, the 'very special circumstances' case advanced by the applicant is comprised of the follows:
- The need for Showpeople's sites in Tewkesbury

- The lack of alternative siles

- The historic and continuing difficulties of providing Showpeople's sites through the plan led process

- The time limited option agreement on the application site

- Personal circumstances

- The best interest of the children

- Human Rights

- The compliance of the proposal with the relevant development plan policy

5.10 In advancing this case, the applicant also refers to relevant case law in respect of very special
circumstances; namely Basildon DC v First Secretary of State and Temple [2004] EWHC 2759 Admin &
Wychavon DC v SSCLG and Butler [2008] EWCA Civ 692. The first case essentially establishes that a
number of factors ordinary in themselves can combine to create something very special. In a related vein,
the second case establishes that a number of seemingly ordinary faclors can combine to equate to very
special circumstances. Such factors do not have to be 'rare' by definition. However, whether the case
advanced by the applicant amounts to 'very special circumstances' in this instance will ultimately be for the
decision-maker to decide as a matter of planning judgement,

The need for Travelling Showpeople's sites and the lack of alternative sites

5.11 The applicant refers to a shortage of Travelling Showperson plots in the Gloucestershire area and
explains that this application is submitted in order meet some of that shortfall. The document specifically
refers to a need identified within the Gloucestershire Gypsy and Traveller Availability Assessment (GTAA) for
additional pitches.



5.12 In terms of 'plan-making', paragraph 2 of the PPTS sets out that local planning authorities should set
pitch targets for Gypsies and Travellers and plol targets for Travelling Showpeople, which address the likely
permanent and transit site accommodation needs of travellers in their area, working collaboratively with
neighbouring local planning authorities. Paragraph 10 follows that local planning authorities should identify
and update annually, a supply of specific deliverable sites sufficient to provide 5 years' worth of sites against
their locally set targets and a supply of specific, developable sites, or broad locations for growth, for years 6
to 10.

5.13 With respect to 'decision-taking’ on specific applications, paragraph 24 of the PPTS cites the existing
level of local provision and need for sites and availahility (or lack) of alternative accommodation for the
applicants among relevant matters for consideration in the determination process.

5.14 The Council's most current evidence for the provision of Traveller accommodation is the
Gloucestershire (Cheltenham, Cotswold, Forest of Dean, Gloucester, Stroud and Tewkesbury) Gypsy and
Travelfer Accommodation Assessment (OPS Final Report March 2017). The assessment was based upon
the new definition in the PPTS (August 2015) of Gypsies, Travellers and Travelling Showpeople for planning
purpases (which compared to the previous PPTS (March 2012) no longer includes those who have ceased
to travel permanently). The identified need for Tewkesbury Barough is for 24 plots up until 2031, with an
immediate need for 18 plots.

5.15 As previously set out, the application site is also included as an allocation for up to 9 Travelling
Showpeople's plots in the emerging Tewkesbury Borough Plan to 2031, which has recently been the subject
of a final round of public consultation prior to submission to the Secretary of State for Examination in Public.
That consultation finished on the 18th November 2019, Early indications suggest that no objections have
been received in respect of the proposed allocation although this is yet to be confirmed. The proposed
allocation is a material planning consideration since it indicates the Council's preferred 'direction of travel',
However, any allocation would not be secured until adoption of the Plan and could potentially be removed if
the allocation was not to be found sound during examination.

5.16 Whilst the Council has been proactive in searching for Travelling Showpeople plots in suitable locations,
this has proved difficult and in view of the uncertainties in terms of the overall need and the fact that the
Borough Plan is unlikely to be adopted until 2020, a precautionary position should be adopted and at this
time it cannot be demonstrated that the Council has a 5 year supply of deliverable plots for Travelling
Showpeople. Moreover, in any event, even if the allocation is ultimately confirmed, there would still be an
immediate requirement for a further 9 plots.

