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18/01200/FUL Wharf House, The Wharf, Coombe Hill 1

Valid 28.11.2018 Erection of a new dwelling, garage and new access.
Grid Ref 388662 227191

Parish Leigh

Ward Coombe Hill

RECOMMENDATION Refuse
Policies and Constraints

- National Planning Policy Framework (NPPF) - (Revised 2018)

- Joint Core Stralegy (JCS) - SD4, SD6, SD9, SD10, SD14, INF1 and INF3

- Tewkesbury Borough Local Plan to 2011 - March 2006 - LND3

- 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 (LPZ)

- In proximity to Coombe Hill SSSI

- Flood Zones 1 and 2

Consultations and Representations

Leigh Parish Council - No objections

- Site not included in TBC preferred options

- Design similar to house on opposite side of the road

- Occupiers of closest house support application

- There were buildings on this side of the road in the past
- Building at Vine Tree Farm, two fields away has created a building line
- Size, style and materials are in keeping

- Single dwelling fits with emerging NDP

- Location does not affect views or encroach on footpath
- Size is acceptable for plot and existing housing

- Applicant has taken measures to protect ecology

Local Highway Authority - No objections subject to condition,
County Archaeologist - No objections subject to condition.

Natural England - No objections

- Development will not have a likely significant effect on the Severn Estuary Special Protection area
{SPA), Special Area of Conservation (SAC) and Ramsar Site

- Development will not damage or destroy the interest features of the Coombe Hill Canal Site of
Special Scientific Interest (SSSI)

Public Rights of Way Officar - No objections.

Local Residents - The application was advertised by site notice. In response 5 representations have been
received and the comments raised are summarised below:

- No privacy issues

- Siting and landscaping will not defract from views towards the canal basin or wider historic
environment

- Thoughtful design with attractive features and minimal impact (unlike Vine Tree Farm)

- In scale with existing dwellings

- Will blend with landscape

- For benefit of a long term local resident

- Will enhance fabric of The Wharf

The application Is brought before committee at the request of Clir Waters in order to allow members
to assess the development in terms of size, scale and impact on the landscape.

Planning Officers Comments: Bob Ristic
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1.0 Application Site

1.1 The application site is located adjacent to The Wharf, approximately 185 metres to the west of Coombe
Hill 'lights" at the junction of the A38 and A4019. The site measures 0.087 hectares in area and comprises
part of a small clearing located on the southern side of The Wharf lane and opposite a cluster of dwellings at
The Wharf.

1.2 The site slopes down to the west and is screened to a significant degree from The Wharf by existing
hedge and tree planting. The site includes a number of trees principally to the southwestern comer of the site
and on the land beyond, which is also in the applicant's ownership.

1.3 The applicant has advised that the site and adjoining land is used as an 'ancillary garden', orchard and
growing area to Wharf House, (his current home) and includes a number of small structures along the
northern boundary.

1.4 The site is outside of a Residential Development Boundary (RDB) as defined in the Tewkesbury Borough
Local Plan (TBLP) but is located at Coombe Hill which is identified as a Service Village within The Joint Core
Strategy (JCS). The site lies within the Landscape Protection Zone (LPZ) and a public footpath passes to the
east of the site. The proposed built development would be in Flood Zone 1, however, the north-western
corner and western edge of the site lie within Flood Zone 2 (See attached location plan).

2.0 Planning History
18/00266/FUL - Erection of a new dwelling, garage and access - Withdrawn.
3.0 Current Application

3.1 This application seeks full planning permission for a detached, three bedroom, chalet style dwelling to the
western part of the site. The proposed dwelling would be orientated across the site in a north-south direction
with the first floor accommodation located within the roof space. (See plans attached.)

3.2 The proposal would require the farmation of a new vehicular access from The Wharf, which would serve
a turning area and detached double garage to the eastern part of the site. The proposed access would
require the removal of a section of existing hedgerow and trees in order to provide required visibility splays.

3.3 The application has been supported by a Design & Access Statement, Planning Statement, Highway
Report, Arboricultural Report, Ecological Assessment.

3.4 The applicant has advised that he is seeking to ‘downsize’ to a new property due to a change in personal
circumstances while seeking to remain in the area where he has lived for many years. The proposed
dwelling is proposed as a "self build’ and the applicant is on the council’'s self-build register, seeking a plot in
the village.

4.0 Policy Context

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

4.2 The Joint Core Strategy {JCS) was adopted in December 2017 and is part of the Development Plan for

the area. Various policies in the JCS superseded some of the policies in the Tewkesbury Borough Local Plan
(TBLP) to 2011 which had hitherto been saved by the Secretary of State.

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

4.4 Tewkesbury Borough's needs (at least 9,899 new homes) will be provided through existing commitments,
development at Tewkesbury Town in line with its role as a market town and smaller-scale development
meeting local needs at Rural Service Centres and Service Villages.

4.5 Coombe Hill is identified as a Service Village in the settlement hierarchy of Policy SP2 and is considered
a suitable location for 'lower levels' of development proportional to its size and function.

4.6 Palicy SD10 sets out that on sites that are not allocated, housing development and conversions to
dwellings will be permitted on previously-developed land in the existing built-up areas of Gloucester City, the
Principal Urban Area of Cheltenham and Tewkesbury Town, rural service centres and service villages and
where it is infilling within towns and villages, except where otherwise restricted by policies within district
plans.

4.7 Policy INF3 of the JCS (Green Infrastructure) sets out that existing Green Infrastructure will be protected
and that development proposals that will have an impact on woodlands, hedges and trees will need to
include a justification for why this impact cannot be avoided and should incorporate measures acceptable to
the local planning authority to mitigate the loss. Mitigation should be provided on-site or, where this is not
possible, in the immediate environs of the site.

4.8 The saved policies of the TBLP also comprise part of the Development Plan for the area in respect of the
application site. Policy LND3 requires special attention to be given to the ecology and visual amenity of the
river environment within the Landscape protection Zone (LPZ}, which is of local significance. 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.

4.9 The Leigh Parish Neighbourhood Group are in the process of preparing a neighbourhood development
plan. The policies are yet to be published publicly and the plan is yet to reach the Regulation 14 consultation
stage. Due to the early stage of preparation the plan can be afforded no weight at this time.

4.10 Other material policy considerations include NPPF which sets out the Government's planning policies
for England and how these are expected to be applied. The NPPF does not change the status of the
development plan as the starting point for decision making. Proposed development that conflicts with an up-
to-date development plan should be refused unless materials censiderations indicate otherwise.

5.0 Analysis
Principle of Development

5.1 Coombe Hill is principally a linear, dispersed, settlement adjacent to the A38. The application site is
located approximately 200 metres from the Swan Inn and convenience store which provide a focus of
facilities in the village and is accessed along a single track lane which slopes down from the traffic lights to
the west.

5.2 While Coombe Hill is a named Service Village, it does not benefit from a defined settiement boundary
and the application site is not allocated in the plan. JCS Policy SP2 states that service villages will
accommodate lower levels of development, to be allocated through the Borough Plan and NDPs,
proportional to their size and function, and alsc reflecting their proximity to Tewkesbury, Cheltenham and
Gloucester.

5.3 The application site is not allocated in the plan and lies outside of the built up area of the village. Criteria
4(ii) of JCS Policy SD10 sets out that housing development on other sites (those not allocated within the plan
or comprising previously developed land) will be permitted where %t is infilling within the existing built-up
areas' of, {and amongst other areas), Tewkesbury Borough's villages (except where otherwise restricted by
policies within district plans). The supporting commentary states that ‘For the purposes of this policy (4 ii},
infill development means the development of an under-developed plot well related to existing built
development.’
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5.4 The Wharf comprises a small cluster of dwellings at the western edge of Caombe Hill which are located
wholly on the northern side of the lane. In contrast, the application site comprises a small field parcel which is
clearly separated from and unrelated in location, function and character to the constrained built up area of
the Wharf. The site is also severed from the built up area by the lane which also forms the southern
boundary to the existing residential development at The Wharf. Furthermore, the site is enclosed and
screened from the development at The Wharf by an existing mature hedgerow.

5.5 While the area of land is used informally by the applicant and includes a number of makeshift structures
along the northern boundary, the main body of the site retains an undeveloped and natural field character,
which is distinctly different to the built up and contained character of the group of dwellings at The Wharf.

5.6 While the applicant has identified a substantial dwelling being constructed at Vine Tree Farm, to the
South West of the application site, this is set some distance from the application site and comprises a
replacement dwelling and is therefore different in context to the application proposal and does not create
precedent for development in this location.

5.7 Leigh Parish Council have advised that have advised that the proposal for a single dwelling generally
complies with the emerging NDP as the proposal would be infilling. The NDP policies are yet to be published
and have not been out to consultation accordingly no weight an be afforded to the plan at this time.

5.8 As a result of the natural character of the site and its separation from the existing cluster of dwellings, it is
considered that the site lies outside of the built up area of the village and would not constitute infill
development. The proposal is therefore contrary to Policy SD10 of the JCS.

Design

5.9 The NPPF sets out 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 to
communities. Similarly, Policy SD4 of the JCS seeks to encourage good design.

5.10 It is considered that the dwelling is of an acceptably design and restrained scale, which broadly reflects
the form and scale of The Old Barn, a dwelling direcily to the north of the site, as well as the general
character and scale of dwellings at The Wharf.

5.11 Furthermore, the proposed materials including red facing brick, timber boarding and slate roofing are
considered appropriate and would reflect the palette of materials used on adjoining properties within the
Wharf. Additionally the application proposes the use of thermally efficient materials and Photovoltaic cells to
minimise the carbon footprint of the development.

Accessibility and Highway Safety

5.12 Coombe Hill is identified as a Service Village in the JCS and reflects the availability of services to serve

the community. The application site is located adjacent to a cluster of existing dwellings and is within walking
distance of services including a pub, convenience store and bus slops. The site is also located in proximity to
and is well connected with public transpert and cycle routes to Gloucester, Tewkesbury and Cheltenham.

5.13 Policy TPT1 requires that traffic generated by development does not impair the safe or satisfactory
operation if the highway network and that safe and convenient access is provided for pedestrians and
cyclists.

5.14 The development would be accessed from The Wharf, a lane which serves the adjoining dwellings and
terminates at the canal basin to the northwest of the site.

5.15 The application has been accompanied by a transport report which has demonstrated that the 85th
percentile speed at the site access is 17.6mph westbound and 16mph eastbound. Accordingly the required
visibility splays are 2.4 x 19m towards eastbound traffic and 2.4m x 24m towards westbound traffic. The
submitted details demonstrate that adequate visibility can be achieved from the proposed site access subject
to the removal of some of the hedgerow adjoining the lane. Furthermore, the development would provide an
area of hardstanding as well as a detached garage which would provide sufficient space for manoeuvring
and adequate off street parking to serve the reasonable requirements of future occupiers.
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5.16 The County Highways Officer has reviewed the proposal and has raised no objections subject to
conditions requiring the provision and maintenance of the necessary visibility splays. Accordingly, the
proposal is considered acceptable in terms highway safety.

Residential Amenity

5.17 Paragraph 127 of the NPPF sets out 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. Policy SD14 of the JCS requires that new development must not
cause unacceptable harm to local amenity including the amenity of neighbouring occupants.

5.18 The proposed dwelling would be of a restrained height and scale, would be set away from and
orientated at 80 Degrees to the nearest dwelling at the Old Barn, which has three roof lights and an obscure
glazed door facing the site. Considering this relationship and intervening planting the proposal would not
adversely impact the living conditions of the occupiers of this property. Furthermore and as a result of the
siting, separation and orientation the proposal would not adversely impact the amenities of the occupiers of
other properties within cluster of dwellings at The Wharf.

5.19 In terms of future residents, the proposed design and layout would provide an acceptable living
environment with adequate privacy and amenity space.

Landscape Impact

5.20 Policy SD6 of the JCS states that development will seek to protect the landscape for its own intrinsic
beauty and for its benefit to economic, environmental and social well-being and proposals should protect or
enhance landscape character and avoid detrimental effects on types, patterns and features which make a
significant contribution to the character, history and setting of a settliement. The site is located within the
Landscape Protection Zone where Policy LND3 of the TBLP gives special protection to the ecology and
visual amenity of the river environment.

5.21 The application site comprises a contained parcel of land which is separated from the built up area of
The Wharf by the lane. The proposed development would be isolated on the southern side of the lane and
would result in unacceptable encroach into the open countryside, which would be detrimental to the
character of the area.

5.22 While the proposed dwelling would be of a restrained scale and would be located within the middle part
of the site, the development would be clearly visible from within The Wharf, particularly as a result of the loss
of hedgerow necessary to accommodate the required visibility splays.

5.23 An arboriculture report has been submitted with the application and which advises that the majority of
the trees at the site would be retained. However the proposal would result in the loss of 12 trees, 3 groups of
scrub and 2 groups of hedgerow. All but two of the trees and hedgerow identified for removal are category U
(less than 10 years life), whereas the remainder are category C (low quality with more than 10 years life).
The removal is principally required to provide adequate visibility to the site entrance. The report advises that
the intention is to lay part of the existing hedgerow recommends and provide supplementary planting outside
of the visibility splay to enhance the boundary. While compensatory planting would provide some screening
once established, the development would still remain visible and distinctly separate from existing
development at The Wharf when viewed across the proposed driveway and from the public footpath to the
east of the site.

5.24 The proposed development would result in the loss of an undeveloped field and a number of trees.
While the development would principally be contained within the cleared central part of the site and would be
screened by mature trees on surrounding land the development would nevertheless appear discordant and
prominent from within the Wharf and would result in unacceptable harm to the character of the area.

Other matters

5.25 he applicant has advised thal he proposes to build the dwelling for himself due to a change in personal
circumstances. While the council has a duty to maintain and have regard to the Self-build register, to which
the applicant is subscribed, it should be noted that while self-build housing may be a material consideration,
applications must continue to be considered in light of s38(6) of the 2004 Act. It Is considered that conflict
Policy SD10 of the JCS outweighs the personal benefit of the proposed dweliing.
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5.26 The applicant considers the site to be 'brown field land', advising that the area has been used as garden
in connection with Wharf House, however the land does not benefit from planning permission for such a use
and a cerlificate of existing lawful use has not been applied for. While there are a number of small sheds and
structures to the northern boundary of the site, it is considered that the site as a whole does not constitute
previously developed land as defined in the NPPF.

5.27 The applicant considers that the proposal complies with Policies within the Preferred Options
Consultation, Tewkesbury Borough Plan 2011-2031, which supports small scale development at rural
settlements, however this plan is at the early stages of preparation and can only be afforded very limited
weight.

5.28 The applicant has referred to an allowed appeal at Post Office Lane, Cleeve Hill, however this case is
not considered to be comparable as the dwelling in that instance was located within a group of existing
dwellings, as opposed to a site separated from existing residential development by a road as in this instance.

5.29 The application has been accompanied by an Ecological Appraisal, a Precautionary Method statement
and Arboriculture Assessment, The reports advise that as a result of the improved grassland nature of the
site, it is of limited ecological value. Furthermore, the submitted reports propose a number of measures to
protect the environment and wildlife during the construction phase as well as providing ecological
enhancements including recommendations for additional planting to improve the value of the habitat, the
provision of bat boxes and restriction of external lighting. The reports also provide a series of
recommendations protect wildlife during the construction phase which ¢an be controlled by condition.

5.30 The County Archaeclogist has advised that the application site is located close to the terminal point of
the Coombe Hill Canal which was abandoned by 18786. The Ordnance Survey County Series map of ¢.1870
depicts two structures within the application site, one of which is annotated 'Weighing Machine'. While there
is no evidence of these structures within the site at present, archaeological remains may be present within

the application site. It is considered that the impact of proposed development can be mitigated by condition.

6.0 Ptanning Balance and Conclusion

6.1 Section 38(6) of the Town and Country Planning Act 1990 provides that, if regard is to be had to the
development plan, the determination must be made in accordance with the development plan unless other
material circumstances indicate otherwise. Section 70 {2) of the Act provides that the local planning authority
shall have regard to the provisions of the development plan, so far as material to the application, and to any
other material considerations.

