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In addition to the written report given with recommendations, where applicable,
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appropriate during the Meeting which may result in a change to the Technical
Planning Manager stated recommendations.
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Booklet, the planning application documents, any third party representations and any
responses from the consultees listed under each application number. The Schedule of
third party representations received after the Report was printed, and any reported
orally at the Meeting, will also constitute background papers and be open for
inspection.
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Planning Policy Statement 11: Regional Spatial Strategies



INDEX TO PLANNING SCHEDULE (RECOMMENDATIONS) 18th June 2019

Parish and Reference

Ashleworth
19/00244/FUL
Click Here To View

Badgeworth
19/00444/FUL

Click Here To View

Bishops Cleeve
18/00882/FUL

Click Here To View

Bishops Cleeve
18/01094/APP

Click Here To View

Bishops Cleeve
19/00281/FUL

Click Here To View

Innsworth
18/01284/APP
Click Here To View

Innsworth
18/01285/APP
Click Here To View

Leigh
17/01337/0UT

Click Here To View

Leigh
18/00173/FUL

Click Here To View

Maisemore
18/01129/FUL

Click Here To View

Maisemore
18/01162/FUL

Click Here To View

Address

Casablen The Green Ashleworth Gloucester

Wenallt Badgeworth Lane Badgeworth
Cheltenham

2 Berwick Road Bishops Cleeve Cheltenham
Gloucestershire

Land At Hayfield Way Bishops Cleeve
Cheltenham GL52 8LR

7 Kingswood Close Bishops Cleeve
Cheltenham Gloucestershire

Land North Of Innsworth Lane Innsworth

Land North Of Innsworth Lane Innsworth

Land Off A38 Part Parcel 0120 Tewkesbury
Road Coombe Hill

Land Adjacent To The Swan Tewkesbury
Road Coombe Hill Gloucester

6 Persh Way Maisemore Gloucester
Gloucestershire

Land East Of The A417 Main Road Overton
Maisemore

Recommendation

Permit

Refuse

Permit

Approve

Permit

Delegated Approve

Delegated Approve

Delegated Permit

Permit

Permit

Permit

ltem/page number

7/67

9/95

10/99

14/114

13/111

16/124

17/137

318

12/108

4/33



Minsterworth
18/01085/FUL

Click Here To View

Minsterworth
19/00345/FUL

Click Here To View

Stanton
19/00174/FUL

Click Here To View

Stanway
19/00192/FUL

Click Here To View

Teddington
18/01256/FUL
Click Here To View

Winchcombe
18/01272/FUL

Click Here To View

Part Parcel 1228 Main Road Minsterworth
Gloucestershire

Parcel 0020 Between Merville And
Enderley Main Road Minsterworth
Gloucestershire

The Old Post House High Street Stanton
Broadway

Land On The East Side Of Broadway Road
Stanway Cheltenham

Land To East Of Aldebaran Road Alstone

Lower Langley Farm Langley Road
Winchcombe Cheltenham

Permit

Approve

Permit

Refuse

Permit

Refuse

11102

15/119

6/63

5/56



18/01272/FUL Lower Langley Farm, Langley Road, Winchcombe 1

Valid 28.03.2019 Change of use of land from agricultural to residential for the
siting of a static home to provide carer's accommodation in
association with Lower Langley Farmhouse and associated
garden area, and provision of fencing (retrospeclive
application).

Grid Ref 400987 228107

Parish Winchcombe

Ward Winchcombe Alderton Gretton

Hawling Prescott

RECOMMENDATION Refuse
Policies and Constraints

National Planning Policy Framework; 2019 (NPPF)

Planning Practice Guidance

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

Winchcombe And Sudeley Neighbourhood Development Plan, 2011 - 2031; 2017 (NDP)
Flood and Water Management Supplementary Planning Document

Cotswolds AONB Management Plan

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

The First Protocol, Article 1 (Protection of Property)

Area of Qutstanding Natural Beauty

Consultations and Representations
Winchcombe Town Council raises no objection.
The Cotswolds Conservation Board advises that it has no comments to make.

The Local Highway Authority advises that, under their Standing Advice criteria, they do not need to be
consulted on this application, and that this can be dealt with by the Local Planning Authority with the aid of
their guidance.

The Environmental Health Officer raises no objection in terms of noise/odour/nuisance given the distance
to and use of the adjacent agricultural buildings at Lower Langley Farm.

The application as originally submitted was publicised through the posting of a site notice and 1 letter of
objection was received in the 21 day statutory consultation period or since. The main points raised relate to:

» The large static home is two bedroomed, one with en-suite, has separate power, water and waste
water services, access drive and gate to the farmhouse. Surely carer's accommodation, if actually
required to be distinctly separate from the farmhouse, in the form of an adjacently sited ordinary
caravan would suffice. There are variably between about two and four caravans within the whole site
area, as some go and more arrive. Caravans, of the type that can be towed behind a car, have very
comprehensive facilities these days. A caravan would also be visually far less intrusive than a large
static home.

» The need for separate accommodation for the applicant and partner should be questioned.

s The carer's accommodation is described as temporary. This is questioned in view of all connected
services, distance and complete separation from the farmhouse and within its own very generous
fenced plot, fenced on three sides with the fourth side open to give countryside views. Rather
extravagant for temporary accommodation for a carer

» The siatic home is intrusive and does not blend in with the local landscape or surroundings. It
stands above the top of the & foot fence by about § feet. It sticks out horribly.

» Discharge from the waste water treatment plant and soakaway of the static home is close to a
drainage ditch sited on the southern side of the road outside. The ditch often floods onto the road,
s0 any more water will cause greater floading onto the road.

« The static home site was grassed land before the static home appeared, there weren't bales on it.



¢ The burglary wasn't from the farmhouse

¢ The farm hasn't had its own livestock, cattle or sheep for years. Horses from the long standing riding
school on the farm site eat the grass in the fields and are looked after by the riding school.

» The applicant uses the road many times a day by large car with trailer attached and with logs or
fencing materials for hard landscaping for one of his businesses run from the farm site. Moving to a
new home on the farm site would make little difference to his vehicular use of the road.

s Approving this retrospective application would set a terrible, terrible precedent for any farmer or land
owner to put static homes on their land for occupation by family or others.

The application has been re-publicised via site notices following the submission of amended plans to show
the associated vehicular and pedestrian accesses to the site from the public highway as well as the
associated provision of vehicular parking outlined in red on the Location Plan, and then again following the
submission of further amended plans to show the parcel of land closely associated with the static home and
enclosed by fencing outlined in red on the Location Plan. No letters of representation were received in these
14 day statutory consultation periods or since.

The application is presented to the Planning Committee at the request of Councillor Mason in order
to assess the impact on the landscape and possibly special circumstances

Planning Officers Comments: Emma Dee
1.0 Application Site

1.1 The application site is located on the southern side of Langley Road, some 11 metres to the east of
agricultural buildings associated with Lower Langley Farm and some 93 metres to the east of Lower Langley
Farmhouse (See Location Plan).

1.2 The application site is located within the Cotswolds Area of Outstanding Natural Beauty (AONB), and it is
in Flood Zone 1 ("Low probability") as defined by the most up-to-date Environment Agency flood risk maps.

2.0 Relevant Planning History

2.1 A planning application proposing the erection of replacement wooden stables at Lower Langley Farm
was permitted subject to conditions on 2nd QOctober 1998 (reference 98/0035/0807/FUL)

2.2 A planning application proposing the erection of a portable building at Lower Langley Farm for ancillary
classroom/teaching use was permitied subject to conditions on 24th September 2004 (reference
04/0035/0730/FUL). One such condition attached to this approval of planning permission was for the
development to not be used other than for purposes ancillary to the equestrian business at Lower Langley
Farm, in order to ensure that no independent training centre would be established on the site in the interests
of highway safety and sustainability.

3.0 Current Application

3.1 The application seeks retrospective planning permission for the continued use of land for the siting of a
static home to provide carer's accommaodation in association with Lower Langley Farmhouse (See
Elevations and Floor Plan). The submitted floor plan shows that the gross inlernal floor area of the static
home is approximately 41 square metres, and that it comprises a sitting room, kitchen, utility, shower-room
and 2 no. bedrooms, one of which has an en-suite bathroom. The application makes the case that this
provides temporary and ancillary accommodation for the applicant and their partner, who provide care
support for a family member at Lower Langley Farmhouse. As noted above, this static home is located
approximately 93 metres to the east of Lower Langley Farmhouse, on the opposite side of existing
agricultural buildings associated with Lower Langley Farm {See Site Plan annotated with use of adjacent
buildings). The application site is outside of the residential garden area associated with Lower Langley
Farmhouse.

3.2 A timber fence (measuring approximately 1.67m in height) encloses the site and forms the boundary of
the garden area associated with the static home. The Agent has confirmed in writing that the applicant
intends to stain it either dark green or dark brown and then provide planting to all sides to screen it. The
plans submitted with the application also includes the associated access from the public highway and
vehicular parking area within the red line.



3.3 It was clear from the site visit that some ground works had been undertaken within the area of land
enclosed by this fencing, and it appeared as if some drainage works had been undertaken in association
with it. The Agent has confirmed that an area of impermeable membrane and scalpings had been laid
directly under the footprint of the caravan, and that, in terms of services, an Alkathene water pipe had been
connected to the farm water supply.

4.0 Policy Context

4.1 The adopted Development Plan for Tewkesbury Borough comgrises the Joint Core Strategy 2011 to
2031 (JCS) and the saved policies of the Tewkesbury Borough Local Plan to 2011 (TBLP). In the case of this
application, the Adopted Winchcombe and Sudeley Neighbourhood Development Plan 2011 - 2031 (NDP)
also forms part of the Development Plan. The Council is also in the process of carrying out a review of the
Local Plan. The Tewkesbury Borough Plan (2011-2031) Preferred Options (TBPPO) was published for
consultation between 10th October 2018 and 30th November 2018. Other material policy considerations
include the Cotswolds AONB Management Plan and National Planning Guidance contained within the
National Planning Policy Framework; 2019 (NPPF).

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

5.0 Analysis

Principle of Development:

5.1 The application sets out that the static home provides temporary and ancillary accommodation for the
applicant and their partner, who provides care support for a family member.

5.2 However, by virtue of the location of the static home, well distanced from the existing dwelling at Lower
Langley Farmhouse and its associated residential garden area, and the rooms which this comprises (a sitting
room, kitchen, utility, shower-room and 2 no. bedrooms, one of which has an en-suite bathroom), the static
home cannot be considered to be ancillary 1o the existing dwelling and must therefore be considered as a
new independent residential dwelling. Further, the Agent has confirmed that, in terms of services, an
Alkathene water pipe has been connected to the farm water supply, which suggests a sufficient degree of
permanence. As such, the development must be assessed against the relevant development plan policies in
this regard.

5.3 Policy SP2 of the JCS sets out the strategy for the distribution of new development across the JCS area,
and JCS Policy SD10 ('Residential Development') specifies that, within the JCS area, new housing will be
planned in order to deliver the scale and distribution of housing development set out in Policies SP1 and
SP2. It sets out that housing development will be permitied at sites allocated for housing through the
development plan, including Strategic Allocations and allocations in district and neighbourhood plans. Policy
SA1 of the JCS formally designates seven Strategic Allocations on the edges of existing urban areas and
focuses on the need to deliver comprehensive development in each of these areas. The application site is
not located within any of these Strategic Allocations.

5.4 JCS Policy SD10 specifies 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 except
where otherwise restricted by policies within district plans. Housing development on other sites will only be
permitted where it constitutes affordable housing; constitutes infilling within a town or village, is brought
forward via a Community Right to Build Order; or is allowed for in district or neighbourhood plans. This
strategy is consistent with the NPPF which (paragraph 79 refers) seeks to avoid isolated new homes in the
countryside.

5.5 Policy 3.1 of the Adopted Winchcombe and Sudeley NDP specifies that residential development on infill
and redevelopment sites will be supported, provided that they are within the built up areas. The application
site is not located within the existing built-up area of Winchcombe. None of the other exceptions in policy
SD10 apply. As a result the development is incompatible with the locational strategy of the development
plan, as set out within policies SP2 and SD10 of the JCS and Policy 3.1 of the Winchcombe and Sudeley
NDP.



5.6 It is further noteworthy that the Council's approach for the distribution of new development is currently
under review as part of the Tewkesbury Borough Plan Preferred Options (TBPPO}. Whilst this is still at a
relatively early stage of preparation, Policy RES3 of the TBPPO, proposes to allow for very small scale
residential development "within and adjacent to the built up area of other rural settlements” and, as set out
above, this is not the case here. Having regard to paragraph 48 of the NPPF, however, only limited weight
can be afforded to these emerging policies on the basis that the TBPPO is still at a relatively early stage of
preparation.