5.17 The PPTS states at paragraph 27 that if a local planning authority cannot demonstrate an up-to-date 5
year supply of deliverable sites, this should be a significant material consideration in any subsequent
planning decision when considering applications for the grant of temporary planning permission. However,
an exception to this is where the proposal is on land designaled as Green Belt. In this context, paragraph 16
of the PPTS slates that subject to the best interests of the child, personal circumstances and unmet need are
unlikely to clearly outweigh harm to the Green Belt and any other harm so as to astablish very special
circumstances. Nonetheless, the current lack of a 5 year supply holds some weight in favour of the scheme
in the planning balance.

Personal circumstances, the best interest the children and Human Rights

5.18 The applicant previously provided a statement on the personal circumstances of the proposed
occupiers of the site. In summary, the statement made the case that due to the children that would be
occupying the site, a settled base was essential io necessitate the security and stability of the family for the
future. It stated that those children were all currently residing on insecure yards and overcrowded plots. It
was the applicant's opinion that the health and educational needs of the occupants would be prejudiced if the
application was refused. In addition, it stated that a number of the family were without a yard and need to
stop with friends and family in between travelling, which increases the uncertainty of a future base and
education for the children.
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5.19 For reasons that are explained further in this report, the applicant subsequently amended the personal
circumstances statement by replacing 5 of the proposed occupants (2 adults and their 3 children) with 5
different occupants (2 adults and their 3 children). The revised statement also clarifies that there would be 15
children occupying the site rather than 18, which was previously stated. However, whilst a number of the
proposed occupiers has changed, it is considered that it does not materially affect the Very Special
Circumstances case that has been advanced by the applicant.

5.20 Under the UN Convention on the Rights of the Child {UNCRC), the best interests of any children
affected by a decision are a primary consideration. Case law confirms that this means that, in any decision,
no other consideration may be treated as inherently more weighty. In this context, the implications of Article 3
of the UNCRC in planning decisions is addressed in Stevens v Secretary of State [2013] EWHC 792
concerns the implications of Article 3 of the UNCRC in planning decisions. Hickinbottom J said at paragraph
69:

‘From these authorities, in respect of the approach of a planning decision-maker, the following propositions
can be derived.

i. Given the scope of planning decisions and the nature of the right to respect for family and private life,
planning decision-making will often engage article 8. In those circumstances, relevant article 8 rights will be a
material consideration which the decision-maker must take into account.

ii. Where the article 8 rights are those of children, they must be seen in the context of article 3 of the
UNCRC, which requires a child’s best interests to be a primary consideration.

iii. This requires the decision-maker, first, to identify what the child's best interests are. In a planning context,
they are likely to be consistent with those of his parent or other carer who is involved in the planning
decision-making process; and, unless circumstances indicate to the contrary, the decision-maker can
assume that that carer will properly represent the child's best interests, and properly represent and evidence
the potential adverse impact of any decision upon that child’s best interests.

iv. Once identified, although a primary consideration, the best interests of the child are not determinative of
the planning issue. Nor does respect for the best interests of a refevant child mean that the planning exercise
necessarily involves merely assessing whether the public interest in ensuring planning controls is maintained
outweighs the best interests of the child. Most planning cases will have too many competing rights and
interests, and will be too factually complex, to allow such an exercise.

v. However, no other consideration must be regarded as more important or given greater weight than the
best interests of any child, merely by virtue of its inherent nature apart from the context of the individual case.
Further, the best interests of any child must be kept at the forefront of the decision-maker's mind as he
examines all material considerations and performs the exercise of planning judgment on the basis of them;
and, when considering any decision he might make (and, of course, the eventual decision he does make), he
needs to assess whether the adverse impact of such a decision on the interests of the child is proportionate.

vi. Whether the decision-maker has properly performed this exercise is a question of substance, not form.
However, if an inspector on an appeal sets out his reasoning with regard fo any child's interests in play, even
briefly, that will be helpful not only to those involved in the application but also to the court in any later
challenge, in understanding how the decision-maker reached the decision that the adverse impact to the
interests of the child to which the decision gives rise is proportionate. It will be particularly helpful if the
reasoning shows that the inspector has brought his mind to bear upon the adverse impact of the decision he
has reached on the best interests of the child, and has concluded that that impact is in all the circumstances
proportionate ...'