6.2 The application site is located on the edge of the built up area of Coombe Hill which a named Service
Village in the JCS. However, the site lies outside of any defined settlement and is not allocated for residential
development within the plan. Furthermore, the site is located outside of the cluster dwellings at The Wharf
and the proposal would not constitute infilling within the built up area and therefore conflicts with Policy SD10
of the JCS.

6.3 The NPPF sets out that there are three dimensicns to sustainable development: economic, social and
environmental. In terms of the social objective, NPPF states that planning system should support strong,
vibrant and healthy communities, by ensuring that a sufficient number and range of homes can be provided
to meet the need of present and future generations. The NPPF also states that local planning authorities
should support opportunities to bring forward rural exception sites that will provide housing to meet identified
needs.

Benefits

6.4 The benefit of the proposal arise from the delivery of a new dwelling within a service village location. The
proposal would provide a new dwelling, although it is accepted that this benefit would in itself be limited, in
terms of meeting the significant housing needs of the borough.

6.5 It is noted that the proposed dwelling is for the benefit of an existing local resident and that the dwelling
would allow him to remain in the area, however this personal benefit is of limited weight.
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Harms

6.6 In addition to the site being located outside of an identified setilement boundary and associated conflict
with policy identified above, the proposal would result in harm to the environment through the permanent loss
of an undeveloped field, however the harm to the landscape would be limited to the immediate area as a
result of the scale and siting of the development and the presence of trees on surrounding land.

Neutral

6.7 The design and scale of the proposed dwelling is considered to be acceptable. Furthermore, the
proposal would have no undue impact upon the living conditions of adjoining occupiers.

6.8 The environmental impact from the loss of the field and hedgerow, is limited and would only be apparent
in the local area and compensatery planting could be secured by condition. Furthermore, and subject to
compliance with conditions, the proposal will not result in demonstrable harm to highway safety, ecology or
archaeology.

Conclusion

6.9 For the reasons set out above, it is considered that the benefits of the proposal namely the delivery of a
single dwelling for a local resident are outweighed by the associated conflict with policy and
inappropriateness of the application site for residential development. It is therefore recommended that the
application is refused for the following reason.

RECOMMENDATION Refuse

Reasons:

1 The proposed development would be located outside of a residential development boundary as
defined in Tewkesbury Borough Local Ptan to 2011 and on the southern side of The Wharf lane
which separates the site from a small constrained cluster of dwellings at The Wharf. Accordingly, the
proposal does not represent 'infilling within the existing built up area of a town or village', or any of
the other criteria within Policy SD10 of the Joint Core Strategy. Furthermore, there are no other
specific exceptions/circumstances defined in district or neighbourhood plans which indicate that
permission should be granted. The proposed development therefore conflicts with Policy SD10 of the
Joint Core Strategy (November 2017).

2 The proposed development would be located outside of the built up area and would encroach into
the open countryside which would be harmful to the setting of the Landscape Protection Zone and
would fail to respect the character of the tight cluster of dwellings at The Wharf. Accordingly, the
proposed development is contrary to advice contained within the NPPF, Policy SD6 of the Joint Core
Strategy (2017) and Policy LND3 of the Tewkesbury Borough Local Plan to 2011 (March 2006.)

Notes:

1 In accordance with the requirements of the NPPF the Local Planning Authority has sought to
determine the apgplication in a positive and proactive manner offering pre-application advice, detailed
published guidance to assist the applicant and published to the council's website relevant
information received during the consideration of the application thus enabling the applicant to be
kept informed as to how the case was proceeding. However, as a consequence of the clear conflict
with Development Plan Policy no direct negotiation during the consideration of the application has
taken place.
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18/00940/FUL 3 Saffron Road, Tewkesbury, 2

Valid 11.10.2018 Erection of a two storey side and rear extension (revised application ref
13/00211/FUL}).

Grid Ref 389447 232664

Parish Tewkesbury

Ward Tewkesbury Town With

Mitton

RECOMMENDATION Permit

Policies and Constraints

National Planning Policy Framework; 2018 (NPPF)

Planning Practice Guidance

The Gloucester, Cheltenham and Tewkesbury Jaint Core Strategy; 2017 (JCS)
Tewkesbury Borough Local Plan te 2011; March 2006 (TBLP)

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

Consultations and Representations

Tewkesbury Town Council - The Parish Council objects to the scheme as follows:
- The extension is considered to affect the right to light to the ground floor window serving the Tudor
Room in the George Watson Memorial Hall

Members of the public - The application was publicised through the neighbour nofification process and no
letters of representation were received in the 21 consultation period or since.

Planning Officers Comments: Emily Pugh

1.0 Application Site

1.1 This application relates to 3 Saffron Road, a semi-detached cottage constructed in render. The site is
accessed by a narrow track to the west, is located in the Tewkesbury Conservation Area, within the setting of
several listed buildings and is affected by the removal of permitted development rights under an Article 4
direction. see site location plan.

2.0 Relevant Planning History

2.1 The site has an extensive planning history seeking various extensions and amendments. There is also
some enforcement history through incorrect implementation of plans and breaches of conditions.

2.2 Planning permission was granted under reference 06/01369/FUL for "Demolition of existing extensions to
3 Saffron Road and construction of a new dwelling. New extension and alterations to the rear of 3 Saffron
Road (Revised Scheme)".

2.3 Planning permission was refused under reference 12/00722/FUL for "New dwelling adjoining existing".

2.4 Planning permission was granted under reference 13/00211/FUL for "Extension and renovation of
existing dwelling”. The conditions were subsequently discharged under reference 15/00038/CONDIS.

2.5 No further relevant 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) and side (east).
3.2 Materials used in the construction would comprise of render, concrete interlocking roof tiles in rosemary

and white UPVC doors and windows - all to match existing.
see attached plans for all details.
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4.0 Policy Context

4.1 The determination of a planning application is to be made pursuant to section 38(6) of the Planning and
Compulsory Purchase Act 2004, which is to be read in conjunction with section 70(2) of The Town and
Country Planning Act 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 malerials 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 (NPPF) 2018.

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 the impacts on residential amenity and the historic
environment.

Design

5.2 Policies HOUB and SD4 state that develapment must respect the character, scale and propaortion of the
existing dwelling and the surrounding development. The detailed design, materials and layout of buildings
and structures must be appropriate to their setting and the character of the surrounding area.

5.3 The host dwelling is comprised of a small semi-detached period cottage which is currently in a state of
disrepair. The proposal seeks to renovate and refurbish the existing property and extend it to the side and
rear. Permission was previously granted for a similar proposal in 2013 and the current scheme seeks
alterations to enable better practicality.

5.4 It is noteworthy that the cottage is asymmetrical in shape, in that as opposed to regular external walls
which typically comprise of 90 degree angles, the side elevation is slanted at 94 degrees and as such is
slightly wider at the rear.

5.5 The first part of the proposal seeks the installation of a two storey side extension comprised of a dual
pitch with two rear gables. On the side elevation, the extension would follow the same angle as the host
dwelling and as such, projects beyond the side by 3.8m through the duration of its width.

5.6 When viewed from the road at the front {south), the extension mimics the form and appearance of the
host dwelling, although it would be stepped back from the road by some 0.65m and observe a step down in
ridge height of some 0.3m. As such, the extension is subordinate in relation to the host dwelling and
sympathetic to its original character.

5.7 To the rear, the proposal seeks the installation of a double gabled two storey extension. The gables
would be matching in form and appearance, both observing a step down from the original roof height of
some 0.3m.

5.8 The back land arrangement of surrounding properties to the rear of the application site is of note - there
are many buildings in close proximity comprising of staggered relationships with the host dwelling and if
implemented, the proposal would result in the creation of a rear courtyard, onio which the two rear gables
would face. As such, the rear part of the proposal would not be visible from public vantage points and would
not impact on the street scene. Hence, although the double gable feature is slightly out of character with the
area, given that it will not be visible this is not reason enough to warrant a refusal.

5.9 The final part of the proposal seeks alterations to the existing dwelling including enhancements to
materiais and fenestration which would maltch the proposed extensions.
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5.10 Originally there were some concerns raised in relation to proposed materials however further to
negotiations with the applicant, the revised choice of materials (white render, plain roof tiles and timber
casement doors and windows) are now considered to be accepiable.

Impact on Residential Amenity

5.11 Policies HOUB8 and SD4 also state that development will only be permitted if the proposal does not have
an unacceptable impact on adjacent property in terms of bulk, massing, size and overlooking.

5.12 The impact of the proposal on neighbouring amenity has been carefully considered. The extensions
would comprise of significant bulk, size and massing and alterations were made to the scheme because of
concerns relating to impact of a non-residential property (the George Watson Memorial Hall) to the rear
{north) and implications relating to light to an existing ground floor window. During the initial site visit, it was
evident that works had commenced on site prior to a decision being issued. Footings for the extension had
not been built in the correct position and if completed, would have resulted in an overshadowing of that rear
window. As such, remedial works and revised plans were requested to ensure that the extension did not
oversail the window, thereby remedying the impact on the window. A gap of 1m between the extension and
the Memorial Hali to the rear would alse be maintained as a maintenance strip.

5.13 The side of the new extensions would be overlooked by residential properties however given that there
are no side facing windows in the extension itself, it is not considered that this would result in any increased
overlooking or privacy issues. Neighbouring windows would overlook the courtyard area but since this
already exists it would not result in an unacceptable impact to either party. Likewise, although it is recognised
that some overshadowing may occur during limited periods of the day, it is not considered that this would be
{o an upacceptable degree.

Access and Parking

5.14 Policy INF1 sets out that permission shall only be granted where the impact of development is not
severe. It further states that safe and efficient access to the highway network should be provided for all
transport means.

5.15 The proposed extensions would result in the loss of potential off road parking in the side extensions.
This aspect has been assessed in relation to The Manual for the Streets and with advice from the County
Highway Authority. Although guidelines state that the minimum space available to a dwellinghouse should be
5.5m in length and 3.2m in width and of bound material, the previous scheme allowed for a space some
2.5m in width. As such, although it contrasts with the requirements set out in standing advice, the fall-back
scheme from 2013 allows for a smaller parking space. Given the very narrow access to Saffron Road, this is
considered sufficient for the types of vehicles that would be able to access the site in any event and as such
the scheme complies with the requirements set out in Policy INF1.

Impact on the Historic Environment

5.16 Policy SD8 of the JCS and Policy HEN2 of the TBLP reflects the general duty of the Planning (Listed
Buildings and Conservation Area) Act 1990, to pay special attention to S66 (1) and S72 of the Act, amongst
other matters, to have special regard to the setting of Listed Buildings and Conservation Areas. Any
decisions relating to listed buildings and their seftings and Conservation Areas must address the statutory
considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 as well as satisfying the
relevant policies within the Framework and Local Plan.

5.17 Given that the application site is located in the Conservation Area and within close proximity to listed
buildings, the Conservation Officer was consulted. Initially concerns were raised relating to materials and
siting of the extension in relation to the setting of both the Conservation Area and adjacent listed buildings,
including the non-listed, but historic George Watson Memorial Hall to the north.

5.18 These concerns were addressed following the receipt of revised plans and the Conservation Officer is

now satisfied that the design represents good architecture consistent with the traditional 19th Century form
exhibited in the locality and with the host dwelling.
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6.0 Conclusion & Recommendation

6.1 Whilst the Town Council's comments on the impact on the window in the adjacent George Watson
Memorial Hall are noted it is considered that these concerns have been addressed in the revised plans. The
proposed scheme would be in accordance with the relevant policies, and it is therefore recommended that
planning permission is granted subject to conditions.

RECOMMENDATION Permit
Conditions:

1 The develocpment hereby permitied shall be begun before the expiration of five years from the date
of this permission,

Reasoan - To comply with the requirements of Section 91 of the Town and Country Planning Act 1980.
2 The development hereby permitted shall be carried out in accordance with the following approved
documents:
- Slte location plan 101E, received on 2nd January 2019.
- Proposed floor plans 201B, received on 2nd January 2019.
- Elevations 203B, received on 2nd January 2019.
;and any other conditions attached to this permission.
Reason - To ensure that the development is carried out in accordance with the approved plans.

3 The paint colour of the external facing render of the development hereby permitted shall match in
colour that of the existing building.

Reason - To ensure that the development hereby permitted is in keeping with the existing building.

4 The roof tiles of the extensions hereby permitted shall match in colour form and texture to those in
the original building,

Reason - To ensure that the development is in accordance with the existing building.

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 siting of the development and materials.

2 This permission does not imply any rights of eniry to any adjoining property nor does it imply that the

development may extend into or project over or under any adjoining boundary.
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18/01013/FUL 71 - 73 Barton Street, Tewkesbury, 3

Valid 08.10.2018 Application for the change of use of ground floor from bank (A2) to
offices (B1) and change of use of upper floors from bank (A2) to 2 no.
apartments (C3) plus external alterations to the ground floor frontage

Grid Ref 389382 232680

Parish Tewkesbury

Ward Tewkesbury Town With

Mitton

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework; 2018 (NPPF)

Planning Practice Guidance

The Gloucester, Cheltenham and Tewkesbury Joint Core Strategy; 2017 (JCS)
Tewkesbury Borough Local Plan to 2011; March 2006 (TBLP)

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

Conservation Area

Within 50m of listed buildings

Consultations and Representations

Tewkesbury Town Council - Objection - Recognises that many of its previous concerns regarding waste
and cycle storage have been addressed but is concerned that the amended proposal for the front elevation
is out of character with the Tewkeshury streetscape.

Conservation Officer - No objection following submission of amended plans.

Tewkesbury Civic Society - The area for bin and cycle storage is noted. Consider that within the
Conservation area, particularly where the proposals impact the main street frontages and features of historic
importance such as alleys, courts and burgage plots, then proposals that perpetuate disfigurement, giving
them a further lease of life for decades should, not be accepted.

Environmental Health - comments on the revised plans.

No objection in terms of noise adversely impacting future residents. Advises the use of acoustic trickle
ventilators are installed for the habitable rooms facing Barton Street.

No objection with regard to space of the accommodation.

No adverse comments in terms of air quality. The proposed site lies within the Tewksbury Air Quality
Management Area, however as there is no provision for car parking and given that there will be eight
employees plus the residents of the two one bedroom apariments, the trip generation is expected to be
small.

Building Control - comment that the proposal would be subject to a building regulations application .
Members of the public - two letters of objection which can be summarised as follows:

- The application does not consider the conservation area and negative impact on the street and
alleys it occupies.

- The painting of the granite grey is not an improvement recommend that the tiles are removed and for
the front elevation to be in matching brick or rendered.

- The application is maybe the only opportunity to reduce the negative impact of the building on the
street and alleys it occupies.

- The submitted plans are not clear regarding the internal layout.

- No information is provided for waste and bicycle storage.

- The metal fire escape which is such a discordant feature of the rear of the building seems to be
redundant in the new design, but no provision is made to remove it.
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- Recommend security fence replaced with a brick wall.
Planning Officers Comments: Dawn Lloyd
1.0 Application Site

1.1 This application relates to 71-73 Barton Street, which formerly housed the Nat West Bank (A2 use). The
building is not listed but lies within the Tewkesbury Conservation Area.

2.0 Relevant Planning History

2.1 Permission was granied for the erection of a bank in 1968 with a revised scheme permilted in 1970.
Since then there have been a number of minor planning and advertisement applications.

3.0 Current Application

3.1 The current application seeks the change of use of the premises from A2 bank to B1 Office use on the
ground floor and 2 one bedroomed flats at first floor. Externai alterations are also proposed to the ground
floor front elevation.

3.2 The site lies within the Conservation area. The building is not listed but is within the vicinity of listed
buildings. The property is a two story brick which has undergone previous extensions and alterations. To the
rear there is a yard with a high metal fence on Hughes Alley. The front elevation faces Barton Street and the
ground floor section is covered with a granite tile with traditional red brick above.