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

{c) approving development proposals that accord with an up-to-date development plan without delay; or

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

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

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

5.8 The NPPF clarifies (footnote 7) that planning polices for housing will be judged out of date, inter alia,
where the local planning authority cannot demonstrate a § year supply of deliverable housing sites. The
latest published evidence (the Tewkesbury Borough Five Year Housing Land Supply Statement - March
2019 Updale) concludes that the Council can demonstrate a 5.22 year supply in respect of the 31 March
2018 base date data. A recent appeal decision relating to a land at Oakridge, Highnam, concluded that the
Council could not demonstrale a five year supply of deliverable housing sites, with it being concluded in the
decision that it was inappropriate for the Council lo include past advanced delivery of housing within the plan
period. The Council considers that this is a legally flawed interpretation of national policy and so not part of
the decision to be followed.

5.9 Nevertheless, work is progressing on the annual Authority Monitoring Report, which provides the
evidence for the Five Year Land Supply Statement. Whilst this work is not yel complete it is now clear that, in
respect of the 31 March 2018 base date data, the Council is not able to show a five year supply of
deliverable housing sites and as a result can no longer demonstrate a five year supply of deliverable housing
sites. The latesl available information indicates that the Council can demonstrate a 4.33 year supply of
deliverable housing sites, amounting to a shortfall of approximately 223 dwellings.

5.10 Therefore, notwithstanding the conflict with the Development Plan, the Council's policies for the supply
of housing are considered to be out-of-date having regard to paragraph 11 of the NPPF. In these
circumstances, as set out above, the NPPF advises that the presumption should be that planning permission
is granted unless the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed, or there are adverse impacts of
doing so which would significantly and demonstrably outweigh the benefits, when assessed against the
policies of the NPPF taken as a whole.

5.11 Therefore, notwithstanding the conflict with the Development Plan, the provisions of paragraph 11 of the
NPPF and the presumption in favour of sustainable development is a material consideration which must be
considered in the overall planning balance; however it should be noted that the proposal itself conflicts with
the NPPF policy which seeks to avoid isolated new homes in the countryside.

Design and Landscape Impact:

5.13 Section 12 of the NPPF relates to "Achieving well-designed places” and, at paragraph 124, sets out that
the creation of high quality buildings and places is fundamental to what the planning and development
process should achieve. Paragraph 127 specifies that planning policies and decisions should ensure that
developments 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, and are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping. It further sets out that planning decisions should ensure that
developments 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).



5.14 In this regard Policy SD4 (Design Requirements) of the JCS is relevant, which specifies that new
development should respond positively 1o, and respect the character of, the site and its surroundings and
enhancing local distinctiveness, and that it should be of a scale, type, density and materials appropriate to
the site and its setting. Further, Policy 5.1 of the Winchcombe and Sudeley NDP, which relates to the
"Design of new development” specifies that new development should reflect the character of its surroundings
and that the design of new development will be expected to complement and enhance, where appropriate,
the prevailing size, height, scale, materials, layout, density and access of any surrounding development.

5.15 In terms of landscape impact, Section 15 of the NPPF relates to "Conserving and Enhancing the
Natural Environment" and, at paragraph 170, specifies that planning decisions shou'd contribute to and
enhance the natural and local environment by protecting and enhancing valued landscapes, and by
recognising the intrinsic character and beauty of the countryside. In this regard, Policy SD6 (Landscape} of
the JCS is relevant.

5.16 As noled above, the application site is located within the Cotswolds AONB. Policy SD7 of the JCS
requires all development proposals within the setting of the Cotswolds AONB to conserve and, where
appropriate, enhance its landscape, scenic beauty, wildlife, cultural heritage and other special qualities. 1t
further sets out that proposals will be required to be consistent with the policies set out in the Cotswolds
AONB management plan. Paragraph 11 of the NPPF, as referred to above, requires decisions to apply a
presumption in favour of sustainable development which means, where the policies which are most important
for determining an application are out-of-date (including instances where the local planning authority cannot
demonstrate a 5 year supply of deliverable housing sites), granting permission unless, inter alia, the
application of policies in this Framework that protect areas or assets of particular importance provides a clear
reason for refusing the development proposed. Footnote 6 clarifies that these areas or assets of particular
importance include AONBs. Paragraph 172 of the NPPF sets out that great weight should be given to
conserving and enhancing landscape and scenic beauty in AONBs which, afong with National Parks and the
Broads, have the highest status of protection in relation to these issues. Further, Policy 1.1 of the
Winchcombe and Sudeley NDP, which relates to "Protecting the Distinctive Character of the Area” specifies
that development should respect local character and, where relevant, must protect and enhance the
Cotswolds AONB.

5.17 Further, Policy CE1 {Landscape) of the Cotswolds AONB Management Plan specifies that proposals
that are likely to impact on, or create change in, the landscape of the Cotswolds AONB, should have regard
to, be compatible with and reinforce the landscape character of the location, and that they should have
regard to the scenic quality of the location and its setting and ensure that views (including those into and out
of the AONB) and visual amenity are conserved and enhanced.

5.18 The existing fencing provides a hard boundary to the parcel of land surrounding the static home, which
is not sympathetic in its appearance to the rural character of the area nor the landscape and scenic beauty of
the AONB. It is, however, acknowledged that this existing fencing is lower than 2 metres in height. As this
fencing is not adjacent to a highway used by vehicular traffic, it is permitted development. Irrespective of
this, the Agent has confirmed in writing that the applicant intends to stain the fencing either dark green or
dark brown and then provide planting to all sides to screen it. Any approval of planning permission would
need to be subject to condition for details of the colour paint for the fencing and a landscaping scheme to be
submitted 1o and approved in writing by the Local Planning Authority.

5.19 Whilst this would assist in sofiening the appearance of the boundary treatment, it is considered that it
would not mitigate the landscape impact of the static home which exceeds the height of this fencing. The
development extends beyond the cluster of existing agricultural style buildings at Lower Langley Farm and is
well distanced from the residential garden area associaled with Lower Langley Farmhouse. The
development is not of a rural design and encroaches into what was formerly open countryside. By virtue of
the scale and form of the static home and its rural setting, it is considered that this fails to respond positively
to, nor respect the character of, the site and ils surroundings, and fails to conserve the landscape and scenic
beauty of the Cotswolds AONB. It is further judged that the domestication of the surrounding land forming
the residential garden area associated with the static home, combined with associated domestic
paraphernalia, has a cumulative impact on the rural setting of the application site and the landscape and
scenic beauty of the Cotswolds AONB. As such, the development is contrary to policies SD4, SD6 and SD7
of the JCS, policies 1.1 and 5.1 of the Winchcombe and Sudeley NDP, Policy CE1 {Landscape) of the
Cotswolds AONB Management Plan and paragraphs 127 and 172 of the NPPF.



Impact on Residential Amenity:

5.20 Paragraph 127 of the NPPF specifies that planning decisions should ensure that developments create
places that are safe, inclusive and accessible and which promote health and well-being, with a high standard
of amenity for existing and future users.

5.21 In terms of 'Amenity and Space', Policy SD4 of the JCS sets out that new development should enhance
comfort, convenience and enjoyment through assessment of the opportunities for light, privacy and external
space, and the avoidance or mitigation of potential disturbances, including visual intrusion, noise, smell and
pollution. Policy SD14 of the JCS, which relates to 'Health and Environmental Quality', specifies that new
development must cause no unacceptable harm to local amenity including the amenity of neighbouring
occupants, and that it must incorporate, as appropriate, the investigation and remediation of any land
contamination within the site.

5.22 The application confirms that the adjacent agricultural building (shown in blue on the submitted site
plan) is used for the storage of agricultural machinery and ancillary items, and that the building circa 40m to
the west and on the other side of the 'blue’ building (shown in purple on the submitted site plan) is used for
livestock.

5.23 By virtue of the scale and form of the development and its proximity to the nearest residential property,
it is considered that this does not unreasonably affect the amenity of adjoining occupiers in terms of
overshadowing, overbearing impact or loss of privacy.

5.24 Further, the Environmental Health Officer has been consulted and raises no objection in terms of
noise/odour/nuisance, given the distance to and use of the adjacent agricultural buildings at Lower Langley
Farm. ltis therefore considered that the residential amenity of existing and future occupiers would be
protected.

Highways Considerations:

5.25 Section 9 of the NPPF relates to "Promoting sustainable transport” and, at paragraph 108, 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. Paragraph 109 specifies 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. In this regard, Policy INF1 (Transport
Network) of the JCS is also relevant.

5.26 The submitted Location Plan shows that vehicles associated with the static home utilise an existing
vehicular access to the site, and that vehicular parking is currently provided on an existing area of
hardstanding to the north of the agricultural buildings at Lower Langley Farm. As the development utilises an
existing vehicular access, it is considered that the development would not result in an unacceptable impact
on highway safety. Further, it is not considered that the residual cumulative impacts on the road network
would be severe.

5.27 In terms of accessibility considerations, paragraph 78 of the NPPF specifies that, to promote
sustainable development in rural areas, housing should be located where it will enhance or maintain the
vitality of rural communities. Whilst the development potentially contributes towards supporting the vitality of
the services and facilities in Winchcombe, this is limited by the scale of the development. Further, in making
use of any services and facilities in nearby setllements, occupants of the static home would be doing so
using unsustainable transport means. It is considered that the site is not a sustainable location for new
residential development, as it is relatively remote from the nearest amenities and facilities. Further, the route
from the application site to the 'built up area’ of Winchcombe and Sudeley is not attractive to walkers given
the nature of the road network and unlit nature of the route. The development therefore places a high
reliance on the use of the car for travel to work, shopping, leisure, community facilities and other usual travel
destinations. Itis considered that the location of the application site and the corresponding need to travel by
car would not accord with the environmental dimension of sustainability,

5.28 Paragraph 79 of the NPPF specifies that planning decisions should avoid the development of isolated
homes in the countryside unless one or more of 5 defined circumstances apply. The application does not
comply with any of these exceptions and therefore does not accord with the environmental dimension of
sustainability as set out in the NPPF.



Personal Circumstances:

5.29 The Agent for this application was advised during the application process that it was likely to be
recommended for refusal given the conflict with housing and AONB protection policies.

5.30 The Agent was further advised that, given the personal circumstances set out within the application
regarding the applicant's care requirements, the Local Planning Authority may consider a building within the
residential area associated with the existing dwelling maore favourably, subject to this being of a scale and
form and being of a use that is ancillary and incidental to the principal dwelling, and subject to its design
respecting the landscape and scenic beauty of the AONB.

5.31 However, the Agent responded by re-emphasising the principal reason for the location of the caravan
away from the main dweliing. The Agenl advised that the caravan is to function as accommodation for a
family member to provide care for a family member with particular care needs. The application makes the
case that situating the caravan immediately next to the main dwelling would lead to confusion and distress
on the part of the family member. The submitted Planning Statement advises that a previous domestic
arrangement where family members moved into the existing dwelling with the family member requiring care
became distressing at times for that family member.

5.32 Whilst the application provides details of the requirements of the static home, such personal
circumstances are not material planning considerations which outweigh the planning policy conflicts outlined
above.

5.33 The Gavernment's Planning Practice Guidance states that a condition used to grant planning
permission solely on grounds of an individual's personal circumstances will scarcely ever be justified in the
case of permission for the erection of a permanent building.

6.0 Overall balancing exercise and conclusions

6.1 A balancing exercise has been performed to weigh the benefits of the development against the
disadvantages.

Benefits:

6.2 The benefits which would be derived from the development would be a contribution, albeit in a very small
way, towards providing housing in the Borough. Similarly the economic benefits which would be derived from
the development and the polential contribution towards supporting the vitality of the services and facilities in
Winchcombe would be limited by the scale of the development. The personal circumstances put forward in
support of the application are noted however these do not constitute public benefits which would outweigh
conflict with the development plan in this case.

Harms:

6.3 Given its localion outside the Winchcombe built up area, the development conflicts with Policy SD10 of
the JCS. Moreover, the Adopted Winchcombe and Sudeley NDP (Policy 3.1) is not supportive of new
housing development in this location and, for this reason, the principle of the development is not considered
to be acceptable. Furthermore, there is conflict with the NPPF which seeks to avoid isolated new homes in
the countryside.

6.4 As set out above, the Council cannot currently demonstrate a five year supply of deliverable housing
sites and therefore planning permission should be granted unless there are clear reasons to do so having
regard to protected assets, or if thethis must be weighed in the overall planning balance.



6.5 Notwithstanding the above, the development does not accord with the environmental dimension of
sustainability as set out in the NPPF, which seeks to resist homes in the countryside unless there are special
circumstances (as defined under paragraph 79 of the NPPF} and to manage patterns of growth to make the
fullest possible use of sustainable modes of travel and local services. The site is not in an accessible
location for new residential development, as it is relatively remote from the nearest amenities and facilities.
Further, the route from the application site to the services and facilities of Winchcombe is not attractive to
walkers or cyclists given the nature of the road network and unlit nature of the route. The development would
therefore place a high reliance on the use of the car for travel to work, shopping, leisure, community facilities
and other usual travel destinations. This would not accord with the environmental dimension of sustainability
and is contrary to the spatial strategy of the JCS. Similarly, the NPPF itself presumes against isolated
dwellings in the countryside.