5.21 The revised statement on the personal circumstances of the proposed occupiers of the site sets out that
there are 15 children, the majority of which are currently attending various primary and secondary schools.
The applicant considers that there is no doubt that their education would be greatly disrupted were they to be
deprived of a settled base and that the health and educational needs of the occupants would be prejudiced if
the application is refused. It would clearly be in the best interests of all the children to reside in secure,
suitable and lawful accommaodation. This would allow proper access to education and medical services and
would avoid the hazards of unlawful encampments.
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Article 8

5.22 Refusal of the application would undoubtedly result in the interference with the home and private life of
the accupants of the site. The Council has identified this site within the emerging Borough Plan, no further
alternative sites have been identified, therefore it is quite possible that refusal of this application the effect
would be to render the families homeless in the future. However Article 8 is not an absolute right and it is
necessary to consider whether, given the harm caused by the development, the interference occasioned by
the refusal of planning permission would be justified within the terms of A8(2) and proportionate.

Equality Act 2010: Public Sector Equalities Duty

5.23 Section 149 of the Public Sector Equalities Duty (PSED) requires that in the exercise of their functions,
those subject o the equality duty must have due regard to the need to eliminate unlawful discrimination,
harassment and victimisation; and to advance equality of opportunity and foster good relations between
people who share a protected characleristic and those who do not. The Council accepts that the applicants
are Travelling Showpeople and therefore a ‘protected characteristic' for the purposes of the PSED.

5.24 The applicants argue that there would be an impact on the families if the application is refused and that
the greatest impacts would be felt by the children who would benefit from access to education associated
with having a settled base.

5.25 The Council has had due regard to its duties under Section 149 of the PSED which, as with the
consideration with respect to Article 8 (above), must be balanced against the harm caused by the
development.

The time limited option agreement

5.26 The applicant points out that the there is an Option Agreement on the land, which ultimately expires on
the 28th August 2020 (the 'Long Stop Date'). It was stated that in light of this Option Agreement, an
application was required to secure the permission an the sile in good time before the expiry date. It was
suggested that if the Option Agreement expired prior to gaining a permission that was satisfactory to the
applicant, the opportunity to secure the site for a Travelling Showperson's site could be lost completely, thus
further frustrating the unmet need, However, whilst the implications of the Option Agreement expiring are
understood, it is considered that this in itself would not have been a sufficient reason to justify a permanent
permission on the site since it is essentially a private agreement between the land owners and the applicant.
Mareover, even if permission was granted, there is no guarantee that the Option would be exercised by the
applicant in any event.

Compliance with Policy SD13 of the JCS

5.27 Part of the Very Special Circumstances case advanced includes the purported compliance with the
relevant development plan policy; namely policy SD13 of the JCS. It is considered that compliance with
policy SD13 does not necessarily add weight to the applicant’s very special circumstances case since
compliance with this policy would be expected in any event. Nonetheless, compliance with this policy would
add weight in favour of the proposal when considered in the planning balance.
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5.28 Policy SD13 states that proposals for new permanent and temporary, residential and transit Gypsy,
Traveller and Travelling Showpeople sites will be assessed against the following criteria:

i. Proposals on sites in areas of sensitive landscape will be considered in accordance with Policy SD6
(Landscape Policy) and Policy SD7 (The Cotswolds Area of Outstanding Natural Beauty). In all other
locations the proposal must not have an unacceptable impact on the character and appearance of the
landscape and the amenity of neighbouring properties, and should be sensitively designed to mitigate any
impact on its surroundings;