3.3 Amended plans have been received following discussions with officers. The proposed ground floor plan
indicates the provision of bin and secure cycle storage. The first floor plan indicates the layout of the one
bedroomed flats. In accordance with recommendations of the Conservation Officer, revised plans for
alterations to the front elevation have been submitted to include the removal of the granite iles at ground
floor level and replace it with chalk white render with scored brickwork. The front fagade window and door
frames at ground floor level are proposed to be aluminium powder coated in dark grey colour. The bars to
windows on the modern extensions to the rear are proposed to be removed and two first floor windows
blocked up. The windows would be replaced to match the existing uPVC windows. Details of the window
frames have been provided.

3.4 The larger flat to the rear has a bedroom, living area, kitchen and bathroom and is in the order of 40sq m.
The studio flat has a bedroom separate bath room and a iiving/kitchen area of 29.6 sqm.

4.0 Analysis

4.1 The main issues to be considered are the principle of the development, the impact upon the surrounding
heritage assets and whether the proposal would provide acceptable living conditions for its future residents.

Principle of the development

4.2 The site is located within Tewkesbury town centre. The provision of new residential development in this
location would be acceptable in accordance with the requirements of policy SP2 and SD10 of the JCS, which
defines Tewkesbury Town as a market town capable of delivering development.

4.3 In addition, the application site is located in the designated Tewkesbury Town Centre Mixed Use
Frontage as shown on the Policies Map of the TBLP. Therefore saved policy RET2 of the TBLP applies to
the proposed development. This policy sets out that proposals for residential at upper flaor level will be
supported. Residential use on upper floors above retail premises increase footfall, provide passive
surveillance and encourage investment in the town centre. The residential use of the upper floors of the
buiiding would compiement the main retailfleisure function of the town therefore there would be no harm
caused to the vitality of the town centre.

4.4 In light of the policy provision the principle of the proposed development in this location is considered to
be acceptable. However, the site is subject to a number of constraints posed by local and national
designations and the presence of heritage assets. As such the significance of the impact of the development
on these constraints/assets must be considered in assessing whether the principle of the development is
acceptable.
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Design and Impact on the Historic Environment

4.5 Policy SD4 of the JCS states that development should respond positively to and respect the character of
the site and its surroundings. Alterations to existing buildings should pay attention to the historic context,
distinctive features of the locality and should use materials of high quality suited to their location and
detailing. Section 72 of the Listed Buildings and Conservation Areas Act requires special attention to be paid
to the desirability of preserving or enhancing the character or appearance of that area. Policy SD8 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.

4.6 As set out above, the development lies within the Conservation Area and within close proximity to listed
buildings. The current shop front is discordant with the historic character of the town and there is a clear
opportunity for considerable visual improvement. Positive aesthetic changes proposed to the shop front
included on the amended plans, following consultation with the Conservation Officer, are therefore
welcomed. These changes include, at ground floor level, removal of the existing granite tiles, and the area
rendered chalk white with scored brick work.

4.7 The window and door frames at ground level are proposed to be aluminium powder coated colour dark
grey RAL7016 whilst a new doorway is also proposed to serve the two flats. Details of the fenestration have
been submitted and are acceptable. On the rear elevation the security bars on the first floor windows are to
be removed and two windows blocked up at first floor, windows are to be replaced with UPVC to match
existing. Given their location to the rear, this is considered to be acceptable.

4.8 Following concerns raised by the Town Council, Civic Society and Conservation Officer, additicnal
information has been provided locating bin and cycle storage to the rear yard. The proposed secure bin store
is located adjacent to the rear elevation in the yard which is accessed off the alley. This would minimise the
impact of bin storage on the character and appearance of the conservation area.

4.9 There are outstanding objections from the Town Council, Civic Society and residents to the choice of
materials and proposed alterations to the front elevation. Nevertheless, the Conservation Officer is satisfied
that the proposed alterations and choice of materials are appropriate to the Conservation Area and an
improvement on the existing building. The proposal as amended is considered appropriate to the character
of the area and not detrimental to the setting of nearby listed buildings in accordance with the statutory
duties to protect listed buildings, conservation areas and their settings, Joint Core Strategy policy SD8 and
saved local plan policy HEN2.

Impact on Residential Amenity

4.10 Policies HOU 8 of the Local Plan and SD4 of the JCS slate that development should avoid or mitigate
for the potential disturbances, including visual intrusion, noise, smell and pollution.

4.11 The effect of the proposal on residential amenity has been carefully considered. There is substantial
separation distance to the property to the rear and there are no windows on the east side elevalion. A bin
store and cycle storage is provided in the rear amenity space. There is no substantial impact to neighbouring
amenity with regard to overlooking, visual intrusion, noise, smell and pollution.

Living conditions for future residents

4,12 The Government attaches great importance to the design of the built environment and to ensuring a
good standard of amenity is provided for all existing and future occupants of land and buildings.

4.13 The JCS also contains a framework of palicies to support the health and well-being of local communities
through the provision of, amongst other things, housing. The quality of our lives is determined in part by the
condition of our surrounding environment.

4.14 Policy SD4 (Design Requirements) of the JCS specifies, in terms of amenity and space, 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, small and pollution
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4.15 Policy SD11 of the JCS states that new housing should meet and where possible exceed appropriate
minimum space standards. It should be designed in a way that enables households to live comfortably. The
'Explanation’ section of the policy confirms that within the JCS area this will be achieved by meeting or
exceeding minimum space standards. The 'Delivery' section highlights the Governmeni's Housing
Standards Review, which were published in March 2015, and known as the Technical housing standards -
nationally described space standard (2015) (THS). Policy SD14 provides that development should not create
or exacerbate conditions that could impact on human health or cause health inequality and must cause no
unacceptable harm to local amenity

4.16 The JCS sets out that the district plans may in future include such a policy or potentially adopt locally-
specific space standards. However until such a time, guidance can be taken from the THS, although the
figures cannot be applied. Therefore the case should be considered on its individual merits in accordance
with the relevant adopted local plan policies. The relevant development plan policies (SD4, SD11 and SD14
of the JCS) are clearly material considerations which carry significant weight. Whether or not a particular
proposal results in an unacceptable degree of residential amenity requires a planning judgement to be made.

4.17 The proposal includes outdoor amenity space, cycle, bin or general storage areas to serve the future
occupiers of the flats accessed from the side alley. The gross internal floor space of the front flat would
measure in the order of 30 sqm and rear flat 40sqm.

4.18 The THS indicates that the minimum gross internal fioor area for a 1 bedroom property providing 1 bed
space is 39 square metres (reducing to 37 square metres if a shower room rather than a bathroom is
provided).

4.19 In addition to the THS, Appendix 2 and 5c of the Local Authorities Coordinators of Regulatory Services
(LACORS) provides guidance on Crowding and Space in residential premises and gives recommended and
minimum sizes for various rooms. The minimum room size for a living room for a single person in a dweliing
with a separate kitchen/dining area is 11 square metres and for a bedroom is 6.5 square metres, a tolal of
17.5 square metres.

4.20 The rear flat complies with the above standards. The front flat has a combined living/kitchen area which
totals 18.64 sqm which complies with the 5.5sq m for a galley kitchen and 13sqm for a living room. The
bedroom is 11sqm and therefore the flat complies with the minimum room sizes.

4.21 The Environmental Health (EH) advisor has recommended the use of acoustic trickle vents in the front
elevation to reduce noise impacts. The scheme does not proposed to change the first floor windows however
and the EH adviser has confirmed whilst this would be preferable, the absnece of these features would not
justify witholding planning permission. Subject to this clarification the proposals would be acceptable in terms
of noise and nuisance.

Other Maiters

4.22 The property does not include any off-road designated parking provision however given the town centre
location and available access to jobs, facilities and public transport, none is required. Therefore it is
considered the development could be accommodated at the site without compromising highway safety.

423 The site lies within the Tewksbury Air Quality Management Area, the proposal is not significantly
detrimental in terms of air quality as there is no provision for car parking and given that there would be eight
employees plus the residents of the two one bedroom apartments, the trip generation is expected to be
small.

5.0 Conclusion
5.1 Taking into account all of the above, the proposal is considered to be acceptable and in accordance with

the relevant policies of the adopted development plan. 1t is therefore recommended that planning permission
be granted subject to conditions.
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RECOMMENDATION Permit
Conditions:

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

2 The development hereby permitted shall be carried out in accordance with the details within the
application form and approved plans/drawings Nos TEW-002-C, TEW-004-C, TEW-005-A, TEW-
006-A, TEW-007-A. TEW-008, WMQ 5900-01, WMQ 5900-02 received on 7th January 2019,
approved plans/drawings TEW- 001, TEW-003 received on 5th October 2018 and Plan 6B received

on 29th October 2018.

3 The alterations to the front elevation shall be carried out in strict accordance with details of the
render proposed to be used which have first been submiitted to and approved in writing by the Local
Planning Authority.

4 The proposed bin and secure cycle storage shall be provided in accordance with the approved plans

before the development hereby permitted is brought into use and thereafter maintained as such for
the lifetime of the development.

Reasons:

1 To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.
2 Ta ensure that the development is carried out in accordance with the approved plans.

3 To prevent adverse visual impact on the Conservation Area and streetscene.

4 To prevent adverse visual impact on the Conservation Area and streetscene.

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 environmentat conditions of the area by negotiating amendments
to the design

2 Flais do not have permitted development rights and any alteration to the first floor windows on the
front elevation will require the consent of the Local Flanning Authority.
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18/01104/QUT Land Adjacent To The John Moore Primary School, 4

Valid 07.11.2018 Outline Planning Application for up to 30 dwellings with affordable
housing. All matters bar access are reserved.

Grid Ref 390437 231203

Parish Wheatpieces

Ward Ashchurch With Walton

Cardiff

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework (2018)

Planning Practice Guidance

Joint Core Strategy (2017} - SP1, SP2, SD9, SD10, SD11, SD12, SD14, INF1, INF2, INF3, INF5, INF6,
INF7,

Tewkesbury Borough Local Plan to 2011; March 2006 (TBLP} saved policies

Tewkesbury Borough Local Plan 2011 - 2031 - Preferred Options - RES1

Flood and Water Management SPD

Human Rights Act 1998 - Article 8

The First Protocol - Article 1

Consultations and Representations

Wheatpieces Parish Council

Object for the following reasons:

The Parish Council should firstly like to reiterate its response to the Tewkesbury Borough Plan Preferred
Options consultation with regard to future education needs as follows:

With regard to the Tewkesbury Borough Plan Preferred Options, RES1 and RES2 at Tewkesbury South,
Whealpieces Parish Council express a strong preference to safeguard the area marked as 'B' on the plans
on the for future education needs relating to the expansion of John Moare School. At present many local
children are unable to obtain places at John Moore. We understand that the school is able to provide a
1.5year intake, however given the likelihood for future expansion at the area marked A at Stonehills, there is
likely to be an increase in demand in future years in the South Tewkesbury area.

An example of this would be the emerging Concept Masterplan for Ashchurch {page 58, Education and
Childcare) which states 'On this basis the total population associated with new housing at Ashchurch has the
potential to create demand for more than seven forms of entry throughout the educationaf system.

This is equivalent to four, two-form entry primary schools and a new secondary school within the Ashchurch
area. The need for school places increases in line with phases of development with broadly a requirement for
one two-form entry primary school at each phase. Wheatpieces Parish falls within the Tewkesbury and
Ashchurch area for education within the education authority at the County Council.

A further concern is for the physical well-being of the pupils at the John Moore Primary School due to the
loss of this space of land which could be earmarked for sports provision.

Parking objections were identified as existing parking at the school is already problematic and an increase in
vehicle movements will exacerbate this problem.

In the Design and Access Statement it states that 'current bus services run along the A38 and Monterey
Road. A new extended bus route is proposed to be made available through the new development to the
south along Bluebell Road'. The Parish Council would object to a continuation of the bus route along Starling
Road on the grounds of highway safety and noise.

A local resident has raised an objection to additional congestion on the local highway network from this
proposal which the Parish Council would support.
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County Highways

No objection subject to conditions.

The proposed 30 dwelling would not be considered to have a significant impact on highway capacity in terms
of additional peak hour vehicle trips in terms of the 20 and 23 respective two-way AM and PM peak hour
vehicle trips generated by the proposed dwellings on Bluebell Road.

The agent has a submitted site access drawing 3447 TR 02 illustrating the 2m x 54m visibility splays will be
provided in both directions from the site access junction which are considered acceptable.

The agent has further submitted suitable swept path tracking plans to illustrate space for two-way inter-
visible passing at the site access on plans 3447-TR-02-P, 3447-TR-03-P and 3447-TR-04-P.

A footway connection from the north side of the will be sought via condition to the existing footway which
connects through to the front entrance of John Moore Primary School and via Columbine to the local shops
and amenities. A further foofway connection east to the public play and open spaces to the east will also be
sought to ensure non-molorised user connections are maximised in accordance with NPPF guidance.

Urban Designer

The site is located to the north of the recent development along Bluebell Road. To the north the site is
bounded by existing residential development to the east by Rudgeway Lane and to the west by the planning
field of John Moor Primary School.

The proposed development is well related to the existing settlement and therefore | have no ebjection to the
principle of development on this site.

The proposed layout appears logical. There are good connections onto Rudgeway Lane. The existing
pedestrian link to the north has been improved since pre-application discussions and now is well overlooked.

I would like to highlight SD11 and the requirement to meet the housing need in the borough. The evidence
base is taken from the latest JCS SHMA Update (2015) which states that, in Tewkesbury. New development
should be of the following mix of dwellings.

19.2% four or more bedrooms

42.7% three bedroom properties

26.9% two bedrooms

11.3% one bedroom.

This relates to open market dwellings not just the affordable need. | would recommend that any permission
includes a condition ensuring that reserved matters are in line with this housing need.

The application is for up to 30 dwellings, although only 28 are shown on the illustrative masterplan. This may
not be an issue but an extra 2 houses, might make the development cramped.

Overall this application has addressed issues raised at pre-application and | have no objections.

/b County Archaeologist - | advise that [ have checked the proposed development site against the County
Historic Environment Record. Archaeological investigations undertaken in the locality have found prehistoric
and Roman activity and settlement.

However, the application site has been investigaled by means of an archaeological desk-based assessment
(Headland Archaeology, May 2018} and trial-trenching (Headland Archaeology, July 2018). The result of
these investigations was negative in that no evidence for any archaeological remains was found.

Therefore, in my view this development proposal has fow potential to have any adverse impact on
archaeological remains, and | recommend that no further archaeolagical investigation or recording should be
required in connection with this scheme.

Environmental Health Officer

Noise: The submitted noise assessment appears satisfactory in terms of the methodology used and the
conclusions reached. The recommended noise mitigation measures relating to glazing, passive ventilation
and the erection of a 1.8m close boarded (acoustic) fence along the eastern boundary of the site should be
implemented.

Nuisance during the construction phase: In order to minimise any nuisance from noise, vibration and dust

emissions during the construction phase the applicant should refer to the WRS Demolition & Construction
Guide and ensure its recommendations are complied with.
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Air Quality - a review of the document entitled 'Air Quality Assessment: Land North of Bluebell Road,
Tewkesbury' produced by Air Quality

Consultants, dated May 2018, reference J2234E/1/F2 has been undertaken.

WRS considered the report to represent a suitable screening assessment. The report identifies that
mitigation measures will be employed as part of the development, and have recommended conditions
appropriately.

Minerals and Waste Officer - All major planning applications {10 or more dwellings, residential sites of
0.5ha or more and other

development in excess of 1,000m2 or over 1ha) should be accompanied by an appropriately detailed Waste
Minimisation Statement (WMS).

A Waste Minimisation Statement was submitted by the agent on 14th January and the Minerals and WAste
Officer has been reconsulted but as yet no further response recsived

Gloucester Lead Local Flood Authority - Further to my response dated 12th November 2018 | have been
forwarded a copy of a Flood Risk

Assessment carried out for this development by BWB document number WA2T-BWB-ZZ-XX-RP-YE-0001-
FRA issue P03 and Sustainable Drainage Statement WA2T-BWB-ZZ-XX-RP-CD-0001-SDS issue P03 The
information supplied in the FRA and the SDS are acceptable for this site.

If planning permission is granted for this development relevant conditions should be detailed.