6.6 In addition, il is considered that the static home, by virlue of its scale and form and its rural setting, as
well as the domestication of the surrounding land forming the residential garden area associated with the
static home, combined with any associated domestic paraphernalia, has a cumulative negative impact on the
rural setting of the application site and the landscape and scenic beauty of the Cotswolds AONB. Paragraph
172 of the NPPF sets out that great weight should be given to conserving and enhancing landscape and
scenic beauty in AONBs.

Neutral Impacts:

6.7 The development would have an acceptable impact on highway safety and the living conditions of nearby
residential uses. There are no other planning objections to the scheme.

Qverall balancing exercise and Canclusion:

6.8 Whilst the Council cannot demonstrate a five year supply of deliverable housing sites, the development
as carried out conflicts with the JCS and Neighbourhood Plan strategy for the location of housing. This, and
the locational disadvantages of the site and the reliance on unsustainable modes of transport, allied to the
harm 1o the Cotswolds AONB, significantly and demonstrably outweigh the limited benefits to the scheme,
including the personal circumstances put forward by the applicant.

6.9 Therefore, for the reasons given above, il is recommended that planning permission is refused.
RECOMMENDATION Refuse
Reasons:

1 The development does not accord with the environmental dimension of sustainability as set out in
the National Planning Policy Framework, which seeks to resist homes in the countryside unless
there are special circumstances (as defined under paragraph 79 of the National Planning Policy
Framework) and to manage patterns of growth to make the fullest possible use of sustainable modes
of travel and local services. The application site is not in a sustainable location for residential
development, and the development therefore places a high reliance on the use of the car for travel to
work, shopping, leisure, community facilities and other usual travel destinations. As such, the
development is contrary 1o the overall objeclives of Policy INF1 of the Gloucester, Cheltenham and
Tewkesbury Joint Core Strategy 2011-2031 (2017) and the National Planning Policy Framework
(2019) in seeking development to be balanced in favour of sustainable transport modes.

2 The static home, by virtue of its scale, form and location, as well as the domestication of the
surrounding land forming the residential garden area associated with the static home, combined with
any associated domestic paraphernalia, has a cumulative negative impact on its rural setting and
fails to conserve the landscape and scenic beauty of the Cotswolds Area of Qutstanding Natural
Beauty. As such, the development is contrary to policies SD4, SD6 and SD7 of the Gloucester,
Cheltenham and Tewkesbury Joint Core Strategy 2011-2031 (2017), policies 1.1 and 5.1 of the
Winchcombe and Sudeley Neighbourhood Development Plan 2011 - 2031 (2017), Policy CE1 of the
Cotswolds Area of Qutstanding Natural Beauty Management Plan and paragraphs 127 and 172 of
the National Planning Policy Framework {2019).



Note:
1 Statement of Positive and Proactive Engagement

In accordance with the requirements of the National Planning Policy Framework (2019), the Local
Planning Authority has worked with the applicant in a positive and proactive manner in order to seek
solutions to overcome the planning objections and the conflict with Development Plan Policy by
seeking to negotiate with the applicant to address identified issues of concern and providing on the
council's website details of consultation responses and representations received. However,
negotiations have failed to achieve sustainable development that would improve the economic,
social and environmental conditions of the area.



YHACA Y HCHY T 8

ofChD HO Q
BITIEN - TS (I AT Expum Euaor] Toura sl 1y gl MGk uwy g dnumy ammepay m
I
e |
wgt g wgz iy

I
i
!
(1
4]
H
I
—_J
“ﬂuluJ
__ _h_LI.Illl ._I| _.| - -
_ Lo
{Bunsixa) 100j uo ssa2IY __ | _ N
224 (Bunsixa) Bunpey kY
_H_ (Bunsixa) ssa90y JeNoIYaA G
Aay|
uue Aejbue
Jamon

Buudg




LUTRTRE LIS T

dowolgd
WTIEL - AT PR {1 FITING ) Expurm xouaor) passsea igdu gy i ey awi 3§y sammpy)
I
. ]
e/ oG wezE i
(]
|
il
I
i
i
]
_ |
i
i,
H——
il _
T | A f—p o
| | B— |
m _
_ abgioys-seupuns |
| [emynaube 3 Asuyoely .
| | ™,
. | | B Y
|ooyag { | e
rI-I.qh“ _ =

wie4 Aabue
Jamo




woen  BdI¥ong

SR FV.S

bicz huwarnpo L
MY yeea2 Y D oS 11
ARy Tk e B I e CEIY - T e T Y R fulauyo AupamIsg
B, e
won nuo.uﬁ

~oenany

N2 n

wea )l  ameli g




1/p

OSN3 e T IR sy
[
/
'Y ™ o5y
B2 wae Il av [17]
Wird A3V wy wIreg
2y Ty 3 LY LS aizad=nj
(Faurndiy  EINLCOL ONrny T ~ous3m

—

n't




198/00192/FUL Land On The East Side Of, Broadway Road, 2

Valid 23.02.2019 Retention of an agricultural barn and associated works
(Revised scheme Ref: 18/00448/FUL)

Grid Ref 404879 232972

Parish Stanway

Ward

WinchcombeAldertonGrettonHawlingPrescott

RECOMMENDATION Refuse
Policies and Constraints

National Planning Policy Framework; 2019 (NPPF)

Planning Practice Guidance

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

Cotswolds Area of Qutstanding Natural Beauty Management Plan 2018-2023
Flood and Water Management Supplementary Planning Document

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

Cotswolds Area of Outstanding Natural Beauty (AONB)

Classified Highway - B4632

Consultations and Representations
Stanway Parish Council strongly opposes the application on the following grounds:

¢ Planning consent was not approved for the hideous fencing surrounding the building. The
development is within the AONB and the fence can be seen for miles, a complete blot on the
landscape.

« The 'hay storage barn' that has been built does not seem fit for purpose. We understood from the
original plans that the building was to be open ended. The finished barn is closed in which would
mean that there is no airflow, If the hay to be stored in it were to be damp when put in, it could get
hot and would then be a potential fire hazard,

e If, as consented, the building is to be used for agricultural purposes, the surrounding fence does not
allow for access to the agricultural land behind it. The only access being straight on to the B4632.
Although approved by Highways, it is a busy road and large machinery would take considerable time
to get in and out, thus causing a build-up of traffic.

Toddington Parish Council objects to this application, in line with the comments made by Stanway Parish
Council.

The Cotswolds Conservation Board has not provided comments to date.

The Landscape Adviser considers that the cumulalive effect of the changed details are not, as stated in the
planning statement, 'minor changes', and that the cumulalive effect is a substantial change to the
development originally agreed under 18/00449/FUL. In terms of the effect on the landscape and AONB
setting - both physically and visually - the Landscape Adviser considers that there is definitely a negative
impact, which would be contrary to Policies SD6 and SD7 of the JCS.

The Tree Officer advises that, as the development has already been completed, the question must be what
harm may have been caused to existing trees by the construction of the barn and associated works.
Therefore the Tree Officer recommends that any approval of planning permission is subject to condition
requiring any trees or plants which, within a period of 5 years from the decision date, die, are removed or
become seriously damaged or diseased, to be replaced in the next planting season with others of similar size
and species, unless the Local Planning Authority gives written consent to any variation. The condition would
require any plants which fail more than once to continue to be replaced on an annual basis until the end of
the 5 year defects period.

The Local Highway Authority raises no objection subject to conditions.
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The Environmental Health Officer raises no objection to the application in terms of naise or light nuisance.
Building Control Services advises that the application will require Building Regulations approval.

The application has been publicised through the posting of 2 site notices and 4 letters of objection have been
received within the 21 day statutory consultation period or since. The main points raised relate to:

¢ The submitted Planning Statement states that "In approving this application [reference
18/00049/FUL], the Council concluded there was a need for a barn in this location in connection with
the surrounding agricultural land”, but clearly the applicant has not built the 4 bay steel framed open
sided hay storage barn the Council approved, so how can this be used as justification for retention?
The applicant has taken it upon himself to totally disregard the planning permission that was granted
and change/add so many different elements lo this building. It no longer resembles the 4 bay steel
framed agricultural barn that planning permission was granted for.

e As the location for the retention of the agricultural building is the same as the previous application, all
the same issues remain but now with the added issue that the applicant has also used industrial
cladding on the building and has installed industrial roller shutter doors, a number of large industrial
lights and industrial fencing around the building, all of which will have an impact on wildlife

» The industrial fencing around the site will also have a detrimental effect on the plants

e Application reference 18/00449/FUL, for the hay storage barn, was supported as there was an
animal welfare requirement - the animal welfare requirement must have gone away as what has
been built is an industrial unit in the AONB. This must be the only hay barn in the country that
requires steel roller shutter doors. If it were a hay barn as per the original application then the
hideous metal fencing and a phone line would not be required.

e As the location of the agricultural building is in an Area of Outstanding Natural Beauty, significant
weight should be given to this application (see NPPF paragraph 172). The retention of the
agricultural barn and associated work would have an adverse impact on the landscape and the
wildlife

+ A number of large plastic rapped bailies have been put just inside the gate, which is a cynical way of
making a building that was built as an industrial unit look like a agricultural building, which it is not

s Tewkesbury Borough Council needs to stand up to this type of deliberate ignoring of the planning
rules and if possible have the land returned to the way it was before work started

The application is presented to the Planning Committee at the request of Councillor Mason in order
to assess the impact on the Area of Outstanding Natural Beauty.

Planning Officers Comments: Emma Dee
1.0 Application Site

1.1 The application site comprises a parcel of land (covering an area of approximately 0.14 hectares)
towards the north-western corner of a larger cultivated, open agricultural field, located on the eastern side of
Broadway Road (the B4632) (See Site Location Plan). immediately to the north of the site is another
agricultural field. The site is located within the Cotswolds Area of Qutstanding Natural Beauty (AONB) as
defined by the Tewkesbury Borough Local Plan (TBLP) Proposals Map.

2.0 Relevant Planning History

2.1 A planning application proposing the erection of a 4 bay steel framed agricultural barn on land on the
east side of Broadway Road, Stanway, was refused on 15th September 2017 (reference 17/00758/FUL). The
building as proposed under that application would have been 24.4 metres wide and 12.2 metres deep, and
would have been designed with a dual-pitched roof measuring 4.6 metres in height to eaves and 5.5 metres
in height to ridge (See 'Proposed Block Plan® and 'Proposed Barn Plan and Elevations' as refused
under application reference 17/00758/FUL). The reason for refusal was as follows:

1. The proposed development, by reason of its size, scale and prominent location, would have a harmful
impact on the visual amenity of the locality, and would fail to conserve the landscape and scenic beauty of
the Cotswolds Area of Outstanding Natural Beauty. As such the proposed development is contrary to Policy
AGRS5 of the Tewkesbury Borough Local Plan to 2011 (March 20086), Policies SD7 and SD8 of The Proposed
Main Modifications version of the Joint Core Strategy (2017} and the principles of the National Planning
Policy Framewark {2012).
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2.2 A planning application proposing the erection of 6 no. dwellings with associated vehicular access on land
off Broadway Road (Part Parcel 8070) was granted in April 2018 (reference 17/01078/FUL). That application
was by the same applicant and the development resulted in the loss of an existing building on the applicant’s
land.

2.3 A planning application proposing the erection of an agricultural building for the keeping of livestock
{sheep} and for the associated storage of hay, feed and farming equipment at Wellington Meadows,
Toddington, was granted in May 2018 (reference 16/01025/FUL). That site is approximately 1.5 miles to the
west of the current application site, and the application was by the same applicant. The proposal was a
three bay open-fronted building with a footprint of 60 square metres (10 metres by 6 metres).

2.4 Further to the above refusal, a revised planning application proposing the erection of a 4 bay steel
framed hay storage barn, open on one side, was permitted at the planning committee on 31st July 2018
(reference 18/00449/FUL) - See Proposed Elevations and Proposed Block Plan as approved under
reference 18/00449/FUL. The permitted barn and access as proposed under reference 18/00449/FU were
shown to be in the same location as previously proposed under refused planning application reference
17/00758/FUL, with the building set back approximately 10 metres from the adjacent highway. 1t was shown
as utilising an existing agricultural access immediately to the north of the proposed building, and it proposed
the provision of an associated concrete vehicular access track and concrete apron to the northern and
eastern sides of the proposed barn. The main amendment to this scheme when compared with the previous
refusal was a reduction in the width of the proposed barn (from 24 4 metres to 18.5 metlres), and the
submitted Planning Statement advised that new additional hedgerow planting would be provided along the
full extent of the barn to aid with screening, which would comprise of double staggered rows of native
species. The permission was subject to a number of pre-commencement conditions regarding the samples
of the walling and roofing materials proposed to be used, a tree/hedge survey and soft landscaping scheme,
and details of existing and proposed levels. Whilst an application for the approval of details reserved by
these conditions was received in December 2018 (reference 18/00173/CONDIS), this was withdrawn as the
applicant was alternatively looking to submit a full application to show the development as built on site (the
current application) which would include the details/plans required by these conditions. Consequently, to
date, none of these conditions have been discharged.