il. The site has safe and satisfactory vehicular and pedestrian access to the surrounding principal highway
network;

iii. No significant barriers to development exist in terms of flooding, poor drainage, poor ground stability or
proximity 1o other hazardous land or installation where other forms of housing would rot be suitable;

iv. The site is situated in a suitable location in terms of access to local amenities, services and facilities,
including schools, shops, health services, libraries and other community facilities;

v. The site can be properly serviced and is supplied with essential services, such as water, power, sewerage
and drainage, and waste disposal. The site should also be large enough to enable vehicle movements,
parking and servicing to take place, having regard to the number of pitches / plots on site, as well as
enabling access for service and emergency vehicles, including circulation space along with residential
amenity and play areas.

An assessment of the proposal against each of these criteria is made below.

Landscape impact and iree protection

5.29 In terms of criterion (i.) of policy SD13, the site is not located in a designaled or non-designated
landscape but it does sit in open countryside. Policy SD6 of the JCS seeks to protect the character and
appearance of the rural landscape. The policy states that all applications for development will consider the
landscape and visual sensitivity of the area in which they will be located.

5.30 The current application is supported by a Landscape Character and Visual Impact Assessment {LVIA),
which considers the impact of the proposed development on the landscape. In terms of landscape character,
the LVIA describes the site as siting within a generally undulating to fiat, predominantly pastoral, landscape,
which is defined and enclosed by a network of traditional field boundary hedgerows and the associated
mature hedgerow trees. The site is identified as siting within the ‘Settled Unwooded Vale' Landscape
Character Type and the 'Severn Vale' Landscape Character Area.

5.31 The LVIA sets out that the site's landscape context generally consists of a patchwork of both arable and
pastoral fields enclosed by a strong hedgerow network. These hedgerows, together with their associated
mature hedgerow trees, combine to give the impression of a greater sense of tree cover within the landscape
and the sile's immediate setting in particular. Consequently, whilst long range views of distant hills are
possible across the landscape, the enclosure provided by the natural vegetation of the area limits short to
mid-range views and the visual influence of the site is restricted. It goes on to states that the landscape
character of the site's immediate setting has been degraded by the presence of the M5 motorway and Old
Gloucester Road (B4634), both of which significantly impact upon the tranquillity of the area. These busy
transport routes, together with the visual presence of the Hayden Sewage Treatment Works, reduce the
sensitivity of the landscape and increase its capacity to accommodate change.

5.32 In terms of the visual impact on the landscape, the LVIA assesses the impact from a number of
viewpoints surrounding the site. The visual appraisal establishes that with the exception of two locations on
Old Gloucester Road opposite the site access, views of the proposed development from the surrounding
landscape and from locations accessible to the general public are screened by a combination existing field
boundary hedgerows and their associated mature hedgerow trees, existing tree planting associated with
bridge and motorway embankments and, to a lesser degree, the topography of the area.
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5.33 In terms of landscape mitigation and enhancement, the LVIA sets out a number of measures. These
include:

- The introduction of 58 no. native trees, in-keeping in character with those already present, to provide
landscape structure and enhance the arboricultural fabric and value of the site.

- The introduction of 636 linear metres of new native hedgerows to provide landscape structure, define
proposed pitches and improve the sites landscape fabric and bio-diversity value.

- The introduction and careful positioning of 200 square metres of new native understorey plantations to
improve screening provided by existing peripheral hedgerows, filter views of the site from Old Gloucester
Road further and improve the sites landscape fabric and biodiversity value.

- The creation of a carefully integrated surface water drainage system (to include proposed interlinked
swales discharging into a new attenuation/drainage pond) to ensure that surface water drainage is dealt with
in a sustainable manner and, through appropriate planting, also improves the bio-diversity value of the site.