One letter of objection was received, stating the follwoing:

No other new houses should be built in this area until Junction 10 of the M5 is four way to alleviate
congestion during rush hour.

If this amenity land is to be used for anything it should be given to the John Moore school to expand to
accommodate the extra spaces which will aimost certainly be required by the houses currently under
construction to the rear of the school.

Planning Officers Comments: Gemma Webster
1.0 Application Site

1.1 The application site is situated on the southern edge of Tewkesbury next to John Moore Primary School,
and south of the existing Wheatpieces residential development.

1.2 To the north the existing residential area of Cornflower Close is concealed behind a strip of dense
vegetation. To the south of the site Bluebell Road connects the A38 with Starling Road and will provide
access into the application site. South of this road is the new development called Tewkesbury Meadows, as
part of the Wheatpieces development extension.

1.3 The western boundary is formed by the edge of John Moore Primary School playing pitches. This
boundary is characterised by the school fence and has no vegetation along the whole boundary. To the east
the site abuts Rudgeway Lane, a lane of rural character with dense hedgerows to either side. These mature
hedgerows restrict the visual connection of the site with the surrounding in this direction. The lane is not
accessible to vehicles at its northern end. Beyond the lane is childrens play area and residential
development.

1.4 The site measures approximately 0.90 hectares and is currently grassland with mature vegetation, which
is irregularly maintianed, including hedgerows and some mature trees defining the northern, eastern and
southern boundaries.

1.5 An existing footpath runs along the northern part of this boundary and provides a connection to
Cornflower Road, Columbine Road, school entrance and the local centre (to the north). There is also a
footpath along the eastern side of the site from Rudgeway Lane and connects to Starling Road.

1.6 The site is relatively flat, with a gentle slope with the lowest area along the southern boundary. There is a
change in level of some 0.2m across the full width of the site.

1.7 The site is not located within any sensitive landscape areas and is within flood zone 1.

1.8 The site is identified with the emerging Tewkesbury Borough Plan, Preferred Options, under Policy RES1
site B and is identified on the Tewkesbury South proposal map within the emerging plan.
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2.0 Planning History
2.1 None directly relevant to the site, but the following as part of the large development off Bluebell road:

89/92212/0UT - Outline application for residential development including provision of a relief road, school,
public open space & footpath network. - Permit

97/00097/APP - Strategic landscaping scheme for residential development of Whealpieces 1 - Permit

00/00701/FUL - Variation of Condition B to 8 years attached to application ref 89T/8613/01/01 and
89T7/8613/02/01 - Permit

3.0 Current Application

3.1 The application submitted is an outline application with all matters except for access reserved. The
proposal is for up to 30 dwellings, comprising a mix of market and affordable homes; access for vehicles,
cycles and pedestrians off Bluebell Road; further pedestrian links to Columbine Road, Cornflower Close and
Stariing Road; retention of existing vegetation along the boundary.

3.2 Primary vehicular access will be taken off Bluebell Road to the south which subsequently will connect the
site with the existing A38/Monterey Road roundabout to the west and the Whealtpieces residential estate and
Starling Road to the east.

3.3 An indicative plan has been supplied, identifying two attenuation ponds adjacent to the access to the
south of the site.

3.4 The Agent has supplied the following comment from Gloucester County Council regarding the use of the
site:

“The John Moore Primary School was built in 2000 as a 0.5FE with a 1FE core an included pravision for
Early Years to support the pupils arising from the Wheatpieces Development at Walton Cardiff. In 2005 the
school completed its growth to 1GE. At this point the subject site was used as a temporary playing pitch
while the school field was getting established (seeded and needing time to grow and strengthen). It has not
been used by the school since.

Since the temporary use by the school the area has remained private open space. Any public use of the site
is restricted to predominantly dog walkers at the discretion of the landowner Gloucestershire County
Council."

Community Infrastructure Levy Regulations

4.1 The Community Infrastructure Levy (CIL) Regulations allow local authorities to raise funds from
developers undertaking new building projects in their area. The regulations stipulate that, where planning
applications are capable of being charged the levy, they must comply with the tests set out in the CIL
regulations. These tests are as follows:

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

4.2 As a result of these Regulations, local authorities and applicants need to ensure that planning obligations
are genuinely 'necessary’ and ‘directly related to the development.’ As such, the Regulations restrict local
authorities’ ability to use Section 106 Agreements to fund generic infrastructure projects, unless the above
tests are met.

4.3 Where planning obligations do not meet the above tests and restrictions, it is ‘'unlawful’ for those
obligations to be taken into account when determining an application.

4.4 From 6 April 2015 new rules have been introduced regarding the pooling of contributions secured by
5106 agreements. The Planning Practice Guidance sets out that from that date, no more contributions may
be collected in respect of a specific infrastructure project or a type of infrastructure through a section 106
agreement, if five or more obligations for that project or type of infrastructure have already been entered into
since 6 April 2010, and it is a type of infrastructure that is capable of being funded by the levy.
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4.5 In October 2018 the Council adopted a CIL and implemented the levy on 1 January 2019, For CIL
purposes the application site falls within a ‘Generic Site’ and is subject to the levy for residential development
at £200 per square meire on all the market elements of the proposed development.

4.6 Infrastructure requirements specifically related to the impact of the development will be secured via a
$106 legal agreement, which may include the provision of commuted sums. CIL would be collected in
addition to any site specific $106 requirements.

5.0 Policy Context

5.1 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.”

5.2 The development plan comprises the Joint Core Strategy (JCS) (2017) and saved policies in the
Tewkesbury Borough Loca! Plan to 2011 (March 2008) (TBLP).

5.3 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

5.4 The relevant policies are set out in the appropriate sections of this report.
6.0 Analysis

6.1 The main issues to be considered in this application are the principle of development, impact upon the
character of the area and the impact upon highway safety.

Principle of development
6.2 National Planning Policy Framework

The NPPF has 'sustainable development’ central to planning's remit and objectives. The NPPF also seeks
positive improvements in the quality of the built, natural and historic environment and in regards people's
quality of iiffe. The National Planning Policy Framework has been considered in the assessment of this
application. The following sections are considered particularly relevant:

o 2. Achieving sustainable development

5. Delivering a sufficient supply of homes

11. Making effeclive use of land

12. Achieving well-designed places

15. Conserving and enhancing the natural environment

0000

6.3 Paragraph 11 of the Framework sets out the presumption in favour of sustainable development. For
decision-taking this means approving development proposals that accord with an up-to-date development
plan without delay.

6.4 NPPF Paragraph 124 states: The creation of high quality buildings and places is fundamental to what the
planning and development process should achieve. Good design is a key aspect of sustainable
development, creates better places in which to live and work and helps make development acceptable to
communities.

6.5 Paragraph 127 outlines Planning decisions should ensure that developments:
0 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;

o] are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;

0 are sympathetic to local character and history, including the surrounding built environment and
landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased
densities});
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o establish or maintain a strong sense of place, using the arrangement of streets, spaces, building
types and materials to create attractive, welcoming and distinctive places to live, work and visit;

o optimise the potential of the site to accommodate and sustain an appropriate amount and mix of
development (including green and other public space) and support local facilities and transport networks;
and

o 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; and where crime and disorder, and the fear of crime,
do not undermine the quality of life or community cohesion and resilience.

6.6 Strategic Policies SP1 and SP2 of the JCS set out the scale and distribution of development to be
delivered across the JCS area in the period to 2031. Policy SD10 details acceptable residential development
within the Borough, stating that development is accepted on allocated sites, or within infill sites in the existing
built up area.

8.7 The site is identified within Policy RES1 of the emerging Tewkesbury Borough Plan as Site B for
Tewkesbury Town. The policy details that the site should be for approx. 30 dwellings, and the site specifics
state that the vehicular access should be off the Wheatpieces link road to the south of the site.

6.8 Whilst it is acknowledged that the emerging borough plan currently has limited weight it does
acknowledge the site as being a preferred option for development in order to meet the housing needs set out
in the JCS.

6.9 The site is considered to form part of the built up area of Tewkesbury Town due to its location within the
"Whealpieces' residential housing area. The proposed development is well related to the existing settiement,
the layout is logical with the surrounding development and maintains good connections onlo Rudgeway
Lane. The site has overtime become incorporated into the Wheatpieces residential area and is therefore
qualifying as "infilling within the existing built up area.’ In that regard the principle of development in the
proposed location would accord with the development plan.

Impact on the character of the area / visual impact

6.10 JCS Policy SD4 sets out the design requirements for new development. Amongst other things, it
requires development to 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.

6.11 The site currently benefits from mature hedgerow around the northern, eastern and southern
boundaries. The indicative plan identifies that these hedgerows will remain as pari of the landscaping
surrounding the site. Although full landscaping details will be for a reserve matters application.

6.12 The site is surrounded to the north and east by residential with new residential development known as
Tewkesbury Meadows to the south. With John Moore School to the west, the site as proposed housing will
not harm the visual character of the area.

6.13 The built development will be setback around 30 metres from Bluebell Road, this will be the most visual
area onto the site. In addition, the new dwellings should be able to be accommodated on the site without
detriment to neighbouring amenity due to the distance and landscaping between the proposed dwellings and
the existing residential properties outside of the site.

6.14 The density of the site equates to 33 dwellings per hectare, which is a fairly low density and is lower
than the adjacent Wheatpieces phase1A scheme to the south.

6.15 Whilst the application site is relatively flat a condition requiring details of the proposed levels across the
site relative to the adjoining land, together with the finished floor levels of the proposed dwellings is
recommended so that the local planning authority can ensure no adverse impact upon amenity and the
appearance and character of the area.

6.16 In light of the above the outline proposal for up to 30 dwellings will not have an adverse impact upon the
character of the area and complies with Policy SD4.
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Highways safety

6.17 Section 9 of the NPPF relates to the promotion of sustainable transport and specifies that in assessing
specific applications for development, it should be ensured that safe and suitable access to the site can be
achieved for all users. JCS Policy INF1 reiterates this advice. Further the policy states permission will be
granted where the impact of development is nol considered to be severe.

6.18 The proposed vehicular access is to the south of the site off Bluebell Road.

6.19 The site will have access to the existing network of pedestrian and cycle links connecting the site with:
o Tewkesbury Meadows development south of Bluebell Road;

o The existing residential area to the north at Wheatpieces via an existing and retained footpath located in
the north western corner of the site, and,

o The existing residential area along Starling Road to the north east via new pedestrian links via the existing
footpath / cycleway along the eastern boundary of the site.

6.20 Current bus services run along the A38 and Monterey Road. A new extended route is proposed through
the new development to the south along Biuebell Road, which will link to the existing public transport network
within Tewkesbury.

6.21 Gloucestershire County Council has been consulted as Local Highway Authority (LHA). The LHA has
stated that the scheme would not be considered to have a significant impact on highway capacity in terms of
additional peak hour vehicle trips.

6.22 The LHA further consider the visibility splays identified in site access drawing 3447 TR 02 acceptable.

6.23. As such, it is considered that an acceptable access arrangement could be provided and the proposal
would not have a severe impact on the highway network in accordance with JCS Policy INF1.

Other Matters
Drainage

6.24 Policy INF2 of the JCS seeks to prevent development that would be at risk of floeding. Proposals must
not increase the level of risk to the safety of occupiers of a site, the local community or the wider
environment either on the site or elsewhere. New development should incorporate suitable Sustainable
Drainage Systems where appropriate.

6.25 Policy A1 of the JCS states that adequate flood risk management across the site should be delivered in
the SA's and all more vuinerable development should be wholly located within Flood Zone 1. This includes
measures to reduce flood risk downstream through increasing storage capacity.

6.26 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 LLFA have confirmed that the FRA and the sustainable drainage statement are

acceptable for this site and have recommended conditions accordingly and is therefore in accordance with
Policy INF2.

Ecology
6.27 Policy SD9 states that the biodiversity of the area will be protected and enhanced in order to establish

and reinforce ecological networks that are resilient to current and futures pressures. Harm to the biodiversity
should be avoided where possible, to reduce risk of harm integration of enhancements and mitigation
methods should be used where appropriate.

6.28 As part of the submission an ecological survey was undertaken and the results have been detailed
within the Ecological Assessment, by Ecological Solutions dated
October 2018.

6.29 The development proposals will retain the majority of the boundary hedgerows, aithough some areas of
hedgerow will be lost. Recommendations have been made within the ecology report which will be
conditioned to be followed.

6.30 The development proposals will not have any adverse impacts on any internationally, nationally or

locally designated sites, and as such the development proposals accord with Policy SD9 of the JCS and
Policy NCN3 of the Local Plan.
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Housing mix

6.31 Policy SD11 (Housing Mix and Standards) of the adopted JCS states that housing development will be
required to provide an appropriate mix of dwelling sizes, types and tenures in order to contribute to mixed
and balanced communities and a balanced housing market. Development should address the needs of the
local area, including the needs of older people as set out in the local housing evidence base, including the
most up to date Strategic Housing Market Assessment (SHMA).

6.32 A condition will be required to lay out the requirements of the housing mix on this site for any future
reserve matters application.

Affordable Housing

6.33 The NPPF sets out that LPAs should set policies for meeting affordable housing need on development
sites. Policy SD12 of the JCS requires a minimum of 40% affordable housing.

6.34 Policy SD12 (Affordable Housing) states where possible, affordable housing should be provided on-site.
The application form confirms that there will be 12 out of the 30 units as affordable units on site, this equates
to 40%, and therefore is in accordance with Policy SD12.

Community. Education and Library Provision

6.35 Policy INF4 of the JCS states that where new development would create, or add to a need for
community facilities, it will be fully met as on-site provision and/or as a contribution to facililies or services off-
site. Policies INF6 and INF7 of the JCS support this requirement.

6.36 At the time of writing the report no comment has been received from the relevant consultees. Should a
contribution be required this would be secured through a Section 106 agreement. An update will be
provided at committee as to whether any contributions are required and whether the applicant has
agreed to enter into a legal agreement.

Loss of open space / Playing fields

6.37 NPPF paragraph 97 states that existing open space, sports and recreational buildings and land,
including playing fields, should not be built on unless certain exceptions are met.

6.38 The use of the proposed site has not been used as a formal playing field since 2005, and has therefore
lost the exisling use as a playing field in accordance with The Town and Country Planning (Development
Management Procedure) {England) Order 2015 (Statutory Instrument 2015 No. 595).

6.39 Tewkesbury Playing Pilch Strategy (PPS) shows a deficit of football grass pitches, a deficit of 3G
Artificial Grass Pitches for football, a deficit of changing accommodation for football, a requirement to
improve quality in rugby union pitches and hockey pitches. Action No. 47 of the PPS states that there is a
need for a changing pavilion at Wheatpieces Playing Field.

6.40At the time of writing Sport England had not responded to the consultation on this application. An
update will be provided at committee as to whether any response has been received and if any
contributions are required.

7.0 Planning Balancing and Conclusion

7.1 Section 38(6) of the Town and Country Planning Act 1990 provides that, if regard is to be had to the
development plan, the determination must be made in accordance with the development plan unless other
material circumstances indicate otherwise. Section 70(2) of the Act provides that the Local Planning
Authority shall have regard to the provisions of the development plan, so far as material to the application,
and to any other material considerations.

7.2 The application site is located within a built up residential area and the Wheatpieces development

surrounds the site to the south, therefore the site can be classed as infill development within the Tewkesbury
area. The principle of the development is therefore considered acceptable.
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Benefits

7.3 Significant weight is given to the provision of new housing and the on-site contribution towards affordable
housing in the Borough, which contributes towards the JCS Sirategic Housing Needs.

7.4 In terms of economic benefils, as with any new residential development, the construction of new
dwellings bring benefits during the construction phase, and following construction through additional
spending power in the local economy as a result of the increased population.

7.5 The proposal would also provide contributions towards community infrastructure.

7.6 The proposal would bring a currently under-utilised parcel of land adjacent to the school into use.
Harms

7.7 The proposal would result in limited harm to the character and appearance of the landscape as a result
of the loss of an informal area of open space used for dog walking and its replacement with approx. 30
dwellings and associated infrastructure and paraphernalia. Nevertheless, in this particular case this impact
would be mitigated to some degree by the design approach and the footpath links surrounding the sit and
into the site will be maintained.