3.0 Current Application

3.1 The application seeks planning permission for the retention of an agricultural barn and associated works
on the eastern side of Broadway Road, Stanway, towards the north-western corner of an agricultural field
(See 'Proposed Block Plan’, ‘Proposed Site Plan' and 'Proposed Barn Plan & Elevations'). As noted
above, planning permission was granted on 31st August 2018 for the erection of a 4 bay steel framed hay
storage barn, open on one side, on this parcel of land (reference 18/00449/FUL). A building and associated
works have been construcled on the site. However, this has not been carried out in accordance with
application reference 18/00449/FUL, and the amendments to the approved application are material in nature.
The current application seeks retrospective planning permission for the building °as built'. The differences
between the permitted scheme and the building now 'in situ’ are as follows:

¢ Increase in size of barn, to 24.15 metres wide by 12,15 metres deep (the barn approved under
application reference 18/00449/FUL was 18.5 metres wide and 12.2 metres deep),

e Change in design of the barn, to include the addition of 3 no. steel roller shutter doors, concrete wall
panels and trapezoidal metal sheet cladding (green) on the eastern elevation (the barn approved
under application reference 18/00449/FUL was open-fronted on its eastern elevation). Further on
the remaining elevations, trapezoidal metal sheet cladding (green) has been used in place of the
formerly approved Tanalised treated Yorkshire boarding vertical cladding. In addition, trapezoidal
metal roof sheet covering, in green, has been used on the barn (the barn approved under application
reference 18/00449/FUL had a profile 6 natural green fibre cement sheet roof covering),

* Repositioning of the barn within this site to move this further into the field, for this to be set back
approximately 17 metres from the adjacent highway (the barn approved under application reference
18/00449/FUL was set back approximately 10 melres from the adjacent highway). The submitted
covering letter explains that, further to the approval of application reference 18/00449/FUL, the
applicant was notified of a water mains line that runs through the site (as annotated on the submitted
Proposed Site Plan and the Proposed Landscape Plan). The application therefore sets out that the
building was set back into the site to avoid any potential impact on this infrastructure,;

e Changes in land levels, lowered by 2.5 metres towards the southern side of the building and
associated concrete apron (as shown on the submitted 'Proposed Barn Plan & Elevations' and the
'Proposed Site Plan’);
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« Erection of a retaining wall, approximately 12 metres long and 3 metres high, immediately to the east
of the agricultural building and towards the southern side of the associated hardstanding area, given
the change in land levels on site;

e Anincrease in the extent of associated hardstanding, which now surrounds the agricuitural barn on
all sides (the development approved under application reference 18/00449/FUL showed the
provision of an associated concrete vehicular access track and concrete apron to the northern and
eastern sides of the barn only). The submitted covering letter makes the case that, during
construction, it became clear that additional hardstanding around the barn was required for
operational purposes;

e The erection of palisade fencing and gates, approximately 2.1 metres high, to surround the
application site {no fencing, gates, walls or other means of enclosure were proposed under approved
application reference 18/00449/FUL). The submitted covering letter explains that the applicant
erected this for security reasons, given the secluded nature of the barn and due to previous incidents
of theft. It further advises that gales have been provided to the southern and eastern boundaries in
order to aflow direct access to the surrounding parcel of agricultural land. The submitted covering
letter confirms that this, in places, exceeds the permitted development height of 2 metres, due 1o the
sloping nature of the site. When measured at the site visit, this fencing was approximalely 2.1
metres high; and

« External lighting has been provided on the agricultural building (3 lights on the eastern elevation, 2
lights on the western elevatian, and 1 light on the southern and northern elevations).

3.2 The submitted Proposed Landscape Plan includes some details on existing trees adjacent to the
western boundary, located between the application site and the adjacent highway. It is also annotated to
show a new "native hedgerow” adjacent to and outside of part of the site's eastern boundary, with a majority
of 30% beech hedging. No tree planting has been proposed; just hedgerow planting. The Proposed
Landscape Plan is also annotated to indicate some planting adjacent to other site boundaries, although a
planting specification (to include numbers, density, size, species and positions of all new trees and shrubs)
has not been provided for this.

4.0 Policy Context:

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

4.2 The adopted Development Plan for Tewkesbury Borough comprises the Joint Core Strategy 2011 to
2031 (JCS) and the saved policies of the Tewkesbury Borough Local Plan to 2011 (TBLP). Other material
policy considerations include the Cotswolds AONB Management Plan 2018-2023 and National Planning
Guidance contained within the National Planning Policy Framework; 2019 (NPPF).

4.3 Seclion 6 of the NPPF seeks to support a prosperous rural economy and, at paragraph 83, sets out that
planning policies and decisions should enable, inter alia, the sustainable growth and expansion of all types of
business in rural areas, both through conversion of existing buildings and well-designed new buildings.

4.4 Section 12 of the NPPF relates to "Achieving well-designed places” and, at paragraph 124, sets out that
good design is a key aspect of sustainable development, creates better places in which to live and work and
helps make development acceptable to communities. Paragraph 127 specifies that planning policies and
decisions should ensure that developments will function well and add to the overall quality of the area, not
just for the short term but over the lifetime of the development, are visually attractive as a result of good
architecture, layout and appropriate and effective landscaping, and are sympathetic to local character and
history, including the surrounding built environment and landscape setting, while not preventing or
discouraging appropriate innovation or change. In this regard, Policy SD4 (Design Requirements) of the JCS
sets out that new development should respond positively to, and respect the character of, the site and its
surroundings.

4.5 Section 15 of the NPPF relates to "Conserving and enhancing the natural environment" and, at
paragraph 170, specifies that planning decisions should contribute to and enhance the natural and local
environment by recognising the intrinsic character and beauty of the countryside, and protecting and
enhancing valued landscapes. Policy SD6 of the JCS specifies that development will seek to protect
landscape character for its own inlrinsic beauty and for its benefit to economic, environmental and social
well-being. It also states that all applications for development will consider the landscape and visual
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sensitivity of the area in which they are to be located or which they may affect.

4.6 Paragraph 172 of the NPPF specifies that great weight should be given to conserving and enhancing
landscape and scenic beauty in AONBs which, along with National Parks and the Broads, have the highest
status of proteclion in relation to these issues. Policy SD7 of the JCS specifies that all development
proposals in or within the setting of the Cotswolds AONB will be required to conserve and, where
appropriate, enhance its landscape, scenic beauty, wildlife, cultural heritage and other special qualities.

4.7 Policy CE1 (Landscape) of the Cotswolds AONB Management Plan specifies that proposals that are
likely to impact on, or create change in, the landscape of the Cotswolds AONB, should have regard to, be
compatible with and reinforce the landscape character of the location, and that they should have regard to
the scenic quality of the location and its setting and ensure that views (including those into and out of the
AQONB) and visual amenity are conserved and enhanced.

4.8 Saved Policy AGR5 of the TBLP specifies that proposals for the erection of agricultural buildings will be
permitied provided that:-

1. The proposed development is well sited in relation to existing buildings, ancillary structures and
works and landscape features in order to minimise adverse impact on the visual amenity of the locality
paying particular regard to areas of oulstanding natural beauty, special landscape areas and the landscape
protection zone,

2. The proposed development is sympathetically designed in terms of height, mass materials, colour
and landscaping where appropriale.

3 Adequate operational access is available for vehicles, machinery and stock.

4, Where appropriate suitable provision is made for the disposal of all waste products without risk of

water pollution.
5.0 Analysis

Impact on Characler and Appearance of Area

5.1 Given the substantial change to the development approved under application reference 18/00449/FUL,
as listed above under paragraph 3.1, clarification was sought regarding the use of the agricultural building,
as well as the reasoning for this to be larger than the approved agricultural building and for it to be enclosed
on all elevations. In terms of its use, the Agent has confirmed that the barn can be used for a variety of
agricultural uses and is nolt required to be solely used for the purpose of hay storage. Notwithslanding this,
the Agent advises that, in the event of such a use, the barn has been constructed with a ventilation system
within the roof to enable the barn to be used efficiently in all conditions. In addition, the Agent advises that
the roller shutter doors can be opened to add ventilation further.

5.2 Policy CE12 (Development Priorities and Evidence of Need) of the Cotswolds AONB Management Plan
specifies that development in the Cotswolds AONB should be based on robust evidence of local need arising
from within the AONB. Whilst the Agent recognises that the barn has increased in size and that it is now
enclosed, they have advised that they do not consider it necessary to provide justification for the use of the
building, given the recent extant permission. However, although it is acknowledged that there is an extant
permission relating to a 4 bay steel framed hay storage barn on this site, the development proposed under
the current application is significantly different 1o this for the reasons listed above, and no justification has
been provided as to why additional storage is required over and above the building permitted under
application reference 18/00449/FUL, or why the design has changed so significantly.

5.3 Whilst it is recognised that the development is not well sited in relation to existing buildings, ancillary
structures and works and landscape features, as required by TBLP Policy AGRS5, it is acknowledged that
there is an extant permission for an agricultural building at this site. However, relative to the development
approved under reference 18/00449/FUL, the increase in the size of the building and its relocation further
into the field makes it more prominent within the landscape, and increases its visibility and its visual impact
within this sensitive rural setting. By virlue of its size and location, and notwithstanding the previous
permission, it is considered that the building adversely affects the landscape character of the area, and fails
to conserve the landscape and scenic beauty of the AONB.



5.4 Similarly, the amendments to the design of the building compared to that approved under reference
18/00449/FUL, including the provision of steel cladding around the upper parts of the elevations (in place of
the formerly approved Tanalised treated Yorkshire boarding vertical cladding) and the enclosure of the
formerly approved open fronted eastern elevation of the "agricultural hay barn’ with full height steel roller
shutter doors, increases the visual impact of the development within this sensitive rural landscape setting
and the AONB. Itis judged that that the building is not sympathetically designed in terms of its mass and
materials and that this and the associated works, including the provision of hard surfacing to a much larger
area, fails to respond positively to, nor respect the character of, the site and its surroundings. For these
reasons, it is considered that the development fails to protect the landscape character of the area and
adversely affects the landscape and scenic beauty of the AONB.

5.5 Further, by virtue of the remote location of the site in this rural setting within the AONB and the external
industrial-style lighting that has been installed, it is considered that the proposed development would have an
unacceptable impact on environmental quality and would resuit in an adverse impact from artificial light on an
intrinsically dark landscape, contrary to JCS Policy SD14 and the Cotswolds AONB Management Plan,
which acknowledges that darkness at night is one of the key characteristics of rural areas and that it
represents a major difference between what is rural and what is urban. Policy CES {Dark Skies) of the
Cotswolds AONB Management Plan addresses light pollution and specifies that proposals that are likely to
impact on the dark skies of the Cotswolds AONB should have regard to these dark skies, by seeking ta (i}
avoid and (i) minimise light pollution.

5.6 The application further provides no justification or explanation for the lowering of ground levels. Given
the considerable change in land levels (lowered by up to 2.5 metres) there is a potential impact on the water
mains easement, which the application itself explains is the reason for re-locating the barn further into the
site, but also a likely resultant impact on the adjacent existing planting. Whilst a condition was attached to
application reference 18/00449/FUL requiring a tree/hedge survey and soft landscaping scheme to be
submitted prior to the commencement of development, this condition has not been discharged, and the
details have also not been received with the current application. The Landscape Officer acknowledges that
the significant alterations to ground levels around the exisling malure trees along the boundary to the west
(adjacent to the road), and the large area of hardstanding which has also been provided here, shows a lack
of consideration for the existing landscape features and the likely impact of the development, including a
detrimental impact on mature trees which may not show up for a number of years.

5.7 The supporting statement submitted with application reference 18/00449/FUL explained that the
proposed barn would be in the lowest point in the north-western portion of this field, on the part of the field
which would be least visuaily prominent from wider viewpoints. The approval of application reference
18/00449/FUL was subject to condition for details of existing and proposed levels, to include details of
finished floor levels (which, to date, has not been discharged). It is considered that the land level works
which have been undertaken on site are so extensive and significant in scale, and exceed works that could
reasonably be regarded as incidental to the provision of the agricuitural building, that they amount to
engineering works which would require planning permission in their own right. No reasoning has been
provided with the current application to justify the considerable lowering of land levels.

5.8 Whilst the submitted application makes the case that the palisade fencing which has been erecled
marginally exceeds 2 metres in places and thal therefore any assessment of the visual impact of the fencing
needs to be considered in the context of this material fallback position, the fencing which has been erecled
does not fall within the limits of permitted development and therefore it needs to be considered against the
relevant policies of the development plan.