5.34 Subject to the implementation of these mitigation and enhancement measures, the LVIA concludes that
the site is able to accommodate the permanent change of use of the land to a private Travelling
Showperson's site without unacceptably impacting upon the visual amenity and landscape character area.

9.35 With regard to the impact of the proposed development on existing trees, this is an important
consideration given that they provide a high degree of screening, which mitigates the landscape impact to a
large degree. The application is supported with a ‘Pre-Development Trees Survey & Assessment’, which
assesses the existing trees located on and adjacent to the site. This is supplemented by an Arboricultural
Method Statement. The supporting information indicates that the proposed development would not result in
the removal of any existing trees and details measures for their protection during construction and post
construction. Faliowing consultation with the Council's Tree Officer, it is advised that the proposed protection
measures are acceptable and can be secured by way of condition.

5.36 In light of the above, it is clear that there would be some harm to the landscape. However for the
reasons set out above, the harm can be mitigated to some degree by securing the proposed tree protection
measures and landscape mitigation measures. This must be weighed in the overall planning balance.

Highways

5.37 In respect of criterion (ii.) of policy SD13, access to the site is currently gained off an existing entrance
directly off the Old Gloucester Road (B4364), which then follows a track along the western boundary of the
site to enter the field at the south western corner, using the existing field entrance. The proposal is to utilise
the existing access off the Old Gloucester Road, which would be substantially improved to allow large HGV's
to access and egress the site. This access would lead directly into the site, which would in turn connect to an
internal network of roads leading to the various plots. The existing field access to the south western corner of
the field would be blocked up, whilst the access to the adjoining land along the existing track would be
retained. The submitted plans show tracking for 16.5m Articulated HGV's at the site entrance and 160m
visibility splays in either direction.

5.38 Following consultation with the County Highways Authority, no objections are raised in respect of
highway safety, subject to the imposition of planning conditions to secure the required visibility splays. The
site would therefore be served by a safe and suitable access and the residual cumulative impact on the
highway network would not be severe. The proposal is therefore considered acceptable in this regard.

Flood risk, drainage and ground conditions

5.38 Turning to criterion (iii.), the site is located in Flood Zone 1 (low risk) as defined by the Environment
Agency's most up-to-date flood maps, where such development is considered acceptable in principle. There
are no known surface water issues affecting the site and the site is not at an undue risk of flooding.

5.40 In respect of site drainage, policy INF2 of the JCS requires new development to incorporate suitable
Sustainable Drainage Systems (SuDS) where appropriate to manage surface water drainage. To address
this, the applicant has provided details of a surface water drainage strategy that incorporates drainage
swales and an attenuation/drainage pond. Following consultation with the Council's Land Drainage Officer, it
is advised that the proposed surface water drainage system is a very sustainable option and no objections
are raised in principle. Itis not clear as to how the site would discharge from the proposed
attenuation/drainage pond, however, these details can be secured by way of condition.
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5.41 With regard to the site’s ground conditions, there is no evidence of poor ground stability or other
hazardous land given its undeveloped Greenfield status.

Suitability of the site's location

5.42 In respect of criterion (iv.} of policy SD13, the site is located in the open countryside and outside of any
recognised residential development boundary and is therefore contrary to policy SD10 of the JCS insofar as
the proposal relates to residential development. Furthermore, the proposal is at odds with paragraph 25 the
PPTS, which states that local planning authorities should very strictly limit new traveller site development in
open countryside that is away from existing settlements or outside areas allocated in the development plan.
However, it should be noted that the PPTS is explicit that issues of sustainability should not be considered
narrowly solely in terms of transport mode and distances from services.

5.43 The site is located along the Old Gloucester Road (B4634), which is a busy road that connects
Staverton and west Cheltenham as well as providing links to the M5 motorway. The site is not well served by
footways and street lighting and it is therefore likely that the occupiers of the site would be reliant on the use
of the privale motor vehicle to reach the majority of community facilities and other services. The fairly remote
location of the site is therefore considered to be a disadvantage to the application. However, the nature of
travel for a Travelling Showpersan is that they are likely to be off site working for a number of weeks or
months at a time and would not always rely on the local facilities. It is also considered that the location of the
site close to the transport links of the M5 would be beneficial to the occupiers due to the extent of travel and
movement around the county and other areas of the country.