Neutral

7.8 The indicative plan submitted for this application is considered acceptable and demonstrates that the
dwellings would integrate with and complement its surroundings in an appropriate manner, whilst maintaining
the existing hedgerows around the site and incorporating the existing footpath links.

7.9 The proposal should, subject to the imposition of appropriate planning conditions, be acceptable in
regards to highway safety.

7.10 There should be no undue impact in terms of residential amenity.

7.11 In light of the above, it is therefore recommended that the grant of permission be delegated to the
Technical Planning Manager subject to the completion of a legal agreement to secure affordable
housing and a financial contribution towards other developer contributions directly related to the
development and considered necessary to make the development acceptable in planning terms.
RECOMMENDATION Permit

Conditions:

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

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

2 Application for the approval of the reserved matters shall be made to the Local Planning Authority
before the expiration of three years from the date of this permission.

Reason: To comply with the requirements of Section 92 of the Town and Country Planning Act 1990.
3 The development hereby permitted shall be begun either before:

(i) the expiration of five years from the date of this permission, or

(ii) before the expiration of two years from the date of approval of the last of the reserved matters to be

approved, whichever is the later.

Reason: To comply with the requirements of Section 92 of the Town and Country Planning Act 1990.
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4 The development shall be carried out strictly in accordance with the approved plans:
IM02 Rev E - lllustrative Masterplan

RLP.01 Rev D - Block plan

TR-02 - Revised Access Drawing

3447-02 Visibility Splays

3447-TR-D2 -P Vehicle Tracking Plan 1

3447-TR-03 -P Vehicle Tracking Plan 2

3447-TR-04-P Vehicle Tracking Plan 3

except where otherwise stipulated by conditions attached to this permission.
Reason. To ensure adherence to the approved plans in the interests of a salisfactory form of development

5 The vehicular access hereby permitted shall not be brought into use until the existing roadside
frontage boundaries have been set back to provide visibility splays extending from a point 2m back
along the centre of the access measured from the public road carriageway edge (the X point) to a
point on the nearer carriageway edge of the public road 54m distant in both directions (the Y points)
in general accordance with drawing 3447 TR 02. The area between those splays and the
carriageway shall be reduced in level and thereafter maintained so as to provide clear visibility
between 1.05m and 2.0m at the X point and between 0.6m and 2.0m at the Y point above the
adjacent carriageway level.

Reason:- To avoid an unacceptable impact on highway safety by ensuring that adequate visibility is provided
and maintained to ensure that a safe, suitable and secure means of access for all people that
minimises the scope for conflict between traffic and cyclists and pedestrians is provided in
accordance with paragraphs 108 and 110 of the National Planning Policy Framework.

6 Ne dwelling shall be occupied until a a 2m width footpath connection is provided connecting to the
existing footway on the northern boundary

providing continuous level connection to the school main entrance and Columbine Road amenities, and east
into the foolway onto Starling Road

opposite the pedestrian crossing to the public play space entrance.

Reason:- To ensure that appropriate opportunities to promote sustainable transport modes can be taken up
in accordance with paragraph 108 of the National Planning Policy Framework and the development
is designed to give priority first to pedestrian and cycle movements and facilitate access to high
quality public transport facilities that encourage public transport use in accordance with paragraph
110 of the National Planning Policy Framework.

7 The details to be submitted for the approval of reserved matters shall include vehicular parking and
turning and loading/unloading facilities within the site, and the building(s) hereby permitted shall not
be occupied until those facilities have been provided in accordance with the approved plans and
shall be maintained available for those purposes for the duration of the development.

Reason:- To ensure that a safe, suitable and secure means of access for all people that minimises the scope
for conflict between traffic and cyclists and pedestrians is provided in accordance with paragraphs
108 and 110 of the National Planning Policy Framework.

8 No building on the development shall be occupied until the carriageway(s) (including surface water
drainage/disposal, vehicular turning head(s) and

street lighting) providing access from the nearest public highway to that dwelling have been completed to at
least binder course level and the

footway(s) to surface course level.

Reason: - To minimise hazards and inconvenience for users of the development by ensuring that there is a
safe, suitable and secure means of

access for all people that minimises the scope for conflict between traffic and cyclists and pedestrians in
accordance with paragraphs 108 and 110 the National Planning Policy Framework.

9 The development hereby permitted shall not be occupied until details of secure and covered cycle
storage facilities for a minimum of 1 bicycle per

dwelling has been made available in accordance with details to be submitted to and approved in writing by
the LPA.
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Reason:- To give priority to cycle movements by ensuring that adequate cycle parking is provided, to
promote cycle use and to ensure that the appropriate opportunities for sustainable transport modes
have been taken up in accordance with paragraph 108 of the National Planning Policy Framework.

10 Throughout the construction [and demolition] period of the development hereby permitted provision
shall be within the site that is sufficient to accommodate the likely demand generated for the
following:

i. parking of vehicles of site operatives and visitors;

ii. loading and unloading of plant and materials;

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

Reason: To reduce the potential impact on the public highway and accommodate the efficient delivery of
goods in accordance with paragraph 110 of the National Planning Policy Framework.

11 Prior to occupation of the proposed development hereby permitted the first 15m of the proposed
access road, including the junction with the existing public road and associated visibility splays, shall
be completed to at least binder course level.

Reason: - To minimise hazards and inconvenience for users of the development by ensuring that there is a
safe, suitable and secure means of

access for all people that minimises the scope for conflict between traffic and cyclists and pedestrians in
accordance with paragraphs 108 and 110 of the National Planning Policy Framework.

12 Prior to occupation of the proposed development hereby permitted details of the proposed
arrangements for future management and maintenance of the proposed streets within the
development shall be submitted to and approved in writing by the local planning authority. The
streets shall thereafter be maintained in accordance with the approved management and
maintenance details until such time as either a dedication agreement has been entered into or a
private management and maintenance company has been established.

Reason: To ensure that safe, suitable and secure access is achieved and maintained for all people that
minimises the scope for conflict between traffic and cyclists and pedestrians in accordance with
paragraph 108 and 110 the National Planning Policy Framework Framework and to establish and
maintain a strong sense of place to create attractive and comfortable places to live, work and visit as
required by paragraph 127 of the Framework.

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

Reason: To ensure adequate water infrastructure provision is made on site for the local fire service to access
and tackle any property fire in accordance with paragraph 110 of the National Planning Policy
Framework.

14 No building works hereby permitted shall be commenced until surface water drainage works have
been implemented in accordance with details that have been submitted to and approved in writing by
the local planning authority. The information submitted shall be in accordance with the principles set
out in the approved Sustainable Drainage Statement. Before these details are submitted an
assessment shall be carried out of the potential for disposing of surface water by means of a
sustainable drainage system in accordance with the principles set out in The SuDS Manual, CIRIA
C753 {or any subsequent version), and the results of the assessment provided to the local planning
authority. Where a sustainable drainage scheme is to be provided, the submitted details shall:

i. provide information about the design storm period and intensity, the method employed to delay and
control the surface water discharged from the site and the measures taken to prevent pollution of the
receiving groundwater and/or surface waters;

ii. include a timetable for its implementation; and

626



iii. provide a management and maintenance plan for the lifetime of the development which shall
include the arrangements for adaption by any public authority or statutory undertaker and any other
arrangements to secure the operation of the scheme throughout its lifetime.

Reason: To ensure that the development is provided with a satisfactory means of drainage as well as to
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reduce the risk of crealing or exacerbating a flooding problem and to minimise the risk of pollution for
the lifetime of the development.

The reserve matters application shall be accompanied by a plan selting out the existing and
proposed levels across the site and relative to adjoining land, together with the finished floor levels
and ridge levels of the dwelling relative to adjoining dwellings, have first been submitted to and
approved in writing by the Local Planning Authority. The development shall be carried out in
accordance with the approved details.

Reason: To ensure the proposed development does not have an adverse effect on the character and
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appearance of the area and to protect neighbouring amenity.

The mix of houses submitted as part of the reserve matters shall be in accordance with the latest
update of the JCS SHMA.

Reason: To ensure appropriate mix and range of dweilings within the housing market area.
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Secure cycle parking facilities must be provided at the development as determined by
Worcestershire County Council Design Guidance. Full details of the location, type of rack, spacing,
numbers, method of installation and access to cycle parking should be submiitted to and approved by
the local planning authority prior to the first occupation of the development.

Reason: NPPF Paragraph 102 and 103 state; Transport issues should be considered from the earliest
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stages of plan-making and development proposals, so that opportunities to promote walking, cycling
and public transport use are identified and pursued' and 'Significant development should be focused
on locations which are or can be made sustainable, through limiting the need to travel and offering a
genuine choice of transport modes. This can help to reduce congestion and emissions, and improve
air quality and public health.'

Appropriate cabling and an outside electrical socket must be supplied for each property to enable
ease of installation of an electric vehicle charging point (houses with dedicated parking). The wiring
must comply with BS7671. The socket should comply with BS1363, and must be provided with a
locking weatherproof cover if located exiernally to the building. The cable and switches should be
installed such as they can be adapted to an EV chargepoint that complies with BS EN 62196 Mode 3
or 4 charging and BS EN 61851 in the future. For developments with unallocated parking l.e.
flatsfapartments 1 EV charging point per 10 spaces (as a minimum) should be provided by the
developer to be operational at commencement of development. The charging point must comply with
8S EN 62196 Mode 3 or 4 charging and BS EN 61851. As a minimum, chargepoints should comply
with Worcestershire County Council Design Guide which requires 7kw charging points for residential
developments.

Reason: NPPF Paragraphs 105 and 110 of the NPPF state; 'If setting local parking standards for residential
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and non-residential development, policies should take into account the need to ensure an adequate
provision of spaces for charging plug-in and other ultra-low emission vehicles' and ‘Applications
fordevelopment should be designed to enable charging of plug-in and other ultra-low emission
vehicles in safe, accessible and convenient locations.

Details shall be submitted to and approved by the local planning authority prior to the first occupation
of the development for the installation of Uitra-Low NOx boilers with maximum NOx Emissions less
than 40 mg/kwh. The details as approved shall be implemented prior to the first occupation of the
development and shall thereafter be permanently retained.

Reason: In the interests of the living conditions of occupiers of nearby properties and future occupiers of the

site.
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20 The recommended noise mitigation measures within the Noise Impact assessment Clarke Saunders
AS8237.180508.NIA2.1 dated 14/06/18, relating to glazing, passive ventilation and the erection of a
1.8m close boarded (acoustic) fence along the eastern boundary of the site shall be detailed within
the Researve Matters application.

Reason: In the interests of the local area and residential amenity.

21 The recommendations set out in the ecologist's report by Ecology Solutions dated October 2018
should be followed in relation to the identified protected species, unless otherwise agreed in writing
by the local planning authority.

Reason: To ensure that all species are protected having regard to the Wildlife and Countryside Act 1981 (as
amended), the Conservation (Natural Habitats, &c) Regulations 1994 (as amended)

Notes:
1 Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Lacal 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.

2 Note: The proposed development will require the provision of a footway/verge crossing and the
Applicant/Developer is required to obtain the permission of the County Council before commencing
any works on the highway.

3 The proposed development will involve works to be carried out on the public highway and the
Applicant/Developer is required to enter into a legally binding Highway Works Agreement (including
an appropriate bond) with the County Coungil before commencing those works.

4 The Lead Local Flood Authority (LLFA} will give consideration to how the proposed sustainable
drainage system can incorporate measures to help protect water quality, however pollution control is
the responsibility of the Environment Agency.

Future management of Sustainable Drainage Systems is a matier that will be dealt with by the Local
Planning Authority and has not, therefore, been considered by the LLFA.

Any revised documentation will only be considered by the LLFA when resubmitted through

suds@gloucestershire.gov.uk e-mail address. Please quote the planning application number in the
subject field.
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18/01068/FUL Cotteswold Cottages, Leckhampton Hill, Leckhampton 5

Valid 08.11.2018 Erection of a replacement dwelling to meet the applicant’s disability
needs. Improvement to existing access, construction of a secondary
access & associated works. (Demolition of no. 1 & 2 Cotteswold
Cottages)

Grid Ref 394694 218710

Parish Shurdington

Ward Shurdingion

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework (2018)

Planning Practice Guidance

Gloucester, Cheltenham & Tewkesbury Joint Core Strategy (2017) - SD4, SD6, SD7, SD8, SD10, INF1,
INF2

Tewkesbury Borough Local Plan to 2011 (March 2006} - HOU7

The Cotswolds AONB Management Plan {2013-2018)

Human Rights Act 1898 - Article 8

The First Protocol - Article 1

Cotswolds Area of Outstanding Natural Beauty

Consultations and Representations

Shurdington Parish Council - Objects to the application. The Parish Council are sympathetic to the
circumstances of the applicant but cannot overlook the considerable increase in dwelling size and the fact
the site is located in the Colswolds AONB. The Parish Council has stated a preference for the renovation of
the existing dilapidated cottages without extension but acknowledge this is uniikely to meet the applicant's
needs. The Parish Council concludes that while attempts have been made to reduce the visual impact of the
proposal, there should be no development which negatively impacts on the AONB.

County Highways - No objection.
Technical Officer (Trees) - No objection following submission of additional information.
Environmental Health Officer - No objection.

Local Residents - Two letters of representation have been received in support of the proposed
development. It is commented that the existing derelict cottages are an eyesore and are beyond the point of
re-building so it makes sense to redevelop the site with sufficient off-road parking to prevent causing a
danger to passing traffic.

Planning Officers Comments: Mrs Helen Stocks
1.0 Application Site

1.1 The application site comprises a rectangular parcel of land on Leckhampton Hill to the east of the B4070
(see attached location plan). There are currently a pair of semi-detached cottages - known as Nos. 1 and 2
Cotteswold Cotlages - positioned towards the west of the site which front onto Leckhampton Hill (B4070) and
set back approximately 12 metres from the carriageway edge. The existing cottages are presently
unoccupied and have been vacant for a number of years having suffered fire damage in 2011. There is also
a single storey, stone built garage building at the end of the driveway (behind the cottages) which has been
built into the hillside. The garage is in a poor state of repair and is largely obscured by overgrown
vegetation.
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1.2 The site levels vary considerably across the site which slopes downwards from east to west, with the
existing cottages positioned at the lowest point. There are a number of trees within and around the
application site, of which two beech trees at the front of the site are the subject of a tree preservation order
(TPO 214). One of the protected beech trees has been struck by lightning and is in poor condition.

1.3 Access to the site is gained via a private drive with a single ingress and egress point onto the B4070
located in the north-west corner of the application site.

1.4 The site is bounded by Leckhampton Hill (B4070) to the north-west and mature gardens of neighbouring
property to all other boundaries. The site is located within the Cotswolds Area of Qutstanding Natural Beauty
(AONB) and the buffer zone of a site of special scientific interest (SSSI).

2.0 Planning History

2.1 Planning permission was granted in September 2001 for alterations and two storey rear extension to
existing dwellings (ref: 01/00912/FUL). This permission was not implemented but renewed in 2006 (ref:
06/00910/FUL), 2009 (ref: 09/00726/FUL} and 2012 {ref: 12/00928/FUL).

2.2 Pre-application advice was provided in October 2018 for the demolition of the existing pair of cottages
and replacement with a single dwelling (ref: 18/00121/PRE). It was advised that the principle of a
replacement dwelling at the site would be acceptable although there were concerns that the size and scale
of the replacement dwelling would be more prominent that the existing cottages. it was therefore advised
that careful consideration would need to be given to the proposal's impact on the Cotswold AONB if an
application for planning permission was forthcoming.

3.0 Current Application

3.1 The current application seeks full planning permission for the demolition of Nos. 1 and 2 Cotteswold
Cottages and the erection of a replacement dwelling to meet the applicant's disability needs. It also seeks
improvements to the existing access, construction of & secondary access and associated works.