5.9 The use of galvanised steel palisade fencing around the entire site boundary is considered to be a wholly
insensitive and inappropriate choice when considering the location of the site within the AONB and in an
undeveloped setting, with few other formalised structures in this area. In sectioning off this site, there is a
harmful effect on the openness of this parcel of land. It is considered that the palisade fencing appears
incongruous and adversely accentuates and draws attention to the building and associated works within this
largely undeveloped area, adversely affecting the landscape character of the area and the landscape and
scenic beauty of the AONB.



5.10 The details submitted with this application make the case that the low-lying position of the site,
alongside existing and proposed boundary planting, will soften any visual impact of the fencing from
immediate and long-distance views. However, this palisade fencing is clearly visible from public vantage
points. For example, there is only low level vegetation along the eastern boundary of the B4632 to the south
of the sile, and the building and palisade fencing are therefore clearly visible from these public vantage
points when travelling north along the B4632 from the roundabout to the south, particularly in the winter
months. Whilst the application proposes the planting of a hedgerow mix along the eastern site boundary,
this is the only planting proposed and the Landscape Adviser considers that this would fail to provide
landscape structure or sufficient screening of the building and fencing, acknowledging that no tree planting is
indicated on the planting plan. The Landscape Adviser also considers that the proposed hedgerow mix (with
a majority of 30% beech hedging) is too formal and not suitable for this location. Further, whilst a condition
could be attached to any approval of planning permission requiring any trees or plants which, within a period
of 5 years from the completion of the development die, are removed or become seriously damaged or
diseased, to be replaced in the next planting season with others of similar size and species, this planting
could be removed at a later date resulling in the palisade fencing becoming again clearly visible from public
vantage points.

5.11 lrrespective of this, it is considered that to rely solely on landscape treatments to mitigate the landscape
impact of the development is likely to come across as a tokenistic effort and that the provision of planting
around the perimeter of the site would, in itself, appear incongruous and would adversely accentuate and
draw attention to the proposed building and associated development.

5.12 The Planning Statement submitted with application reference 18/00449/F UL advised that new additional
hedgerow planting would be provided along the full extent of the barn to aid with screening, which would
comprise of double staggered rows of native species. The approval of application reference 18/00449/FUL
was subject to a condilion requiring a planting specification to be submitted, to include numbers, density,
size, species and positions of all new trees and shrubs. As noted above, this condition was never
discharged. The current application does not provide full or precise details of a new native species
hedgerow along the full extent of the bar. It is acknowledged that very little space has been left for hedge or
tree planting along the inside of the fence adjacent to the B4362 as this area has been mainly laid to tarmac.

5.13 The Landscape Adviser further acknowledges that there is already some planting evident on site which
does not seem to accord with the submitted planting proposals. There appears to be an area of planting
towards the south-eastern corner of the site, which is of conifer trees (probably leylandii). The Landscape
Officer considers that this is not appropriate for the rural, natural setting, and that this again shows a
complete tack of sensitivity to the impact of the development.

5.14 The Landscape Officer considers that the cumulative effect of the changes to the development
approved under reference 18/00449/FUL are not, as stated within the submitted Planning Statement, ‘'minor
changes'. The cumulative effect is a substantial change to the development originally approved and it is
considered that the development as built, by virtue of its massing, form, proportions, facing materials and
overall appearance, is a significant built presence that appears overly prominent, intrusive and out-of-
keeping with the character and appearance of the area. This is considered to have an adverse impact on the
landscape character of the area, and fails to conserve the landscape and scenic beauty of the AONE,
contrary to Policy AGRS5 of the TBLP, Policies SD4, SD6, SD7 and SD14 of the JCS, Policies CE1 and CE5
of the Cotswolds AONB Management Plan and paragraphs 127, 170 and 172 of the NPPF. This is given
great weight in the consideration of this application.

Other Matters

5.15 By virtue of the scale and form of the building and its proximity to the nearest residential premises, it is
considered that there would be no significant adverse impact on occupiers of nearby premises in terms of
overshadowing, overbearing impact or loss of privacy, nor in terms of noise or odour levels, light nuisance, or
general disturbances. The Environmental Health Officer raises no objection.

5.16 The building is served by an existing field access and there are also two gated accesses from the
application site directly into the surrounding agricultural field. The Local Highway Authority raises no

objection subject to conditions, and it is not considered that the development would have a material impact
on highway safety.

5.17 The site is located within Flood Zane 1 (low risk) as defined by the Environment Agency's most up-to-
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date flood risk maps. The development is therefore unlikely to be at risk of flooding or cause significant risk
of flooding to third party property.

5.18 The Agent advises that the Council has recently recommended permit at the March Planning
Committee for the relention of a barn at Cuckoo Farm, Southam (ref: 19/00029/FUL). It is not understood
why this is considered to be relevant. Members are aware that each application must be dealt with on ils own
merits. The grant of permission elsewhere in the Borough for a different development, on a different
landholding and subject to different constraints, is not material to the current application.

6.0 Overall balancing exercise and conclusions

6.1 The application would appear to support the needs of an agricultural enterprise, which weighs in favour
of the proposal.

6.2 However it is considered that the entirety of the harm that has been identified, in terms of the adverse
visual impact on the landscape and on the visual attractiveness and scenic beauty of the AONB, is not
clearly outweighed by the benefits of the development. Great weight should be attached to conserving
AONBSs in the decisicn making process. The footprint of the agricultural building subject to the current
application is similar to the agricultural building which was refused planning permission under application
reference 17/00758/FUL and, in addition, the current application also includes the provision of steel cladding
around the upper parts of the elevations (in place of the formerly approved Tanalised treated Yorkshire
boarding vertical cladding), the enclosure of the formerly approved open fronted eastern elevalion of the
‘agricultural hay barn' with full height steel roller shutter doors, and the provision of external industrial-style
lighting, as well as the provision of a greater extent of hardstanding, palisade fencing and gates, retaining
walls and land level changes. For these reasons the development as built is contrary to saved policy AGRS
of the TBLP, policies SD4, SD6, SD7 and SD14 of the JCS, policies CE1 and CES5 of the Cotswolds AONB
Management Plan 2018-2023 and paragraphs 127, 170 and 172 of the NPPF. The application is therefore
recommended for refusal.

RECOMMENDATION Refuse
Reasons:

1 The development has an adverse impact on the visual amenity of the locality, and fails to conserve
the landscape and scenic beauty of the Cotswolds Area of Qutstanding Natural Beauty. As such the
development is contrary to Policy AGRS of the Tewkesbury Borough Local Plan to 2011 (March
20086), Policies SD4, SD6, SD7 and SD14 of the Gloucester, Cheltenham and Tewkesbury Joint
Core Sirategy 2011-2031 (2017), Policies CE1 and CES5 of the Cotswolds Area of Outstanding
Natural Beauty Management Plan 2018-2023 and paragraphs 127, 170 and 172 of the National
Planning Policy Framework (2018).

Note:
1 Statement of Positive and Proactive Engagement

In accordance with the requirements of the National Planning Policy Framework {2018) the Local
Planning Authority has sought to determine the application in a positive and proactive manner by
offering pre-application advice, publishing guidance to assist the applicant, and publishing 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 relevant Development Plan Policies no direct negotiation
during the consideration of the application has taken place.
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18/00173/FUL Land Adjacent To The Swan , Tewkesbury Road, Coombe Hill 3

Valid 31.05.2018 Residential development comprising 25 no. dwellings, with new
vehicular/pedestrian access onto A38, relocation of bus stop,
sustainable drainage and Foul Treatment Works and associated
landscaping, access and parking.

Grid Ref 388828 227191

Parish Leigh

Ward Coombe Hill

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework (2012)

Planning Practice Guidance

Joint Core Strategy (JCS) 2017 - SP1, SP2, SD4, SD6, SD9, SD10, SD11, SD12, SD14, INF1 and INF2.
Tewkesbury Borough Local Plan to 2011 (March 2006} - LND3, TPT9

Preferred Options Consultation, Tewkesbury Borough Plan 2011-2031 (2018) - RES1 (Coombe Hill
Preferred sites - Site A}

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

Landscape Protection Zone

Adjacent to a classified highway

Sites of Special Scientific Interest Consultation Buffer

Consultations and Representations
Leigh Parish Council - Strongly objects to the proposal for the following reasons:

JCS recommends Coomb Hill provides 18 extra dwellings

18/20 dwellings are recommended by Neighbourhood Plan

Proposed 61% increase in houses will affect integration, utilities and flooding
Layout does not address concerns of residents

Plots 24 & 25 look towards existing dwellings

Houses would be visible from Apperley

Boundaries not accurate

Increased flood risk, no mains sewage, water harvesting should be used
Would add to congestion and accidents

Would be car dependant

Schools are gversubscribed

Busses don't run in right direction

No street lighting

Elmstone Hardwicke Parish - Objec! to the proposal for the following reasons:

No sewage facilities

Schools at capacity

Cumulative impact with adjoining site - increased traffic and congestion
Qut of keeping with the area

Strategic Housing and Enabling Officer - No objections

Gloucestershire County Archaeologist - No objections - Development has low potential to have any
adverse impact on archaeological remains.

Public Right of Way Officer - No objections - development would not affect PRoW ALHSG.

Urban Design Officer - No objections
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Gloucestershire Wildlife - Close to Coombe Hill Nature Reserve/SSSI and Key Wildlife site
+ Need to ensure no impact on biodiversity

Concerns about residents and dog walkers who will use sensitive sites

Insufficient open space on site

Cumulative impact with application no. 17/01337/0UT

Should create joint amenity space to east of A38

Existing infrastructure is insufficient

-Should contribute to visitor infrastructure

Land Drainage Officer - Further clarification required
» Concerns with capacity and condition of pipes
* Further assessment required of impact on flooding situation around the Bellow is required

Sport England - No objections however, additional housing will generate additional demand for sport.

Local Residents - Nine representations have been received from members of the public in response to the
consultation process. The comments raised are summarised below:

Disproportionate addition and out of keeping with area

Houses will be above vegetation and at brow of hill

A38 is a busy road at peak times, would increase congestion

No mains sewage

Increased flooding and runoff

Concerns with loss of hedgerow

Unsustainable location, no benefit to community

Housing needs survey identified need for 4 smaller rented properties
Repositioned bus stop would impact drive at Chapelmead
Increase noise, light and pollution

Impact on wildlife, canal habitat, Severn fringe and SSSI

Loss of privacy, Plots 24 & 25 would overlook adjoining properties

Planning Officers Comments: Bob Ristic
1.0 Application Site

1.1 The application site is located on the western side of the A38 and approximately 100 metres to the narth
of the junction with the A4019. The site comprises a former vineyard located to the north of the carpark to the
Swan Inn and to the south of a dwelling at Chapelmead, which is set back from the A38 behind the former
chapel. On the opposite side of the road, to the east is a petrol filling station (PFS) and convenience store.
(See attached location plan)

1.2 The site measures 1.3 hectares in area and slopes gently to the north and west and away from the A38.
The site is presently covered by vines and is enclosed to the north east and west by hedgerow while the
southern boundary with the carpark to the Swan Inn is open.

1.3 The site is located on the eastern edge of, and within the Landscape Protection Zone (LPZ) and the A38
and A4019 are designated 'public transport corridors’ as identified on the proposals map to the Tewkesbury
Borough Local Plan to 2011 (March 2006). The application site is also located within Flood Zone 1 as
identified on the Gov.uk Flood Maps for Planning website.

1.4 A public footpath ALH6 - Leigh footpath 6 runs along the western boundary of the site.

2.0 Relevant Planning History

2.1 There is no relevant history at the application site.

2.2 Land on opposite (eastern) side of A38:

Application no. 17/01337/0UT - Outline application for up to 40 dwellings, associated infrastructure, ancillary
facilities, open space and landscaping with vehicular and pedestrian access from A38. All matters {Access,
Appearance, Landscaping, Layout and Scale) reserved for future consideration - Pending consideration. This
application alsc appears on the schedule.
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3.0 Current Application

3.1 The application seeks full planning permission for residential development of 25 dwellings. The
development would be laid out with a row of 6 detached dwellings set back from the A38 and fronting onto
private drives. To the rear of these properties would be a further 12 dwellings which would be sited around a
new estate road. {See attached Site Layout Plan)

3.2 The site would be accessed from the A38 via a new junction which would be formed to the central part of
the eastern boundary and the new estate road would have a 'T’ shaped layout around which the western
properties would be located. The existing bus stop would be relocated to the north of the proposed access.

3.3 The proposal would provide a mix of detached and semi-detached dwellings comprising:

4 x 1 bed maisoneties
10 x 2 bed dwellings

3 x 3 bed dwellings and
8 x 4 bed dwellings

3.4 The properties would range from small pairs of semi's with half-eaves dormer features and an eaves
height of 4.4 metres and an overall height of 8 metres, to larger bay fronted detached properties which would
be 5.2 metres high to the eaves and would have an overall height of 8.9 metres. (See attached plans)

3.5 The proposal would provide 10 affordable dwellings (40% of the total development} of which 8 would be
social rented and two would be shared ownership.

3.6 A small area of public open space would be provided to the south-eastern corner of the site. This area
would also include a balancing pond and below ground, foul water treatment plant.