5.44 Whilst the location of the site Is not ideal in terms of access to services and facilities, it is considered
that the proposal would not dominate the local community, nor would the movement of large vehicles disturb
any neighbours. The site's location also needs to be considered in the context of the lack of a 5-year supply
of deliverable Travelling Showpeople sites and the fact that the site is currently indicated as an allocation in
the emerging Tewkesbury Borough Plan to 2031,

Site services

5.45 The applicants advise that the site can be properly serviced and would be supplied by water, power,
sewerage and waste disposal facilities. Moreover, subject to securing drainage details by way of condition,
the site would be served by suitable drainage infrastructure. The site would be large enough to enable
vehicle movements, parking and servicing to take place, and would enable access for emergency vehicles.
Each plot would also gave acceptable circulation space along with amenity areas. The proposal therefore
accords with criterion (v.) of policy SD13.

5.46 In summary, notwithstanding the ‘in-principle’ objection to the scheme on Green Belt grounds, it is
considered that the proposal is broadly in accordance with policy SD13 of the JCS, save for the site's
location where occupiers of the site would be heavily dependent on the use of the private motor vehicle.

Other matters
Noise

5.47 The NPPF states that local planning authorities should aim to avoid noise from giving rise to significant
adverse impacts on health and quality of life as a result of new development and should consider whether
such impacts can be mitigated through design or through the use of planning conditions. This is also a
requirement of policy SD14 of the JCS, which requires new development to result in no unacceptable levels
of noise,

5.48 Following consultation with the Council's Environmental Health Officer, it was advised that the site is
close to the M5 and therefore could experience noise pollution on site from the road traffic noise. In order to
address this, it was advised that a 2.2 metre acoustic fence should be erected along the southern and
western boundary of the site. The applicant has now incorporated this into the scheme, which can be
secured by way of a planning condition to ensure that it is retained in perpetuity. Conditions are also
recommended to prevent any commercial activity on the site and to restrict the times when the testing and
maintenance of fairground equipment can take place. Subject to these conditions, the proposal would be
acceptable in respect of noise and disturbance.
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Archaeology

5.49 Following consuttation with the County Archaeologist, the applicant has provided the results of an
archaeological field evaluation. Following that work, the County Archaeologist advised that the results were
negative in that no archaeological remains were observed during the investigation. On that basis, the
proposed development has low potential to have any impacts on archaeological remains and no further
archaeological investigations or recording is required. The proposal is therefore acceptable in this regard.

6.0 Overall Balance and Conclusions

6.1 As required by paragraph 144 of the NPPF and paragraphs 16 and 17 of the PPTS substantial weight
must be given to all the harms caused to the Green Belt. As set out in this report, the proposal is
unquestionably inappropriate development in the Green Belt and is harmful by definition. In addition to this,
the proposed development would fundamentally change the open nature of the site by introducing a
considerable amount of built form, which would be further compounded by the associated caravans, vehicles
and fairground equipment that would be stored on the site, Whilst the impact on the openness of the Green
Belt in visual terms is mitigated to a degree by the fact that the site is relatively well contained by matures
trees and hedgerows, there would still be demonstrable harm to the openness of the Green Belt. This weighs
heavily against the proposal in the planning balance.

6.2 In terms of any other harms, there would be a degree of landscape harm given the site's undeveloped
Greenfield status and its location in open countryside. However, the site is reasonably well contained and the
harm can be mitigated to some degree by securing the proposed tree protection measures and landscape
mitigation measures.