3.2 The proposed dwelling is of traditional form and has taken design cues from the local Cotswold
vernacular. The main part of the dwelling would be three storeys, with an integral garage incorporated on
the lower ground floor along with rooms for the applicant's carers. The upper ground floor would contain the
main living accommodation and would link to the single storey projecting gable on the rear elevation which
has been designed to meet the specific needs of the applicant, including a large bedroom, en-suite wet room
and therapy room. The first floor would contain a further three bedrooms, a hobby room and family
bathroom. All floors would be accessible via stairs and lift which would run through the centre of the main
building. There would be a small balcony area on the front elevation at upper ground floor level. Exiernal
facing materials would comprise a mixture of reclaimed Cotswold stone, render (RAL 1014 - ivory), larch
cladding and natural slate roof (see attached plans).

3.3 The application also proposes improvements to the existing access and seeks permission for the
creation of a secondary access to be located in the north-east corner of the site. The existing driveway
would be resurfaced with permeable block paving and turning areas would be created in association with
both access points to allow vehicles to exit the site in a forward facing gear.

3.4 it is proposed to fell the protected beech tree at the front of the site which has suffered lightning damage.

3.5 Revised plans have been submitted during the course of the application which have sought minor
amendments to the design and external appearance of the proposed dwelling including the addition of two
chimneys, removal of gablets on the front elevation and repositioning of windows on the south-west facing
(side) elevation.

4.0 Policy Context

4.1 The determination of a planning application is to be made pursuant to section 38(6) of the Planning and
Compulsory Purchase Act 2004, which is to be read in conjunction with section 70(2) of The Town and
Country Planning Act 1890. Section 38(6) requires the local planning authority to determine planning
applications in accordance with the development plan, unless there are material circumstances which
ndicate 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.'
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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 Olher material policy considerations include national planning guidance contained within the National
Planning Policy Framework and the Cotswolds AONB Management Plan (2018-2023).

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

5.1 The main issues to be considered are the principle of development, the impact upon the character and
appearance of the area and Cotswolds AONB, the design and materials, residential amenity, trees and
highways safety.

Principle of Development

5.2 Leckhampton is not listed as a Rural Service Centre or Service Village within Table SP2c of the JCS.
Part 6 of JCS Policy SP2 is therefore relevant and states: "In the remainder of the rural area, Policy SD10
will apply to proposals for residential development.”

5.3 JCS Policy SD10 advises that housing on sites which are not allocated for housing in district and
neighbourhood plans will be permitted if it meets certain limited exceptions. One of those exceptions is
detailed in criterion 4(iv) which allows for housing development if "There are other specific
exemptions/circumstances defined in district or neighbourhood plans.”

5.4 In this case, Saved Local Plan Policy HOU7 provides for the rebuild and replacement of existing
dwellings in locations where the construction of new houses would otherwise be unacceptable. This is
subject to the proviso that the replacement dwelling is of similar size and scale to the existing dwelling; that
the replacement dwelling respects the scale and character of existing property in the area; and has no
adverse impact on the landscape. Further, within the Area of Outstanding Natural Beauty (AONB), strict
design controls will be applied given the priority accorded to the protection of the landscape.

5.5 Notwithstanding the specific wording of Policy HOU? it is considered that, rather than solely considering
the increase in the size and scale of a replacement dwelling, the key issue for applications of this nature is
the impact upon the character and appearance of the area and the landscape, particularly in areas like this
where the site is within the AONB.

5.6 It is understood that the dwelling has been designed to meet the specific needs of the applicant. Planning
Practice Guidance advises that in general the courts have taken the view that planning is concerned with
land use in the public interest, so that the protection of purely private interests could not be material
considerations. In this case, there is no compelling evidence as to why the applicant requires a new dwelling
and why that dwelling should be on this site. The application is therefore considered on its merits against
prevailing planning policies.

5.7 In light of the above, the principle of a replacement dwelling in this location is therefore considered
acceptable subject to other material considerations. These are considered in turn below.

Impact of the proposal on the character and appearance of the area and AONB landscape

5.8 The proposed dwelling is significantly larger than the built form of the 2no. cottages that it is replacing.
The existing pair of cotlages are modest, two storey dwellings with a combined floorspace of 204 square
metres {when taking account of the permitted extension) and an eaves and ridge height of 4.8 metres and
7.4 metres respectively. The application proposes a substantial, three storey, five bedroom dwelling which
would have a floorspace of 415 square metres and eaves and ridge height of 7.7 metres and 11.2 metres
respectively. Therefore the size and scale of the proposed dwelling is considerably larger than the existing
pair of cottages on site.
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5.9 The replacement dwelling would be of traditional form with some contemporary features in an area which
is characterised by large detached dwellings of varying architectural styles (see attached location plan).
These neighbouring properties are located within large plots and are generally set back from the roadside,
with mature vegetation providing an element of screening. In this case, the replacement dwelling would not
be dissimilar to surrounding plots in terms of the amount of built form within a plot. However it would occupy
a prominent roadside position and would be more noticeable in comparison to neighbouring property and the
existing cottages on site by virtue of the considerable increase in size and scale.

5.10 Nevertheless, it is recognised that, given the topography of the site and surrounding area and the extent
of tree cover in and around the site, views of the proposed dwelling would be strictly limited to those from
immediately in front of the site. This view is supported by the Landscape Assessment submitied with the
application. It is therefore accepted that the impact on the AONB would be localised.

5.11 Attempts have been made to reduce the overall height of the proposed dwelling but it is accepted that
changes to the roof pitch would compromise the overall design. Similar consideration has been given to re-
siting the replacement dwelling elsewhere within the plot to increase set back distance from the roadside.
However, it is acknowledged that the current proposal has sought to utilise the changing site levels to ils
advantage and has positioned the main {and highest) part of the build at the iowest point across the site,
considerably reducing the amount of excavation works which would otherwise be required. The submitted
plans indicate additional landscaping could be undertaken at the front of the site to screen the lower ground
floor and create the illusion that the replacement dwelling is two storey in height, thereby reducing its
apparent mass and bulk. Whilst no specific details have been submitted, this could be secured by an
appropriately worded planning condition.

5.12 The current dilapidated state of the existing cottages is also a material consideration when assessing
the landscape and visual impact of the proposal. Their replacement with the dwelling as proposed would
lead to an enhancement of the environment however it is also recognised that this would also be the case if
a smaller dwelling were proposed on the site.

5.13 The views of the Parish Council are noted. Whilst the replacement dwelling would be of a different scale
and mass to the existing cottages, and be more visually prominent in comparison to the existing cottages, on
balance, it is not considered that the proposals would have an unacceptable impact on the AONB.

Design and materials

5.14 Section 12 of the NPPF which sets out that the creation of high quality buildings and places is
fundamentally to what the planning and development process should achieve and that good design is a key
aspect of sustainable development, creating better places in which to live and work and helping make
development acceptable to communities. This advice is echoed in JCS Policy SD4 which states new
development should respond positively to, and respect the character of, the site and its surroundings,
enhancing local distinctiveness, and addressing the urban structure and grain of the locality in terms of sireet
pattern, layout, mass and form. It should be of a scale, type, density and materials appropriate to the site and
its setting.

5.15 As previously discussed, the replacement dwelling responds to the sile’s topography and is of relatively
simple design which, following some minor alterations, is considered to have satisfactorily incorporated many
facets that are prevalent to the area. Despite the main part of the build being three storeys, it is accepted
that the proposal would be characteristic of the local Cotswold vernacular and would be in keeping with the
scale, mass and form of neighbouring properties located elsewhere along Leckhampton Hill. The chosen
palette of material is deemed appropriate, particularly the re-use of Cotswold stone from the existing
cottages for the principal elevation of the main building.

Residential Amenity

5.16 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 occupants.
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5.17 Based on the plans submitied and the relationship between the application site and the neighbouring
properties, in particular the differing land levels, and the existing boundary landscaping, it is considered that
the proposed dwelling could be accommodated on the site without detriment to neighbouring amenity. The
impact of the proposal on existing residents is therefore considered acceptable.

5.18 In respect to the amenity of future residents, it is considered that the dwelling would provide high quality
accommodation and the amenity of future residents would be acceptable. The proposal is therefore deemed
to comply with the requirements of JCS Policies SD4 and SD14 in this regard.

Highway Safety

3.19 Section 9 of the NPPF relates to the promotion of sustainable transport and specifies that in assessing
specific applications for development, it should be ensured that safe and suitable access to the site can be
achieved for all users. This advice is echoed in JCS Policy INF1.

5.20 The site is located adjacent to and accessed from Leckhampton Hill which is a class 3 highway subject
to a speed restriction of 40mph.

5.21 The County Highways Authority has been consulted on the application and raises no objection to the
current proposal, which includes the creation of a secondary access onto the highway. It is commented that
the proposal would lead to a reduction in the number of multi-modal trips associated with the site following
the net loss of 1no. dwelling. The secondary access is considered to result in a betterment in relation to
emerging visibility over and above the existing access. The existing sub-standard access would continue to
be used although the County Highways Authority is content that the proposal, which would lead to a
reduction in vehicle trips and make provision for vehicles to exit the site in a forward facing gear, would not
have a detrimental impact on the safe and efficient operation of the highway network.

Trees

5.22 An Arboricultural Report, incorporating impact assessment and method statement, prepared by Wotton
Tree Consultancy, has been submitied in support of the application. The survey resuits indicate the proposal
has potential to affect 5 individual trees and two groups of trees within the application site, or in close
proximity to its boundary. In particular, the proposal would require the remaval of 2no. trees, of which one is
the protected beech tree which has suffered irreparable damage following lightning strike and an unprotected
Corsican pine which is assessed as being of moderate quality (category B). A group of frees would also
require felling due to their poor condition as opposed to being removed in order to accommadate the
proposed development.

5.23 The Technical Officer (Trees) has been consulted on the proposal and has raised no objection to the
proposal following the submission of additional information in the form of a revised Arboricultural Report
which satisfactorily addressed initial concerns relating to replacement planting and root protection areas of
retained trees. A condition is recommended which requires the development to be carried out in accordance
with the recommendations outline in the Arboricultural Report, including necessary protection measures for
retained / protected trees during the construction phase.

Ecology

5.24 The NPPF sets out, inter alia, that planning decisions should minimise impact on and providing net
gains for biodiversity. Policy SD9 of the JCS seeks to protect and enhance biodiversity in considering
development proposals.

5.25 The application has been accompanied by an Ecological Appraisal, prepared by Clarke Webb Ecology
Limited, which details the results of a walkover survey of the site undertaken in June 2018. No bat roosts
were confirmed within the buildings and general bat activity was very low. As such there is unlikely to be a
negative impact on bat species as a resuit of the proposed demolition. The survey results also confirm there
was no evidence found for use of the site or immediately adjacent land by any other protected species.

Drainage
5.26 Policy INF2 of the JCS requires new development to incorporate suitable Sustainable Drainage
Systems where appropriate. The application site is in flood zone 1, an area of low risk of flooding. itis

proposed to dispose of surface water via a sustainable drainage system and soakaway. The precise
drainage arrangements would be subject to building regulation approval.
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Other Matters

5.27 The existing cottages are not listed buildings and would not fulfil the criteria to be considered as non-
designated heritage assets. As such, no objections are raised to the principle of the demalition.

5.28 The Ecological Appraisal advises the site contains a small but well-established stand of Japanese
Knotweed. This has been confirmed by the Technical Officer (Trees). It is recommended as part of the
Ecological Appraisal that a specialist contractor be engaged prior to any further ground works or significant
removal of vegetation to advise on the safe and legal removal/dispersal of this invasive species. This can be
controlled by way of condition.

6.0 Conclusion and Recommendation

6.1 For the aforementioned reasons, the proposed development is deemed to be acceptable in principle in
accordance with JCS Policy SD10 and Saved Local Plan Policy HOU?. The proposed dwelling would be
considerably larger than the existing cottages on site; however, it is recognised that the replacement build
has sought to respond to the site’s topography and is of traditional design which incorporates features that
reflect the local Cotswold vernacular. Furthermore, the proposal is considered to be commensurate to the
size of the spacious plot and, whilst it is set further forward than other similar sized properties in the locality,
it would not appear out-of-character with neighbouring properties located along this part of Leckhampton Hill.

6.2 The proposal would appear prominent when viewed from its immediate setting but it is accepted, on
balance, that there would not be any undue harm to the wider AONB landscape given the amount of tree
cover and established vegetation in and around the site which screens the proposal from most public
vantage points. Thus, subject to the imposition of relevant conditions, the application is recommended for
Permit.

RECOMMENDATION Permit
Conditions:

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

2 Unless where required or ailowed by other conditions attached to this permission/consent, the
development hereby approved shall be carried out in accordance with the information provided on
the application form and the following plans/drawings/documents:

- Site Location Pian (drawing no: T.1245.07), received 8 November 2018

- Proposed Site Plan, Elevations and Floor Plans (drawing no: T.1245,06 Rev E), received 29
January 2019

- Exisling Sections A-A/B-B/C-C Plan (drawing no: T.1245.05 Rev B), received 22 October 2018.

3 Notwithstanding the submitted details, prior to its/their installation as part of the development hereby
approved, a specification of the materials and finish for the external walls, doors and windows
(including the garage doors) and roofing proposed to be used shall be submitted to and approved in
writing by the Local Planning Authority. The development shall be carried out using the materials as
approved.

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

5 All door and window frames shall be recessed by a minimum of 75mm into the external walls of the
building
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Before the dwelling hereby permitted is first occupied a scheme of soft and hard landscaping shall
be submitted to and approved in writing by the Local Planning Authority. The landscaping scheme
shall include:-

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

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

(iii) 2 written specification outlining cultivation and other operations associated with plant and grass
establishment.

(iv) a schedule of maintenance, including watering and the control of competilive weed growth, for a
minimum period of five years from first planting.

(v) details of a precise specification of the proposed materials for the hard landscaping of the site
(including roads, paths, parking areas and other hard surfaces),

Al planting and seeding/turfing shall be carried outin accordance with the approved details in the
first planting and seedingfturfing seasons following the occupation of the dwelling hereby permitted.

The planting shall be maintained in accordance with the approved schedule of maintenance. Any
trees or plants which, within a period of five years from the completion of the planting, die, are
removed or become seriously damaged or diseased shall be replaced in the next planting season
with others of similar size and species.

The hard landscaping of the site shall be completed before the occupation of the dwelling hereby
permitted or in accordance with a timetable agreed in writing by the local planning authority.
Development shall be carried out in accordance with the approved details.

Before the first occupation of the development hereby permitted a plan indicating the positions,
design, materials and type of boundary treatment to be erected shall be submitted to and approved
in writing by the local planning authority. The boundary treatment shall be completed before the first
occupation of the development hereby permitted. Development shall be carried out in accordance
with the approved details.

The development hereby permitted shall not be occupied until the vehicular parking and turning
facilities have been provided in accordance with the submitted plan drawing no: T.1245.06 Rev E,
and those facilities shall be maintained available for those purposes thereafter,

Throughout the construction and demolition period of the development provision shall be made
within the site to accommodate the likely demand generated for the following:

i) parking of vehicles of site operatives and visitors,;

ii) loading and unloading of plant and materials;

iii) storage of plant and materials used in constructing the development;

iv} provide for wheel washing facilities;

The development hereby permitted shall be carried out strictly in accordance with the Arboricultural
Report - Impact Assessment and Method Statement prepared by Wotton Tree Consultancy Ltd
(dated 20 December 2018, ref: WTC_336.01 rev.01).

The development hereby permilted shali be carried out in strict accordance with the
recommendations set out in Section 4 of the Ecological Appraisal, prepared by Clarke Webb Ecology
Limited (dated June 2018).

Reasons:

1

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

For the avoidance of doubt and in the interests of proper pfanning.
To ensure that the external appearance of the proposed development will be in keeping with the

character of the Cotswolds Area of Quistanding Natural Beauty and adjoining buildings in the
interests of visual amenity in accordance with the NPPF.
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Notes:

To ensure the proposed development does not have an adverse effect on the character and
appearance of the area and the Area of Outslanding Natural Beauty.