4.0 Planning Policy Context

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined
in accordance with the development plan unless material considerations indicate otherwise. Section 70 (2} of
the Town and Counlry 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.

Cheltenham, Gloucester and Tewkesbury Joint Core Strategy

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
to 2011 which had hitherto been saved by direction of the Secretary of State.

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

4.4 Policy SP1 sets out that Tewkesbury Borough's needs (at least 9,899 new homes) will be provided
through existing commitments, development at Tewkesbury Town in line with ils role as a market town,
smaller-scale development meeting local needs at Rural Service Centres and Service Villages, and sites
covered by any Memoranda of Agreement. The Rural Service Centres are to accommodate in the order of
1,860 new homes and the Service Villages in the order of 880 new homes.

4.5 Policy SP2 also provides that in the remainder of the rural area, Policy SD10 will apply to proposals for
residential development. Policy 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 except where otherwise restricted by policies within district plans. On other sites, housing
development will only be permitted subject to certain criteria, none of which are applicable in this case.
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4.6 Other relevant JCS puolicies are referred to in the relevant sections below.
National Planning Policy Framework and Planning Practice Guidance

4.7 The NPPF aims to promote sustainable development and the planning system has there overarching
objectives, which are interdependent and need to be pursued in mutually supportive ways. The three
dimensions to sustainable development: economic, social and environmental.

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

4.8 Paragraph 12 of the NPPF clarifies that it does not change the statutory status of the development plan
as the starting point for decision-making. However, where a planning application conflicts with an up-to-date
development plan (including any neighbourhood plans that form part of the development plan), permission
should not usually be granted. Local planning authorities may take decisions that depart from an up-lo-date
development plan, but only if material considerations in a particular case indicale that the plan should not be
followed.

5.0 Community Infrastructure Levy Regulations

5.1 The Community Infrastructure Levy (CIL) Regulations allow local autharities 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 lests are as follows:

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

5.2 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.

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

5.4 From 6 April 2015 new rules have been inlroduced regarding the pooling of coniributions secured by
$106 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 infrastruclure that is capable of being funded by the levy.

5.5 In October 2018 the Council adopted a CIL and implemented the levy on 1 January 2019. For CIL
purposes the application sile falls within a 'Generic Site' and is subject to the levy for residential development
at £200 per square metre on all the market elements of the proposed development.

5.6 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 5106 requirements.

6.0 Analysis

Principle of Development

6.1 With the exception of a cluster of dwellings at The Wharf, Coombe Hill is a dispersed linear settlement
along the A38 and broadly centred on the Junction with the A4019, where there is a public house, PFS with
convenience store and farm shop. The area also includes bus stops which link Tewkesbury with Cheltenham
and Gloucester. The application site would be located amongst this cluster of development and is not
therefore be considered isolated.



6.2 JCS Policy SP2 sets out that development at rural service centres and service villages will be allocated
through the Tewkesbury Borough Plan and Neighbourhood Plans, proportional to their size and function, and
also reflecting their proximity and accessibility to Cheltenham and Gloucester and considering the
environmental, economic and social impacts including existing levels of growth over the plan period.

6.3 JCS Policy SD10 sets out the Council's approach to housing development and states that residential
development will be permitted at sites allocated for housing through the development plan. Proposals on un-
allocated sites will only be permitted under certain circumstances, none of which apply to the proposed
development. Notwithstanding the Council's intention to allocate sites for housing within the Tewkesbury
Borough Plan the current application is in conflict with this policy.

6.4 Coombe Hill is a Service Village and in this respect, new housing in this location would be broadly
consistent with the JCS spatial strategy, although most of the JCS allocation for the Service Villages (880
dwellings) has already been committed. Furthermare the emerging Borough plan seeks to residential
development at two sites within Coombe Hill, and this site forms part of one of these identified sites.

6.5 In terms of the emerging Development Plan, this comprises the Preferred Options Tewkesbury Borough
Plan (POTBP) (2018). The consultation period on this draft version ended on 30th Nevember 2018.
Furthermore, the Parish of The Leigh is a designated Neighbourhood Area and the Parish Council are in the
process of preparing a Neighbourhood Development Plan. However the NDP palicies are yet to be published
and have not been out to consultation, accordingly no weight can be afforded to the plan at this time.

6.6 POTBP Policy RES1 proposes to allocate two sites for housing development at Coombe Hill, Site A, a
large field parcel on the eastern side of the A38, (part of which is subject to planning application
no.17/01337/0UT) and indicated as having a capacity of 50 dwellings. The second location, 'Site B’ (o which
this application relates), is identified as having a capacity of 26 dwellings. While the POTBEP has been oul to
consultation {preferred options), the plan is in the early stages of adoption and can only be afforded very
limited weight.

6.7 The Tewkesbury Borough Plan Housing Background Paper (HBP) (September 2018) Provides an
'indicative' housing requirement for the Rural Service Centres and Service Villages by disaggregating the
SP2 allocation (880 dwellings) according to the SP2 criteria (size, function, proximity/accessibility to
Chellenham/Gloucester), Coombe Hill is given an indicative requirement of 22 dwellings (including dwellings
which have already been committed in the village).

6.8 The Parish Council have objected to the number of dwellings proposed by this application as well that on
the opposite side of the A38 {which is also a proposed allocation in the POTB) and the effect on the
settlement. The Preferred Options TBP Housing Background Paper (Sept 2018} acknowledges that the level
of housing proposed would exceed the disaggregated indicative housing requirement however the report
advises that in terms of functionality, Coomnbe Hill is well connected to nearby towns and associated
employment and services. Furthermore Coombe Hill is identified as having a dispersed character and limited
facilities. Accordingly it is considered that the impact of additional residential development would not harm
community cohesion and the additional development is identified as an opportunity to create a village core
and a more cohesive community.

6.9 The site located at a defined Service Village which, in accordance with Policy SP2 of the JCS, is
expected to accommodate some new development proportional to its size and function and also reflecting
their proximity and accessibility to Tewkeshury, Cheltenham and Gloucester and considering the
environmental, economic and social impacts including existing levels of growth over the plan period. In this
respect it is considered that the development could sustainably be accommodated at the settlement and this
is a material consideration that weighs in favour of the proposal , along with other benefits of the propoesal
including economic benefits arising both during and post construction and the social benefits associated with
the delivery of market and affordable housing. These matters must be considered in the overall planning
balance.

6.10 Nevertheless, in this instance the application is in conflict with JCS Policy SD10 and this weighs against
the proposal.
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6.11 Paragraph 11 of the NPPF sets cut that plans and decisions should apply a presumption in favour of
sustainable development. For decision making this means:

{c) approving development proposails that accord with an up-to-date development plan without delay; or

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

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

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

6.12 The NPPF clarifies (footnote 7) that planning polices for housing will be judged out of date, inter alia,
where the local planning authority cannot demonstrate a 5 year supply of deliverable housing sites. The
latest published evidence ({the Tewkesbury Borough Five Year Housing Land Supply Statement - March
2019 Update) concludes that the Council can demonstrate a 5.22 year supply in respect of the 31 March
2018 base date data. A recent appeal decision relating to a land at Oakridge, Highnam, concluded that the
Council could not demonstrate a five year supply of deliverable housing sites, with it being concluded in the
decision that it was inappropriate for the Council to include past advanced delivery of housing within the plan
period. The Council considers that this is a legally flawed interpretation of national policy and so not part of
the decision to be followed.

6.13 The iatest published evidence (the Tewkesbury Borough Five Year Housing Land Supply Statement -
March 2018 Update) concludes that the Council can demonstrate a 5.22 year supply. A recent appeal
decision relating to a land at Oakridge, Highnam, concluded that the Council could not demonstrate a five
year supply of deliverable housing sites. The key reason for this was that the Council includes advanced
delivery against annual housing requirements in its five year supply calculations. The Council's approach in
this respect is considered appropriate and, as members are aware, the Council is judicially reviewing the
Secretary of State's conclusions in this regard.

6.14 Nevertheless, work is progressing on the annual Authority Monitoring Report, which provides the
evidence for the Five Year Land Supply Statement. Whilst this work is not yet complete it is now clear that in
respect of the 31 March 2019 base dale data, the Council is not able to show a five year supply of
deliverable housing sites and as a result can no longer demonsirate a five year supply of deliverable housing
sites. The |atest available information indicates that the Council can demonstrate a 4.33 year supply of
deliverable housing sites, amounting to a shortfall of approximately 223 dwellings.

6.15 In conclusion on this point, on the basis that the Council cannot at this time demonstrate a five year
supply of deliverable housing sites, the Council's policies for the supply of housing are out of date. In
accordance with paragraph 11 of the NPPF, the presumption in favour of sustainable development indicates
that permission should be granted unless policies for protecting areas of assets of particular importance in
the NPPF provide a clear reason for refusing the development proposed, or any adverse impacts of
permitting the development would significantly and demonstrably outweigh the benefits.

Accessibility and Highway Safety

6.16 Paragraph 103 of the NPPF sets oul that opportunities to maximise sustainable transport solutions will
vary between urban and rural areas, and this should be taken into account in both plan-making and decision-
making. Furthermore, development should only be prevented or refused on highways grounds where there
would be an unacceptable impact on highway safety or the residual cumulative impacls of development are
severe. Policy INF1 of the JCS requires that developers should provide safe and accessible connections to
the transport network to enable travel choice for residents and commuters.

6.17 The level of service provision in the immediate area is relatively basic (it has a general store, petrol
station, a public house, farm shop and a maobile library), with some existing employment opportunities within
walking distance at Knightsbridge Business Park. The application site is however located approximately 5
miles from the centre of Cheltenham and 3 miles from the services and employment opportunities at the
north-western edge of the town. Gloucester City Centre is located approximately 6.5 miles from the site and
Tewkesbury town centre is 4 miles away. All of these destinations are accessible by public transport with bus
services operating during peak hours and are within cycling distance which contributes to the sustainability of
the site,
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6.18 As a result of this proximity and accessibility to Tewkesbury, Cheltenham, Gloucester and associated
employment opportunities, it is considered that the suggested level of development resulting from the
identified site options in the POTBP would be consistent with the requirement of Paragraph 103 of the NPPF
for significant development to 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.

6.19 The application proposes a new propriety junction from the A38 to serve the development. Paragraph
109 of the NPPF advises that development should only be prevented or refused on highway grounds if there
would be an unacceptable impact on highway safely, or the residual cumulative impacts on the road network
would be severe.

6.20 The County Council Highways Officer (HO) has confirmed that the two-way trips generated by the
proposed 25 dwellings would not result in a significant impact on the existing capacity of the highway
network. While it is acknowledged that the traffic lights at the junction with the A38 and A4019 resultin some
queuing at peak times, the proposal (even when considered with additional vehicles from the application site
on the opposite side of the A38) would not significantly impact the existing situation and would not result in
an unacceptable cumulative impact on the road network and the impact of the development is therefore
considered acceptable,

6.21 The submitted details demonstrate that visibility splays of 2.4metres x 120 metres based on the speed
limit of the road can be achieved in both directions. The HO advised that safe and suitable access could be
achieved. The HO has confirmed that the proposed access is of an acceptable width to allow vehicles to
pass and would also include a 2 metre footway either side of the access and into the site for pedestrians.
However the HO has requested the provision of further 1.2 metre wide footways along the private drives
serving the frontage properties (Plots 1-7) to avoid conflict between vehicles and pedestrians. The applicant
has agreed 1o this being secured by condition.

6.22 With the exception of the 1 bed maisonettes, each of which would have one off sireet parking space, all
the remaining dwellings would have a minimum of two off street parking spaces, with the larger units also
benefiting from further garage parking. In addition to this the scheme would provide 5 visitor parking spaces.
The level of parking proposed is considered appropriate to meet the reascnable requirements of future
occupiers.

6.23 The proposal would include a new crossing point over the A38 which would comprise a dropped kerb
with tactile paving on either side of the road to improve accessibility for pedestrians. This provision is
considered to be commensurate with the scale of the development and associated pedestrian movements
and would accord with paragraph 108(b) of the NPPF which seeks to ensure safe and suitable access for all
users and this could be secured by a suitably worded condition.

6.24 The propasal would entail the relocation of the existing bus stop to the north of the proposed access.
The HO has raised no objections to this subject to the relocated bus stop being secured by condition.

Drainage and Flood Risk

6.25 JCS Policy INF2 advises that development proposals must avoid areas at risk of flooding and must not
increase the level of risk to the safety of occupiers of a site and that the risk of flooding should be minimised
by providing resilience and taking into account climate change.

6.26 The application site is located within Flood Zone 1 and is in a location that would be least at risk from
flooding. The appilication is supported with a Flood Risk assessment and a further Technical Design Nole.
The submitted details advise that given the elevated position of the site it is not at risk of fluvial flooding. In
terms of drainage it has been identified that the site does not benefit from any existing drainage infrastructure
with surface water draining in to the soil. Furthermore, there is no Severn Trent drainage infrastructure in the
area.