6.3 The relatively isolated location also weights against the proposal insofar as any future occupiers would
be largely dependent on the private motor vehicle to access everyday services and facilities. Conversely, the
site does offer good access to the M5 motorway, which would facilitate easy access around the country
when travelling to different events. Moreover, the nature of travel for a Travelling Showperson is such that
they are likely to be working away for a number of weeks or months at a time and would not always be reliant
on local services and facilities.

6.4 In terms of the applicant's 'Very Special Circumstances’, it is currently the case that the Council cannot
demonstrate an up-to-date 5 year supply of deliverable sites. The Council's most current evidence identified
need for Tewkesbury Borough is for 24 plots up until 2031, with an immediate need for 18 plots. Whilst the
site currently benefits from an allocation in the emerging Tewkesbury Borough Local Plan to 2031, this is not
certain. Moreover, the draft allocation would only provide for 9 plots in any event, which would still leave an
immediate unmet need for anather 9 plots. This is a significant material consideration.

6.5 With regard to the personal circumstances of the proposed occupiers of the site, it is stated that 15
children would be occupying the site and a settled base is essential to necessitate the security and stability
of the families for the future. This is especially the case for one of the children who is autistic and has maore
acute needs. These children are all currently residing on insecure yards and overcrowded plots. A number of
the proposed occupiers also have ongoing health needs. It is the applicant's opinion that the health and
educational needs of the occupants would be prejudiced if the application was refused, which is a view
shared by officers. Again, the personal circumstances of the occupiers is a significant material consideration,
especially given the best interest of the children, their Article 8 rights and the Council's duty under the
Equalities Act 2010.

6.6 Whilst the unmet needs and the personal circumstances are significant material considerations in this
case, paragraph 16 of the PPTS states that subject to the best interests of the child, personal circumstances
and unmet need are unlikely to clearly outweigh harm to the Green Belt and any other harm so as to
establish very special circumstances. In light of this, whilst the very special circumstances advanced by the
applicant are compelling, it is considered that they are not sufficient to tip the balance in favour of granting a
permanent permission at this moment in time. In coming to this view, officers are mindful that the site is not
currently occupied and there is no evidence that a refusal would have immediately lead to the proposed
occupiers being rendered homeless. However, it is fully accepted that this could well be the case in the near
future if their needs are not met. Officers are also mindful that this site is being progressed through the Local
Plan process as an allocation, which could address some of the identified unmet need.
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6.7 In terms of the other matters relevant to the application, the site would be served by a safe and suitable
access and the residual cumulative impact on the highway network would not be severe. The site would not
be at an unacceptable risk of flooding and suitable drainage facilities can be provided, which can be secured
by way of condition. Subject to the provision of acoustic fencing, the site would not be subject to
unacceptable levels of noise and there would be no adverse impacts in respect or archaeology.

6.8 In balancing these considerations, it is not considered that the factors in favour of granting permission
advanced by the applicant, individually or cumulatively, clearly outweigh the clear and identified harm to the
Green Bell. It is therefore not considered that very special circumstances exist in this case to justify
inappropriate development in the Green Belt.

Possibility of a temporary permission

6.9 As previously set out, the PPTS advises out that if a local planning authority cannot demonstrate an up-
to-dale five-year supply of deliverable sites, this should be a significant material consideration in any
subsequent planning decision when considering applications for the grant of temporary planning permissions
except where the land is in, inter alia, the Green Belt. The PPTS also advises that, subject to the best
interests of the child, personal circumstances and unmet need are unlikely o clearly outweigh harm to the
Green Belt and any other harm so as to establish very special circumstances.

6.10 However, the fact that the site is currently identified as an allocation for 9 Travelling Showpeople's plots
in the emerging Tewkesbury Borough Plan to 2031 is a significant material consideration in this case. Whilst
only limited weight can be attributed to this allocation at this stage, the Plan is progressing and offers the
opportunity to address the unmet need through the plan-led process. It also demonstrates that Council's
preferred direction of travel.