These are important details that need to be constructed in the traditional, local way io ensure that the
development fits into its surroundings and preserve and enhance theharacter and appearance of the
Cotswold Area of Qutstanding Natural Beauty (ACNB).

To ensure the proposed development does not have an adverse effect on the character and
appearance of the area and the Area of Qutstanding Natural Beauty.

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

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

To reduce the potential impact on the public highway and accommodate the efficient delivery of
goods.

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

In the interests of biodiversity and to mitigate any ecological impact from the development hereby
approved.

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 devefopment which will
improve the economic, social and environmental conditions of the area by negotiating minor
alterations to the design of replacement dwelling.

Japanese Knotweed is present on the site. You are hereby advised that it is an offence t¢ cause
Japanese Knotweed to spread under the Wildlife and Countryside Act 1981 and all waste containing
Japanese Knotweed comes under the control of Part Il of the Environmental Pratection Act 1990.
For further information please refer to the guidance 'Prevent Japanese knotweed from spreading' on
the gov.uk website and/or contact the Environment Agency on 03708 506 506.
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18/01105/FUL 1 Britannia Way, Woodmancote, 6

Valid 07.11.2018 Erection of a two storey and single storey side extensions. Installation
of a front porch and veranda to rear. Demolition of existing garage to
facilitate provision of a rear parking area.

Grid Ref 396886 227024

Parish Woodmancote

Ward Cleeve Hill

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework; 2018 (NPPF)

Planning Practice Guidance

The Gloucester, Cheltenham and Tewkesbury Joint Core Strategy; 2017 (JCS)
Tewkesbury Borough Local Plan to 2011; March 2006 (TBLP)

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

Woodmancote Council - The Parish Council objected to the oringinal proposal for a number of reasons,
including the following:

- The new entrance would resuit in harm to the aesthetics of the area and may result in a precedent
being set (this element of the scheme has now been removed.)

- Do not support the removal of a rowan tree

- Veranda will result in overlooking

- Proximity of the proposed extension would result in impact to boundary and adjoining single storey
extension

Revised proposal - The Parish Council's comments on the revised proposal are awaited. An up-date will be
provided at Committee.

Members of the public - 12 letters of representation were received. Many concerns were received relating
to the original application and hence  will only outline the concerns which relate to the revised application,
which are as follows:

- The size and design of the extension compromises light and privacy to the adjacent property

S The extension is too close to the neighbouring boundary

- The window positioning would result in overlooking

- The proposal would spoil views

- Concerns relating to party/partition wall

Planning Officers Comments: Emily Pugh

1.0 Application Site

This application relates to 1 Britannia Way, a detached property constructed in Bradstone with timber clad
detailing. The site is located on the edge of an estate comprised of dwellings similar in form and appearance,
many of which having been extended or altered.

1.1 The property is not affected by any restrictive landscape designations (see site location plan).

2.0 Relevant Planning History

2.1 Permission was granted under reference 09/00487/FUL for "Single slorey extension™.

2.2 Permission was granted under reference 04/01758/FUL for "Proposed two-storey side extension, new

conservatory type rear porch and enlargement of garage".
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2.3 No further relevant history pertaining to this application.
3.0 Current Application

3.1 The current application seeks planning permission for the erection of a two storey dual pitched gabled
extension to the side, with an adjoining single storey mono-pitched extension. The scheme also seeks
alterations to the windows, the installation of a veranda beyond the existing rear patio doors and finally the
demalition of an existing detached garage to the rear to facilitate the extension of the existing parking area.

3.2 The extensions would be constructed in materials to match the host dwelling (Bradstone, matching plain
roof tiles and UPVC doors and windows).

3.3, The veranda would be constructed from timber and the parking area would comprise of tarmac (see
attached plans for ali details).

4.0 Policy Context

4.1 The determination of a planning application is 1o 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 malerials considerations."

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

4.3 Other material policy considerations include national planning guidance contained within the National
Planning Policy Framework 2018,

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 whether the proposal would have an acceptable
impact upon neighbouring resident's amenity.

Design

5.2 Policy SD4 (Design Requirements) of the JCS and likewise Policy HOUS of the TBCLP set out that new
development should respond positively to, and respect the character of, the site and its surroundings,
enhancing local distincliveness, 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.

5.3 Originally the proposal included many further details which were considered unacceptable and were
subsequently removed from the scheme. This included the provision of a new driveway and parking area to
the front of the dwelling, which was considered to be harmful to the character and appearance of the area
and street scene, and the single storey extension was originally proposed to comprise of a flat roof with
balcony over, which was considered harmful to neighbouring amenity.

5.4 As such, the scheme now comprises of a number of elements as follows. Firstly, a two storey gabled
extension is proposed to the front/side of the dwelling. It protrudes 4m to the side and is comprised of a dual
pitched roof matching the pitch of the host dwelling. The ridge features a step down of some 0.5m as such
appearing subordinate and well related to the host dwelling. In terms of the fenestration, openings are well
related and similar in form and pattern to the existing dwelling. The front seeks the installation of floor length
windows with a glazed Juliette balcony which is sympathetic to the character and appearance of the host
dwelling.
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5.5 The single storey extension would sit in a gap to the side created by the new two storey extension. It
would protrude some 3m beyond the side wall of the host dwelling and was such would be stepped in from
the adjacent larger two storey extension. It would comprise of a shallow mono pitched roof measuring 3m to
eaves and double patio doors with a roof light over. The extension is well related both to the host dwelling
and new larger addition and makes good use of the space.

5.6 The proposal further seeks the installation of a porch over the existing front door which is on the side of
the property. Currently, the front door is not clearly identifiable and as such the creation of a minor dual
pitched porch would serve to differentiate it adequately, yet subtly. The porch is characteristic of what one
would expect on a residential property and is inoffensive in appearance.

5.7 The proposal also seeks the installation of a veranda style structure over the existing patio doors to the
rear. The veranda would measure 3m to the eaves, feature a mono pitch and be open to the sides. It is
proportionate in relation to the host dwelling and will not be visible from public vantage points. The materials,
although not matching and would comprise of timber, are considered acceptable in that it is soft in
appearance and mimic the existing timber clad detail to the dwelling itself.

5.8 The final part of the proposal seeks the demolition of an existing detached garage to the rear and the
extension of the existing parking area in order to maximise off road parking facilities to serve the host
dwelling. This part of the proposal will visually open the site up to the rear and have a positive impact to the
streei scene. The parking area will be constructed in tarmac to match the existing and would be functional in
its intended purpose.

5.9 Overall, given that the initial concerns were addressed at the beginning of the application process and
the revised changes are considered acceptable and of sufficient quality design, the proposal accords with
the requirements set out in Policies HOU8, SD4 and Section 12 of the NPPF.

Impact on Residential Amenity

5.10 Policies HOUS and SD4 also state that development will only be permitted if the proposal does nol have
an unacceptable impact on adjacent praperty in terms of bulk, massing, size and overlooking.

5.11 The impact of the proposal upon neighbouring properties has been carefully assessed. It is noteworthy
that the initial plans did not portray an existing single storey at to the adjacent property Molin Huet and
revised plans were submitted so as the impact of the proposal to it could be accurately assessed in
comparison with that existing extension.

5.12 The property in question is located in a corner plot and is offset in comparison with the two adjacent
neighbours. As such, this serves to minimise any potential implications which may result from the proposal.

5.13 Given that the proposal is concentrated predominately to the south elevation, the neighbour that is most
likely to be affected by the proposal is Moulin Huet. That property features a single storey extension to its
north elevation, adjacent to the boundary of the development site. If implemented, there would be an amenity
gap of some 2.5m between properties and as such, it is not considered that the proposal would result in an
overbearing impact in terms of bulk, size or massing.

5.14 Likewise, given the offset nature of the plots, it is not considered that there would be any implications
relating to loss of light or compromised privacy. Although windows are proposed at first floor level to serve a
habitable living space, again because of the offset positioning it is not considered that this would pose an
issue in terms of impact on privacy or overlooking.

5.15 The residential amenity of the site itself would be improved given that the proposal would create off road
parking spaces to the rear and as such has huge benefits which comply with the requirements set out in
Policy INF1 and the Gloucestershire Manual for Streets. As such, although the comments of objection are
duly noted, the proposal is considered to be acceptable in terms of impact to residential amenity and accords
with the requirements set out in Policy HOUS.
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6.0 Conclusion & Recommendation

6.1 Whilst the Parish Councils comments have been considered, the proposed scheme would be in
accordance with the relevant policies, and it is therefore recommended that planning permission is granted
subject to conditions.

RECOMMENDATION Permit
Conditions:

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

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

2 The development hereby permitted shall be carried out in accordance with the following approved
documents:
- Proposed floor plans (revised): 970,81 -02 D; received by the local planning authority on 28th
January 2019,
- Proposed elevations {revised): 970;81-05 E; received by the local planning authority on 28th
January 2019.
- Proposed block plan (revised): 970;81 -07 D; received by the local planning authority on 28th
January 2019.
;and any other conditions attached to this permission.

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

3 The external facing materials to the development hereby permitted shall match in colour, form and
texture those of the existing building.

Reason - To ensure that the development hereby permitted is in keeping with the existing building.

Notes:

1 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.

2 This permission does not imply any rights of entry to any adjoining property nor does it imply that the

development may extend into or project over or under any adjoining boundary.
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18/00607/FUL Greenacres, Brookfield Road, Churchdown 7

Valid 08.06.2018 Removal of existing structures, retention of hardstanding and 3no.
agricultural buildings. Erection of proposed polytunnel, additional
hardstanding and extension to agricultural track.

Grid Ref 389635 220128

Parish Badgeworth

Ward Badgeworth

RECOMMENDATION Non-determination appeal
Policies and Constraints

National Planning Policy Framework (2018)

Planning Practice Guidance

Joint Core Strategy (2017) - SD1, SDS, SD6, SD9, SD14, INF1, INF2.
Tewkesbury Borough Local Plan to 2011 (March 2006) - AGRS
Greenbelt

Public Right of Way

Flood Zone 2 and 3

Human Rights Act 1998 - Article 8

The First Protocol - Article 1

Consultations and Representations

Badgeworth Parish - The Council objects to this planning application and supports the views given by
Churchdown Parish Council. The pre-application guidance given by Tewkesbury Borough Council is
relevant. The development has an adverse impact on the appearance and amenity of the Green Belt. There
is a history on the site of unapproved buildings and enforcement.

Churchdown Parish -The Council object as the development has never received planning permission: the
previous applications have been withdrawn or not proceeded with. The application represents a polential
encroachment into green belt land if the proposed developments are subject to a change of use application
at some point in the future. The Council ask that if the application is granted a covenant be imposed that the
applicant be prohibited from making a change of use application for use as a dwelling in the future.

Highways England - No objection

Severn Trent - No objection - as the proposal has minimal impact on the public sewerage system
County Highways Authority - No objection subject to conditions

Local Lead Flood Authority - No objection

Local Residents - Two comments supporting the application summarised as follows:

A shelter for the animals would be an excellent asset the land.

If the animals have no shelter it would affect their health

Local food production is positive

The plans are in keeping with the area

Planting more trees will reduce car pollution from the M5 and filter the air for residential and wildlife
The development is environmentally sound and sustainable]

The polylunnels are in keeping with modern farming and an agricultural area

0000000

Planning Officers Comments: Paul Instone
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1.0 Application Site

1.1 The application site comprises a parcel of land which extends to approximately 2.8 hectares which is
bounded by the M5 to the east and Brookfield Road to the south. The east of the site is formed, in part, by
Norman's Brook, with a playing field beyond. There is a raised railway line which runs east west to the north
of the site. The site is located approximately 200 metres to the east of the Residential Development
Boundary of Churchdown.

1.2 The application site is primarily laid to pasture although there is a track providing access to the site from
Brookfield Road to the south and there is an existing area of hardstanding to the east of the access track on
entry to the site. Brookfield Road is at a higher elevation than the adjacent land, to allow for the bridge over
ihe MS and as such the access track is on raised ground, with banks sloping down to natural ground level.

1.3 The site is separated into two by Norman's Brook by a bridge which provides vehicular access between
the north and south areas

1.4 There is a public right which runs on a north south axis through site. The Environment Agency's Flood
Map for Planning identifies that parts of the site in Flood Zones 2 and 3, although there is raised ground in
the centre of the site which is located in Flood Zone 1. The application site is located wholly within the Green
Beit.

1.5 There are currently a number of structures, piles of materials and vehicles/caravans which are
stored/parked and advertisements on the site which do not benefit from planning permission. The supporiing
submission states that the hardstanding to the south of the site adjacent to the access track was laid in 2012.

2.0 Planning History
There is an extensive enforcement history on the site. In addition the following submissions are relevant:

12/00910/AGR - A prior notification application was submitted for the erection of a polytunnel for the housing
of livestock. The applicant was advised that a full planning permission was required.

13/00706/FUL -Erection of two polytunnels, agricultural building and extend hard standing area. The Council
was not presented with sufficient information to proceed with the application

3.0 Current Application

3.1 This application is submitted in full and seeks the erection of a polytunnel for agricultural use, retention of
3 no. agricultural buildings, retention of existing hardstanding, proposed additional hardstanding and
extension fo agricultural track.

3.2 The application submission states that all other existing structures, materials and vehicles on the site,
which have been erected or places on the ground without the benefit of planning permission will be removed.

3.3 The polytunnel which is proposed to be erected would be located in the north east corner of the site.

The polytunnel would measure 22 metres by 13.2 metres and would be dual-spanned. The polytunnel would
pravide a floor area of circa 290 square metres and the height of the domes would be 3.65 mefres. The
polytunnel ‘external walls' would comprise 2.3 metres high corrugated metal and spaces timber boarding.

3.4 It is proposed that an area of hardstanding would be laid to the north and east of the polytunnel and an
existing area of hardstanding which extends to circa 25 square metres would also be retained. A
landscaping screen comprising of mixed hedge and coppice trees is proposed to the west, south and east of
the polytunnel.

3.5 It is also proposed to relocate an existing poultry shed and polytunnel (protected run} with an attached
timber shed, which measures circa 3 metres by 6 metres (excluding the shed) adjacent to proposed new
polytunne!. In addition it is proposed that an existing wooden and corrugated metal sheeting 'Bucks Shed'
and adjacent water butt, which extends to circa 20 square metres would be retained adjacent to the
polytunnel.
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3.6 The application advises thal the proposed polytunnel would provide room in which to expand the
breeding herd, accommodaie young stock for fonger, and provide separate areas for bedding, hay, feed,
working areas and to store the basic machinery and equipment necessary for the management of the
holding.

3.7 It is proposed that the relocated polytunnel would be used for free range egg production.

3.8 The application also proposes to extend the existing track which runs from the site entrance at Brookfield
Road to the bridge at Norman's Brook to the proposed polytunnel, in order to provide year round vehicular
access to the livestock accommodation. The proposed agricultural frack would be 3 metres wide.

3.9 To the south of the site the application seeks to retain an area of hardstanding which has been surfaced
with hollow pavers which extends to circa 100 sq m by the entrance of Brookfield Road.

3.10 It is also proposed to relocate a metal storage container to the south of the site, adjacent to Brookfield
Road and the area of hardstanding. The application states that this building will be used for the storage of
logs and timber cut on site, for sale to the public.

3.11 The application submission states that it is proposed to remove all other existing structures at the site
for which planning permission is not granted as a result of this application.

3.12 The applicant has submitted an appeal against non-determination of the application which has been
validated by the Planning Inspectorate.

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 materiais considerations.”

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

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

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

Is the proposal an agricultural unit and if so are the buildings reasonably necessary for the
purposes?

5.1 In considering this application, a fundamental determining factor is whether the application site is an
agricultural unit. This is the starting point in the decision making process to ascertain whether the proposed
buildings are appropriate development in the Green Belt, and whether the buildings and associated works
are reasonably necessary for the purposes of agriculture.

5.2 The definition of agriculture, provided by section 336 of the 1990 Town and Country Planning Act,
includes 'breeding and keeping of livestock (including any creature kept for the production of food)'.

5.3 An agricultural unit is defined in paragraph X of part 3 of Schedule 1 of the Town and Country Planning
(General Permitted Development) Order 2015 as agricultural land which is occupied as a unit for the
purposes of agriculture.