6.27 The application proposes a SuDS pond within the south-eastern corner of the site along with a below
ground foul treatment plant to deal with surface and foul drainage which will subsequently discharge at a
controlled rate into the highway drain and subsequently into the Leigh Brook to the southeast of the site. The
use of the highway drain has been accepted in principle by the County Council subject to improvement and
repair works being undertaken.



6.28 The LLFA have advised that the drainage strategy is acceptable in principle subject to the final drainage
design which also specifies the impraovements to the pipe network. On this basis, the LLFA are satisfied that
the proposed requirements can be secured by condition. Further information has also been received in
response to concerns raised by the Council's Land Drainage Officer. This is being reviewed by officers to
ensure that the proposal does not increase the risk of flooding at The Bellows.

Landscape and Biodiversity

6.29 Policy SD6 of the JCS states that development will seek to protect landscape character for its own
intrinsic heauty and for its benefit to economic, environmental and social well-being. Proposals will have
regard to local distinctiveness and historic character of different landscapes and proposals are required to
demanstrate how the development will protect landscape character and avoid detrimental effects on types,
patterns and features which make a significant contribution to the character, history and setting of a
seitlement area. Policy SD9 seeks the protection and enhancement of biodiversity and geoclogical resources
of the JCS area. Furthermore, TBLP Policy LND3 gives protection to the ecology and visual amenity of the
river environment.

6.30 The Tewkesbury Borough Landscape and Visual Sensitivity Study for Rural Service Villages (2014)
advises that Coombe Hill is sensitive to conspicuous development on the exposes side slopes of the ridge
that would be visible in long distant views and would be at odds with the established settlement pattern
(which is loosely cruciform). The application site comprises the southwestern pocket of the Jarger assessed
Land Parcel Coo-05 which is identified as having a medium landscape sensitivity and medium visual
sensitivity and concluded as having a medium landscape character sensitivity.

6.31 The character summary advises that the assessment parcel {Coo-05) which is the application site
occupies a prominent ridge location, however the site is exposed to the A38 and petrol filling station and is
exposed to high levels of detracting activity in terms of movement and noise. Similarly the Swan car park is
identified as a negative influence upon the character of the land parcel. These negative elements are set
against the sites prominent location which is open to distant views.

6.32 The application has been accompanied by a Landscape and Visual Appraisal. The LVA advises that the
development would have a moderate impact upon the landscape characler and that the magnitude would
reduce over time through mitigation. The report advises that existing boundary hedging should be retained
and that this should be enhanced with additional tree planting to the site boundaries which would reflect the
wooded character of the area.

6.33 The introduction of built development upon an existing agricultural field would result in landscape harm
however the scale of the development would be restrained and it would be located adjacent to existing built
development to the north and south as well as the A38 which exerts a significant urbanising impact along the
eastern edge of the site. Furthermore, the presence of existing hedgerow screening lo the boundaries and
additional proposed tree planting, would allow for filtering of distant views from the east and west. The
protection of existing boundary vegetation during the construction phase and further planting and
landscaping could be secured by condition.

6.34 The application site is set at the eastern edge of the LPZ. While the development would occupy an
elevated position it would be set a significant distance away from the river and existing hedgerows and trees
would filter views from the west.

6.35 In terms of ecology, the site presently comprises a vineyard with hedgerow to the site boundaries. The
submitted ecological report advises that the site is of limited ecological value due to the managed nature of
the existing vineyard and no evidence of protected species was recorded, however the report does
acknowledge the value of the hedgerow for foraging bats. The report also recommends a series of measures
to protect and enhance biodiversity during the construction phase and post development and this could be
controlled by condition. Furthermore, the drainage stralegy has been designed to ensure that water does not
discharge to the west and thereby protecting the river ecology.

6.36 It is noted that Natural England have raised no objections in principle to the development and the
Councils Ecology adviser is presently undertaking a habitats regulations assessment to ensure that the
development provides appropriate safeguards to European and Ramsar sites and recommendations to
mitigate recreational pressures in the Coombe Hill SSSI. Discussions with regards to recreational impacts
and ecological network enhancements are ongoing and it is considered that appropriate measures could be
secured by condition.



6.37 Concerns have been raised with regards to the impacts of light pollution upon amenity and the natural
environment. It is clear that development in this location would result in change with lighting from propose
dwellings, however such domestic lighting would not resull in undue harm. In terms of the impact of street
lighting a condition is recommended to restrict the installation of street lighting within the development in
order to protect the dark rural character of the area.

Design, Layout and Amenity

6.38 The NPPF sets out that the Government attaches great importance to the design of the built
environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and
should contribute positively to making places better for people. Policy SD4 of the JCS advises that new
development should respond positively to, and respect the character of, the site and its surroundings,
enhancing local distinctiveness, and addressing the urban structure and grain of the locality in terms of sireet
pattern, layout, mass and form. It should be of a scale, type, density and materials appropriate to the site and
its setting. Policy SD14 sets out that development should protect and seek to improve environmental quality
and should not cause unacceptable harm to local amenity including the amenity of neighbouring occupants.

6.39 The submitted design and access statement identifies a mix of dwelling sizes, and styles. The proposed
design of the dwellings would draw upon traditional features found on existing properties in the area, such as
half eaves dormers, stone lintels, and cills, stone banding detail, bays and gable ends.

6.40 The proposed dwellings would be faced in red brick and would have slate roofs. Furthermore, the more
traditional elements of the design would be offset in the design by more contemporary grey coloured window
casements, doors and rainwater goods giving the development its own character. It is considered that the
design approach and pallet of materials would result in a high quality appearance o the development.
Furthermore each of the properties would be provided with ample private garden areas which would benefit
future occupiers as well as maintaining a spacious characler to the development.

6.41 The application has been accompanied by a noise assessment which appraises the existing noise
environment and sets out mitigation measures to safeguard the living conditions of the future occupiers of
the development and this can be secured by condition.

6.42 The proposed layout with larger properties arranged informally and fronting towards the A38, would
reflect the existing organic character of the area while the introduction of dwellings on this site and in
proximity to existing services would contribute to a sense of place and the establishment of a focus to the
otherwise dispersed settlement.

6.43 Particular concerns have been raised by the occupiers of the dwellings to the north of the site with
regards to overlooking from plots 24 and 25. Plot 24 would be set over 22 metres from the nearest part of
Chapelmead and is skewed to the north. Similarly plot 24 would be set over 26 metres away. Considering
this separation and layout the proposal would not result in demonstrable harm to the living conditions of
these occupiers.

Affordable housing

6.44 JCS Policy SD12 sets out that on sites outside of strategic allocations, a minimum of 40% affordable
housing will be sought, should be provided on site and should be seamlessly integrated and distributed
throughout the development scheme.

6.45 The proposed development would provide 10 affordable houses which represents a 40% proportion of
the 25 dwellings proposed at the site. The proposal would provide 4 one bed maisonettes and 6 two bed
three person properties of which 8 would be social rented and two would be shared ownership.

6.46 The Councils Strategic Housing Enabling Officer (SHEQY} is satisfied with the proposed mix and tenure
and advises that the proposed mix reflects the need highlighted by the 2016 Housing Needs Survey and
would contribute towards the affordable housing need in the borough. This provision would need to be
secured by way of a §.106 agreement.



Other matters

6.47 The Council adopted a CIL in October 2018 and implemented the levy on 1 January 2019 and is
applicable to all open market houses. Infrastructure requirements specifically related to the impact of the
development will continue to be secured via a S106 legal agreement. This application would require a s.106
agreement to secure the following contributions:

» Affordable Housing - 40%
¢ Recycling & waste bins - £73 per dwelling

6.48 It is noted that the County Council's $.106 Officer has requested contributions towards provision of
facilities at local schools however, this would not meet the prescribed tests and cannot be delivered through
S.106. Nevertheless, this would be an infrastructure project capable of being delivered through CIL.

7.0 Overall Balancing Exercise and Conclusion

7.1 Section 38(6) of the Town and Country Planning Act 1980 provides that, if regard is to be had to the
development plan, the delermination 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 On the basis that the Council cannot at this time demonstrate a five year supply of deliverable housing
sites, the Council's policies for the supply of housing are out of date. In accordance with paragraph 11 of the
NPPF, the presumption in favour of sustainable development indicates that permission should be granted
unless policies for protecting areas of assets of particular importance in the NPPF provide a clear reason for
refusing the development proposed, or any adverse impacts of permitting the development would
significantly and demonstrably outweigh the benefits

Benefits

7.3 The delivery of market and social housing in a sustainable and accessible location with good links to
Tewkesbury, Cheltenham, Gloucester and associated employment and services is a social benefit arising
from the proposal. Given the scale of the proposal, these benefits are given moderate weight.

7.4 While services at Coombe Hill are limited, there would be an economic benefit during the construction
phase as well as from the additional population which would be generated by the development which would
contribute to the sustainability of the PFS, convenience store, pub and Farm shop with resultant economic
benefit to existing businesses. These economic benefits, along with the economic benefits arising from the
construction phase, are given some weight.

7.5 Furthermore, these services and existing and future residents would benefit from the increased
connectivity as a result of the proposed pedestrian crossing over the A38.The provision of public open space
would be a social benefit which would serve the existing community as well as new residents although these
benefits are limited.

Harms

7.6 Harm arises from the conflict with the development plan and in particular policies SP2 and SD10. While
the proposal would be consistent with Policy RES1 of the POTBP, this is still at the early stages of adoption
and can be afforded little weight at this time. Notwithstanding the conflict with the development plan, the
Council cannot demaonstrate a five year supply of deliverable housing sites and this must be weighed in the
overall planning balance.

7.7 Further, landscape harm will arise from the loss of part of an existing field at a prominent and exposed
crossroads location. The proposal would have an urbanising effect upon the area through the development
of 25 dwellings and associated infrastructure, however it is considered that this visual harm can be mitigated
through appropriate design and landscaping as part of any reserved matters application.



Neutral

7.8 It is considered that the propasal would result in 2 neutral impact on ecology and geodiversity and that
subject to compliance with conditions the development with regards to drainage, the proposal would not
increase the risk of flooding or impact the operation of the highway. Furthermore, the proposal would not
impact the significance of the listed barn at Grange Farm.

Conclusion

7.9 On the basis that the Council cannot demonstrate a five year supply of deliverable housing sites, the
planning balance must be struck having regard to the presumption in favour of sustainable development at
paragraph 11 of the NPPF. Whilst there is conflict with the development plan housing policies, these policies
are considered out of date. There would also be harm to the landscape.

7.10 However in the absence of policies in the NPPF which would provide a clear reason for refusal, it is not
considered that these harms would significantly and demonstrably outweigh the benefits set out above and it
is therefore recommended that permission is DELEGATED to the Technical Planning Manager to
resolving concerns with surface water drainage, ecolagical mitigation measures, any
additional/amended planning conditions; and the completion of a section 106 legal agreemernt to
secure the following:

» Affordable Housing - 40%
¢ Recycling & waste bins - £73 per dwelling

RECOMMENDATION Permit
Conditions:

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

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

2. The development hereby permitied shall be carried out in accordance with drawing nos. P16-
0306_03 Sheels: 01 Rev.A, 04 Rev.A, 05 Rev.A, 07 Rev.A, 08 Rev.A 10, Rev.A, 11 Rev.A, 12 and
13 received by the Local Planning Authority on 29th May 2018 and drawing no.p.16-0306_01 Rev.N
received by the Local Planning Authority an 5th March 2018 and any other conditions atiached to
this permission.

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

3. Prior to the commencement of development (including site preparation and clearance), tree
protection measures shall be erected on site in accordance with details which shall first be submitted
to and approved in writing by the Local Planning Authority. The protective fencing shall be retained in
accordance with the approved details for the duration of the construction phase.

Reason: To provide protection to retained trees in the interest of the visual amenity of the area.

4, Prior to the commencement of development (including site preparation and clearance), the
ecological mitigation and protection measures set out within the AA Environmental Limited -
Ecological Assessment ref:173426/JDT shall be implemented on site and maintained for the duration
of the construction Phase.

Reason: To conserve the natural environment.

5. No works above ground level shall take place until existing and proposed levels across the site and
relative to adjoining land, together with the finished floor levels and ridge heights of the dwelling
hereby permitted 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
appearance of the area.
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No development above DPC level shall take place until a landscaping scheme for the development
has been submitted to and approved in writing by the Local Planning Authority. The submitted
scheme shall include scaled drawings and a written specification clearly describing the species,
sizes, densities and planting numbers. The drawings must include accurate details of all existing
trees and hedgerows with their location, species, size, condition, any proposed tree surgery and an
indication of which are to be retained and which are to be removed.

Reason: To ensure a satisfaclory and well planned development and to preserve and enhance the quality of

the environment

The landscaping scheme to be approved under Condition 6 shall be implemented no later than the
first planting season following the completion of the development. The planting shall thereafter be
maintained for a period of 5 years. If during this time any trees, shrubs or other plants are removed,
die, or are seriously diseased, these shall be replaced during the next planting season with others of
similar size and species unless the Local Planning Authority gives written consent to any variation. If
any plants fail more than once they shall continue to be replaced on an annual basis until the end of
the 5 year maintenance period.