6.11 In light of this, and given the unmet need and personal circumstances of the proposed occupiers,
discussions were held with the applicant as to whether a temporary permission that would be personal to the
proposed occupiers of the site would be acceptable. It was considered that this could be beneficial insofar as
it would help address an immediate unmet need and allow time for the Local Plan to progress through to
examination. Should the allocation not be secured for any reason, this would have also allowed the
opportunity o identify alternative sites.

6.12 Whilst initial discussions were positive in this context, the applicant later advised that a temporary
permission would not be viable as the potential occupiers would not be able to raise the funds necessary to
purchase the site on that basis. This was also the reason cited for changing a number of the proposed
occupiers in the amended personal circumstances statement. Consequently, the applicant requested that
consideration be given to the option of a permanent permission only.

6.13 For the reasons set out above, it is considered that a permanent permission would not be appropriate at
this moment in time. Consequently, given that the applicant indicated that a temporary permission would not
be acceptable, it is recommended that Members be minded to refuse the application.

RECOMMENDATION Minded to Refuse
Reasons:

1 The proposed development represents inappropriate development in the Green Belt which
compromises its open character and purpose. The applicant has not demonstrated very special
circumstances which clearly outweigh the harm to the Green Belt caused by the inappropriateness of
the development and other harm. The development therefore conflicts with paragraph 143 of the
NPPF (February 2019), paragraph 16 of the Planning Policy for Traveller Sites (August 2015) and
policy SD5 of the Gloucester, Chellenham and Tewkesbury Joint Core Strategy 2011-2031.
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BOROUGH COUNCILLORS FOR THE RESPECTIVE WARDS 2019-2023

Ward Parishes or Councillors Ward Parishes or Councillors
Wards of Wards of
Badgeworth Badgeworth Robert Vines Isbourne Ashchurch Rural | John Evetts
(incl. (incl. Walton Mel Gore
Bentham) Cardiff)
Great Buckland
Witcombe Dumbleton
Staverton Oxenton
Brockworth Brockworth Louise Gerrard Snowshill
East Parish (East | sara Stevens Stanton
Ward) Stanway
Brockworth Brockworth Craig Carter Teddington
Ward)
Churchdown Churchdown Gill Blackwell
Brookfield Parish Pau! Smith Northway Northway Pauline Godwin
. {Brookfield . . ] .
with Ward) Richard Smith Elaine MacTiernan
Hucclecote
Hucclecote Severn Vale Deerhurst Heather McLain
Churchdown | Churchdown | Mary Jordan North Elmsto'ne
St John's Parish ﬁt ; Clare Softley Ha.rdwucke
John's Ward) | oot Themson Leigh
= = S Stoke Orchard
eeve eeve elen Munro .
Grange Grange Ward & Tredington
Cleeve Hill Gotherington Mike Dean Severn Vale Boddington Mark Williams
Southam Anna Hollaway South Down
Woodmancote Hatherley
Cleeve St Cleeve St Bob East Norton
Michael's Michael's Andrew Reece Sandhurst
Ward Uckington
Cleeve West Cleeve West Rob Bird
Ward Richard Stanley | Shurdington Shurdington Philip Surman
Highnam Ashleworth Paul McLain Tewkesbury Tewkesbury Christine Reid
with Chaceley Jill Smith East %OWS (Newtown | vernon Smith
Haw Bridge Forthampton W:r )t .
Hasfield eatpieces
Highnam Tewkesbury Tewkesbury Mike Sztymiak
Maisemore North and I\?Wg (North Philip Workman
Minsterworth Twyning : arm)n
Tirley ML
Tewkesbury Tewkesbury Cate Cody
South Town (South Kevin Cromwell
Ward)
Winchcombe Alderton David Gray
Innsworth Innsworth Graham Bocking Grettf:m Jim Mason
Longford Paul Ockelton Hawling John Murphy
TngWOfth Prescott
Sudeley
Winchcombe