5.4 Section 109 of the Agriculture Act 1847 defines agricultural land as land in use for agriculture which is so
used for the purposes of a trade or business.
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5.5 The land is being used for the breeding of goats and as such the land use can only be described as
agricultural. The question is whether the unit is being used for trade or business.

5.6 The term 'trade or business' generally includes any activity carried out for the production of income from
selling goods or performing services with the primary purpose for engaging in an activity being for income or
profit. The applicant is registered as a sole trader and trades at Greenacres and submits her book figures on
line each year to HMRC. It is clear from the submitted information that the goats are sold for meat and
breeding with the aim to profit and therefore it is considered that the application site is an agricultural unit.

5.7 On the basis that this is an agricultural unit, the question is then whether the proposal is reasonably
necessary for the purposes of agriculture with the unit.

5.8 The application has been reviewed by an Agricultural Advisor on behalf of the Council. At the time of the
site visit there were 38 breeding nanny goats, 3 billy and 22 youngsters up to 6 months. The plan is to
continue to raise goats and potentially increase number. This would operate alongside the existing goose
laying enterprise.

5.9 The Agricultural Advisor considers that as this is a small niche farming enterprise, it is reasonable to try
and establish whether the enterprise is viable or at least financially sustainable i.e. covering costs, to help
justify whether investment in the building is reasonably necessary for an agricultural use that is likely to exist
for the foreseeable future. This is on the basis that if the enterprise proved not to be viable and ceased, then
the building could no longer be considered reasonably necessary.

5.10 Although no income and expendilure figures were provided with the application, the Advisor has stated
that as this is a basic low input system, assuming the sale of 50 goats per annum, without considering the
extra income from firewood, it is concluded that the goat enterprise is likely to be sustainable and remain as
such, based on the current local demand.

5.11 The poly tunnel creates circa 290 square metres and the Advisor considers that having locked at the
use proposals, the number of envisaged goats and standard space requirements that the proposed
polytunne! is reasonable for the purposes of agriculture. This opinion takes into account that the existing
structures on the site are removed.

5.12 It is also advised that Billy goats need to be isolated from nannies, with shelter, and therefore retaining
the existing timber and tin shed is considered a necessity. The polytunnel for the goose laying enterprise is
again considered a necessity for protection from predators and shelter and of course somewhere to lay eggs
in the spring. Lastly somewhere dry for fire wood and kindling would be considered essential for seasoning
and storage. The operation is very small scale and the existing metal building would serve that purpose.

5.13 In conclusion, the proposed developments are considered reasonably necessary for what is considered
to be an agricultural unit.

Principle of Development

5.14 Paragraph 80 of the NPPF states that planning policies and decisions should help create the conditions
in which business can invest, expand and adapt. In respect to the rural economy, paragraph 83 states that
planning decisions should enable the sustainable growth and expansion of all types of businesses in rural
areas.

5.15 Policy AGRS of the Tewkesbury Borough local Plan to 2011 - March 2006 supports proposals for the
erection of agricultural buildings subject to certain criteria which are discussed in the relevant sections below.

5.16 The broad principle of the proposals are therefore considered to be acceptable subject to the overall
planning balance taking into account the material planning considerations, including but not limited to the
appropriateness of development in the Green Belt and landscape impact.

Green Belt

5.17 The application site is within the Green Belt. At paragraph 145 the NPPF states that a local planning

authority should regard the construction of new buildings as inappropriate in the Green Belt. An exception to
this includes, inter alia, buildings for agriculture of forestry. This echoes policy SD5 of the JCS.
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5.18 Inappropriate development is, by definition, harmful to the Green Belt and shouid not be approved
except in the very special circumstances. The essential characteristics of Green Belts are their openness
and their permanence.

5.19 Paragraph 144 of the NPPF states that when considering any planning application, local planning
authorities should ensure that substantial weight is given to any harm to the Green Belt. The essential
characteristics of the Green Belts are their openness and permanence.

5.20 It is concluded that the application site is an agricultural unit and it is also considered that the proposed
developments are reasonably necessary for the purposes of the agricultural unit.

5.21 It is therefore concluded that the application is not inappropriate development in the Green Belt.
Moreover, by virtue of the proposed location of the polytunnels and goat shed, in the north east corner site
between the M5 and a raised railway line, the temporary nature of the structure, accompanied by the fact
that landscaping is proposed to the west, east and south, it is considered that the proposal would not be
harmful to the openness of the Green Belt, or the permanence of the Green Belt.

5.22 It is therefore concluded that the proposal would not be inappropriate development in the Green Belt
and would not be harmful to the essential characteristics of the Green Belt.

Landscape and Visual Impact

5.23 The NPPF states that planning decisions should contribute to and enhance the natural and local
environment by, inter alia, recognising the intrinsic character and beauty of the countryside. Policy SD6 of
the JCS echoes this requirement. Policy AGRS5 of the Local Plan states that new agricuitural buildings
should be well site in relation to existing buildings, ancillary structures and works and [andscape features in
order to minimise adverse impact on the visual amenity of the locality.

5.24 The polytunnels and goat shed are proposed to be located in the north east corner of the site outside
flood zone 2 and 3. This would produce & cluster of buildings which would be visible from the M5, the
railway line and to walkers on the public footpath.

5.25 However views would be against the backdrop of the M5 and railway line and the buildings would
appear low key and agricultural. It is considered that having regard to the characteristics of the application
site, that the structures are sited in a location which would minimise the adverse impact on the visual amenity
of the locality in accordance within policy AGRS5. Moreover, planting is proposed adjacent to the structures
which would further limit public views.

5.26 In addition the log store would be sited in the southern field with limited visibility from public viewpoints.

5.27 The cluster of structures in the north east of the site would be served by a new access track. The
surface treatment of the access track is not confirmed in the planning application documents. It
recommended that a condition is imposed on a planning permission to secure an appropriate surface
ireatment which is suitable for the rural landscape character of the site. Subject to such a condition it is
considered thal the track would be acceptable.

5.28 In conclusion, whilst the introduction of structures and associated features would result in some harm to
the landscape by introducing built form onto agricultural land, it is considered that by virtue of the position
and design of the buildings, and the proposed landscaping that this landscape harm would be tempered.

Design and Materials

5.29 Policy AGRS of the Local Plan states that new agricultural buildings should be sympathetically designed
in terms of height, mass, materials, colour and landscaping where appropriate.

5.30 The proposed polytunnel would have a floor area of circa 290 square metres and the walls would
extend to 2.3 metre in height before the dome of the roof starts to rise, peaking at each ridge at 3.65 square
metres. The side walls would be formed with spaced timber boarding with a layer of corrugated metal
around the base of the walis to form a retaining wall for bedding. The roof would be formed of stretched
polythene, green in colour. Alongside the other buildings which are to be retained on site, it is considered
that the building would appear agricultural in nature, and the appearance of scale of the structures and would
be appropriate to the rural context of the site. it Is considered that the application would comply with Palicy
AGRS of the Local Plan in this regard.
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Flood Risk

5.31 Paragraph 183 of the NPPF states that when determiring planning applications local planning
authorities should ensure that flood risk is not increased elsewhere. Where appropriate, applications should
be supporied by a site-specific flood risk assessment. This echoes the requirements of Policy INF2 of the
JCS

5.32 The Environmeni Agency's Flood Risk for Planning Map identifies part of the site in Flood Zones 2 and
3. However, the central part of the site is localed in Fiood Zone 1 and the proposed polytunnels and goat
shed would be located within this area. Similarly the proposed log store would be located in Flood zone 1.

5.33 However, the application does propose to retain areas of hardstanding and create new areas of
hardstanding, and an agricultural track in flood zones 2 and 3.

5.34 The Local Lead Flood Authority (LLFA) has been consuited on the application and originally objected to
the application due to a lack of information and the applicant subsequently provided a surface water
drainage strategy. The strategy proposes measures including deep flow guttering to collect rainwater as a
drink source for goats with French Drains to collect excess surface water and direct flow to an adjacent ditch.

5.35 The LLFA have now confirmed that given that the development is only creating a minimal amount of
impermeable area within the polytunne! (as the extra hardstanding and track would be made of impermeable
material), there would not be a large increase in the volume of runoff and the proposal for French Drains will
be sufficient lo manage this increase.

5.36 On this basis it is concluded that the proposal would not increase flood risk elsewhere and is considered
acceptable.

Highway Safety

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

5.38 The application site is served from a vehicular access off Brookfield Road and the entrance to the site of
formed by a gate providing access for vehicles and walkers using the public right of way.

5.39 The County Highways Authority have been consulted on the application and do not object to the
application subject to conditions to ensure that the access is retained in accordance with the approved plans,
that gates swing inwards, that the access road is surfaced bound material with 10 metres of the public
highway and that the requisite visibility splay is maintained.

5.40 On this basis it is considered that the proposal is acceplable in respect to Highway Safety.

6.0 Conclusions and Planning Balance

6.1 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 Act provides that the local planning authority shall have regard to the provisions of the development
plan, so far as material to the application, and ta any other material considerations.

Benefits

6.2 It is concluded that the application site is an agricultural unit and it is also considered that the proposed
developments are reasonably necessary for the purposes of the agricultural unit. The proposal would enable
the sustainable growth and expansion of this rural business.

6.3 These factors weigh in favour of the proposai.
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Harms

6.4 The introduction of structures and associated features would result in some harm to the landscape by
introducing built form onto agricultural land. However it is considered that by virtue of the position and
design of the buildings, and the proposed landscaping that this landscape harm would be tempered.
Neutral

6.5 The proposal would not be inappropriate development in the Green Belt. Further, the development
would be acceptable in terms of highway safety and flood risk.

Conclusion

6.6 It is concluded that the economic benefits of enabling the sustainable growth and expansion of a rural
business outweigh the limited harms to the landscape, which are tempered by the design approach and the
proposed landscaping. It is therefore recommended that planning permission is granted.

RECOMMENDATION Non-determination appeal

Conditions:
1 The development hereby permitted shall be begun before the expiration of five years from the date
of this permission
2 The development hereby permitted shall be carried out in accordance with the following approved
plans:

Proposed Site Plan - Drawing B Revision 2
Proposed North Block Plan - Drawing C Revision 0
Proposed South Block Plan - Drawing D Revision 0
Buck Accomodation - Drawing 1 Revision 2

Log Store - Drawing 2 Revision 1

Poultry Shed & Polytunnel - Drawing 3 Revision 2
Proposed Polytunnel - Drawing 4 Revision 2
Proposed Polytunnel - Drawing 5 Revisions 2
Proposed Polytunne! - Drawing 6 Revision 2
Proposed Polytunnel - Drawing 7 Revision 2

3 All planting, seeding and turfing detailed in the landscaping scheme set out on Proposed North Block
Plan - Drawing C Revision 0 shall be carried out in the first planting and seeding season following
the construction of the polytunnel hereby permitted by drawing numbers 4, 5 and 6 . Any trees or
plants which, within a period of five years from completion of the development, die, are removed, or
become seriously damaged or diseased, shall be replaced in the next planting season with others of
similar size and species, unless the Local Planning Authority gives written consent to any variation.

4 The proposed external material for the polytunnel shall be fully in accordance with Drawing Number
5 Revision 1 and Drawing Nurmber 6 Revision 1,

5 Within 6 months of the construction of polytunnel hereby permitted by drawing numbers 4, 5 and 6,
all existing structures categorised as numbers 3, 4,5, 6,7, 8, 9, 11, 13, 15, 16, 17, 18, 19, 21, 22,
23, 24 and 25 in the Photographic Schedule received on 8th June 2018 shall be removed from site
or positioned inside a structure herby permitted.

6 Prior to the occupation of the development hereby permitted, the vehicular access/access track shall
be laid out and constructed in accordance with the submitted plan drawing no. B Rev 2, with any
gates situated at least 10.0m back from the carriageway edge of the public road and hung so as not
to open outwards towards the public highway and with the area of access road within at least 10.0m
of the carriageway edge of the public road surfaced in bound material, and shali be maintained
thereafter.
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7 The vehicular access hereby permitted shall not be brought into use until the existing roadside
frontage boundaries have been set back to provide visibility splays extending from a point 2.4M back
along the centre of the access measured from the public road carriageway edge (the X point) to a
point on the nearer carriageway edge of the public road 160M distant in both directions (the Y
points). The area between those splays and the carriageway shall be reduced in level and thereafter
maintained so as to provide clear visibility between 1.05m and 2.0m at the X point and between
0.26m and 2.0m at the Y point above the adjacent carriageway level.

8 Prior to the construction of the agricultural track and additional areas of hardstanding details of the
proposed surface materials and construction techniques shall be provided to the local planning
authority. Thereafter, the development shall not be carried out other than in accordance with the
approved plans.

9 The development hereby permitted shall be carried out in accordance with the Surface Water
Flooding Risk Statement received on 2nd September 2018,

Reasons:

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

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

3 In the interests of amenity and to ensure a satisfactory standard of landscaping

4 In the interests of visual amenity

5 In the interests of visual amenity and to preserve the openness of the Green Belt.

6 To reduce potential highway impact by ensuring that there is a safe, suitable and secure means of
access for all people that minimises the scope for conflict between traffic and cyclists and
pedestrians in accordance with paragraph 108 and 110 of the National Planning Policy Framework.

7 To avoid an unacceptable impact on highway safety by ensuring that adequate visibility is provided
and maintained to ensure that a safe, suitable and secure means of access for all people that
minimises the scope for conflict between traffic and cyclists and pedestrians is provided in
accordance with paragraphs 108 and 110 of the National Planning Policy Framework.

8 To secure a satisfactory appearance and to ensure that the proposal would not increase flood risk
elsewhere

9 To ensure that the proposal would not increase flood risk elsewhere

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 seeking further details on
drainage and highway access.
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BOROUGH COUNCILLORS FOR THE RESPECTIVE WARDS 2015-2019

Ward Parishes or Councillors Ward Parishes or Councillors
Wards of Wards of
Ashchurch with Ashchurch Rural | B C J Hesketh Hucclecote Hucclecote G F Blackwell
Walton Cardiff Wheatpieces H C McLain Innsworth with Down Hatherley | G J Bocking
Badgeworth Badgeworth R J E Vines Down Hatherley | Innsworth
Boddington Isbourne Buckland J H Evells
Great Witcombe Dumbleton
Staverton Snowshill
Brockworth Glebe Ward R Furolo Stanton
Horsbere Ward | R M Hatton Teddington
Moorfield Ward | H A E Turbyfield Toddington
Westfield Ward Northway Northway P A Godwin
Churchdown Brookfield Ward | R Bishop E J MacTiernan
Brookfield DT Foyle Oxenton Hill Gotherington M A Gore
Oxenton
Churchdown St | StJohn's Ward K J Berry Stoke Orchard
John's A J Evans and Tredington
P E Stokes
Shurdington Shurdington P D Surman
Cleeve Grange Cleeve Grange 5 E Hillier- Tewkeshury Tewkesbury V D Smith
Richardson Newtown Newtown
Cleeve Hill Prescott M Dean Tewkesbury Tewkesbury K J Cromwell
Southam A Hollaway Prior's Park (Prior's Park) J Greening
Woodmancote Ward
Cleeve St Cleeve St R D East Tewkesbury Town | Tewkesbury M G Sztymiak
Michael's Michael's A S Reece with Mition Town with P N Workman
Mitton Ward
Cleeve West Cleeve West R A Bird
R E Garnham Twyning Tewkesbury T A Spencer
. (Mythe Ward)
Coombe Hill Deerhurst D J Waters Twyni
- wyning
Elmstone M J Williams
Hardwicke Winchcombe Alderton R E Allen
Leigh
Lonaford Gretton J E Day
nglo Hawling J R Mason
e Stanwa
Sandhurst Y
3 Sudeley
Twigworth .
; Winchcombe
Uckington
Highnam with Ashleworth P W Awford 20 October 2017
Haw Bridge Chaceley D M M Davies
Forthampton Please destroy previous lists.
Hasfield
Highnam
Maisemore
Minsterworth

Tirley