Reason: To ensure a satisfactory and well planned development and to preserve and enhance the quality of

the environment

No works above DPC level shall take place until samples of the external materials proposed to be
used have been submitted to and approved in writing by the Local Planning Authority and all
materials used shall conform to the sample(s) so approved.

Reason: To ensure a salisfactory appearance to the development.

9.

No works above DPC level shall take place until there has been submitted to and approved in writing
by the local planning authority a plan indicating the positions, design, materials and type of boundary
treatment to be erecled, along with a timetable for their installation. Development shall be carried
out in accordance with the approved details.

Reason: [n the interests of the visual amenity of the area and to ensure that dwellings have satisfactory

10.

privacy.

No development above DPC level shall take place until a scheme (which shall include precise details
of the foul water treatment plant} to treat and dispose of surface and foul water has been submitted
to and approved in writing by the Local Planning Authority. The scheme so approved shall be
completed prior to the first occupation of the development and the treatment plant shall thereafter be
operated and maintained in accordance with the manufacturer's specification for the duration of the
use of the site.

Reason: To ensure that surface and foul water is properly managed.

11.

No develapment above DPC level shall take place until an exceedance flow routing plan for flows
above the 1in 100 +40% climate change event has been submitted to and approved in writing by the
Local Planning Authority. The proposed scheme shall identify exceedance flow routes through the
development based on proposed topography with flows being directed to highways and areas of
public open space. Flow routes through gardens and other areas in private ownership will not be
permitted. The scheme shall subsequently be completed in accordance with the approved details
before the development is first brought into use/occupied.

Reason: To ensure satisfactory drainage of the site and avoid flooding. It is important that these details are

agreed prior to the commencement of development as any works on site could have implications for
drainage in the locality.



12.

No part of the development shall be occupied until a SuDS management and maintenance plan for
the lifetime of the development (which shall include the arrangements for adoption by any public
authority or statutory undertaker and any other arrangements to secure the operation of the scheme
throughout its lifetime), has been submitted to and approved in writing by the Local Planning
Authority. The plan shall fully detail the access that is required to reach surface water management
component for maintenance purposes and include details of safe and sustainable removal and
disposal of waste periodically arising from drainage system, including the materials to be used and
standard of work required. The plan shall include a maintenance schedule for all the surface water
drainage and SuDS elements. The approved SuDS maintenance plan shall be implemented in full in
accordance with the details.

Reason:
To ensure the continued operation and maintenance of drainage features serving the site and avoid flooding.

13.

The development hereby permitted shall be carried out in accordance with the recommendations set
out in the LF Acoustics Noise assessment dated May 2018.

Reason: To ensure satisfactory living conditions for future occupiers.

14,

Throughout the construction phase of the development, provision shall be made available 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. wheel washing facilities

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

15.

goods.

Prior to the first occupation of the development hereby permitted the first 15 metres 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

16.

safe, suitable and secure means of access for all people.

Prior to the first occupation of any dwelling 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

17.

minimises the scope for conflict between traffic and cyclists and pedestrians.

No part of the development hereby permitted shall be occupied until the drop kerb pedestrian
crossing over the A38 is provided as illustrated on plan reference p.16-0306_01 Rev.N with visibility
splays of 120 metres north and south of the crossing points (to the nearside carriageway vehicle
track edge from the back edge of the footway crossing points. The splays shall thereafter be
maintained clear of obstruction vertically between 0.6 metres and 2 metres above carriageway level
at the back edge of crossings points and between 0.26 metres and 2 metres above carriageway
level at splay extents.

Reason: To avoid an unacceplable impact on highway safety by ensuring that adequate pedestrian visibility

is provided and maintained and to ensure that a safe, suitable means of access for all people that
minimises the scope for conflict between traffic and cyclists and pedestrians.
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18. No works shall commence on site until details of the relocation of the north bound bus stop,
associated foolways, and pedestrian crossing {as indicatively shown on plan reference p.16-
0306_01 Rev.N) and any other obstructions to visibility, have been submitted to and agreed by the
Local Planning Authority. The approved works shall be completed in all respecis in accordance with
a timetable to be agreed in writing by the Local Planning Authority and shall be maintained as such
thereafter, unless and until adopted as highway maintainable at public expense.

Reason: To ensure that the appropriate opportunities to promote sustainable transport modes can been
taken up and that the development is designed to give priority first to pedestrian movements and
pravide access to high guality public transport and facilities that encourage public transport use.

19. Notwithstanding the submitted details and prior to the first occupation of plots 1-3 and 4-7, the
associated cul-de-sac access road entrances from the main estate road shall provide adequate
width for two-way simultaneous passing of two large estate cars with 1.2 metres minimurm width
footways to dwelling front entrances from main estate road and 2 metres clear of vertical boundary
treatment behind the footway between the cul-de-sac entrances and the A38 junction.

Reason: To ensure that conflict between road users including vehicles, cyclists and pedestrians is minimised
and safe and suitable access with visibility is provided.

20. No vertical features between 0.6m and 2m in height above carriageway level (except those with
widths of less than 500mm) shall be provided in the area fronting plot 8 to the rear and side of the
visitor spaces up to the footway alongside plot 3, fronting plot 25 and the verge alongside plot 18 and
this area shall be maintained clear of obstructions to visibility thereafter.

Reason: To avoid an unacceptable impact on highway safety by ensuring that adequate visibility is provided
and maintained to ensure thal a safe, suitable and secure means of access for all people that
minimises the scope for conflict belween traffic and cyclists and pedestrians.

21, No vertical features between 0.6 metres and 2 metres in height above carriageway level (except
those with widths of less than 500mm) shall be provided in the frontage areas between buildings
and the carriageway edge of plots 1-5, 12, 13 18-23 and this area shall be maintained as such
thereafter.

Reason: To ensure that adequate vehicle and pedestrian visibility is provided and maintained to ensure that
a safe, suilable and secure means of access for all people that minimises the scope for conflict
between traffic and cyclists and pedestrians

22. Prior to the first occupation of plots 8 and 9, a visibility splay extending from 2 metre back away from
the carriageway edge along the northern edge of the plot 8 parking space extending 18 metres north
to the nearside vehicle carriageway edge is provided clear of vertical features between 0.6 metres
and 2 above carriageway level except under 500mm in width with visibility maintained as such
thereafter.

Reason: To ensure that adequate vehicle and pedestrian 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.

23. Notwithstanding the permitted plans, prior to the first occupation of plots 23 1o 25 a pathway no less
than 1.2 metres in width shall be provided from the southern edge of the visitor parking space
fronting Plot 25 to the footway south of plot 3.

Reason: To ensure safe and suitable access for all user to pedestrian routes around the site

24, No dweliling hereby permitted shall be occupied until the car parking associated with that plot
(including garages and car ports where proposed) has been provided in accordance with the
submitted plan P.16-0306_01 Rev:N and each car parking space so provided shall include provision
to enable the charging of plug-in and other ultra-low emission vehicles. These facilities shall be
maintained available for that purpose thereafter.

Reasaon: 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 and encourage the take up of low emission
vehicles.
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25. No dwelling shall be occupied until provision has been made for the trealment, routing and disposal
of foul water (including pollution control and monitoring measures) in accordance with details which
shall be first submitted do and approved in writing by the Local Planning Authority. The approved
trealment equipment shall thereafter be maintained and operated in accordance with the
manufacturer's specifications.

Reason: To ensure that adequate drainage is provided and to reduce the risk of flooding and pollution.
26. No street lighting shall be installed on any part of the development site.

Reason: To protect the rural character of the area.

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 to improve the
layout of the development.

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

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

4, The applicant is advised that to discharge the management and maintenance condition that the local
planning authority requires a copy of a completed dedication agreement between the applicant and
the local highway authority or the constitution and details of a Private Management and Maintenance
Company confirming funding, management and maintenance regimes.

5. The LLFA does has standing advice, Flood Risk Assessment Guidance and SuDS Design and
Maintenance Guidance document which can still be applicable in principle for this development.
They can be accessed on the following website:
hitp://www.gloucestershire.gov.uk/exira/sudsplanning

6. 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

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

8. Any revised documentation will only be considered by the LLFA when resubmitied through
suds@gloucestershire.gov.uk e-mail address. Please quote the planning application number in the
subject field.
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18/01162/FUL Land East Of The A417 , Main Road, Overton 4

Valid 14.12.2018 Erection of 2 No. agricultural buildings for poultry rearing with
associated infrastructure and new highway access.

Grid Ref 380713 222209

Parish Maisemore

Ward Highnam With Haw

Bridge

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)

Joint Core Strategy 2017 {(JCS) SD1, SD6, SD8, SD9, SD14, INF1, INF2, INF3
Tewkesbury Borough Local Plian to 2011- March 2006 - AGR 5

Planning (Listed Buildings and Conservation Areas) Act 1990

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

The Conservation of Habitats and Species Regulations 2017

Classified Highway - A417

Public Right of Way

Consultations and Representations
Maisemore Parish Council - Object

+ Maisemore is a rural village and the surrounding area supports mixed farming. An intensive pouliry
unit is alien to that. In effect it produces a chicken meat factory on the doorstep of the village, which
is entirely unnecessary and out of character.

¢ It does not show any respect for place and, in the Council's view, would be an unsustainable
development.

Loss of amenity

The proposal is adjacent to a Public Right of Way which forms part of the Maisemore Circular Walk. This was
eslablished some years ago by the co-operation of landowners in the area and is a valued amenity both to
residents and visitors. The proposed poultry unit would blight that. The establishment of what is, essentially,
a factory unit would be detrimentat to the local amenity and environment.

The visual impact would be significant. With feed bins rising to 9.2m, the site would be clearly visible from the
Ad417 and from most of the houses along Old Road. This issue is considered in more detail in submissions
from residents, and the Parish Council agrees with the concerns set out.

The Council also agrees that the visual impact assessment included with the application does not fully
represent the damage from the development, since the viewpoints are restricted. The types of building
proposed are not typical of any in the area, and there are no farm buildings near the site at present.
Poliution

Four types of potential pollution are of concern to the Parish Council: Air, Water, Light and Noise.

Air poliution

Evidence from comparable units shows that air pollution would be significant, despite the use of the latest
ventilation equipment. 100,000 chickens produce a great deal of dust, ammonia and bio-debris. This means

that such units should be much further away from residential settiements. Carcasses stored on site will also
add to the smell.
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It is naive to suggest that hedges and trees in the area will absorb the dust. Maisemore is subject to quite
strong winds, and there is no doubt that these will be more common as climate change progresses. The
Parish Council believes that these pollutants will reach local homes, having a serious effect on residents’
comfort and well-being. li will be particularly damaging for people with a tendency to asthma and other
breathing problems.

The air pollution from such units at the end of each cycle, when the chickens are caught and the sheds are
cleaned has been well established. There will be a stench from the unit at these times and the air will be
heavy with ammonia. This is highly undesirable near a village and there is no reason why Maisemore
residents should be subjected to it.

The suggestion that a member of staff will check smell emissions by sniffing the air each morning is no
guarantee that smell will not be a significant burden on residents.

Water pollution

This is a major concern of the Parish Council and seems to have been largely ignored by the Environment
Agency. The proposal site lies adjacent to a spring-fed stream that runs into Maisemore Lake - which is used
for fishing - and then into the River Severn, which is an Environment Agency walerway.

Significant quantities of dust will be deposited on the roofs of these large buildings and this will contaminate
the run off rainwater entering the stream. During rainfall, this water will also absorb the ammonia being
extracted from the buildings. Together these pollutants pose a significant threat to the biodiversity of the
stream and lake as they will greatly increase the biological oxygen demand in the short term and overfertilise
aquatic growth in the longer term.

It is not clear how dead carcasses will be stored on site, but it is estimated that there will be around 3,500 of
these per cycle. Their residues pose a serious further risk of pollution from bacteria and from antibiotics
entering the water - which is extracted further downstream for drinking water. There is also a probability that
stored carcases will attract rats and other vermin, also posing a risk of water pollution.

The end of each cycle and cleaning out the sheds poses an additional threat. The chances of this being
done during rainfall are high and it is inevitable that some waste and pollutants wili reach the stream. The
proposal does not guarantee that this will not - or cannot - happen and the Parish Council has no doubt that
water pollution will result from this development, if it is permitted.

Light pollution

Maisemore is essentially a 'dark’ village, with no street lighting, so any lighting on an industrial unit such as
this close to the village will be a significant change to the village's character and amenity. This will be worse
at the end of each cycle, when there will be extra lights to aid the manoeuvring and loading of lorries, plus
the lights from the vehicles themselves.

Noise pollution

While the noise from the normal operation may be muted by well-designed and maintained ventilation, it will
be audible from parts of the village. The noise will be greater when feed is delivered and even worse at the
end of each cycle, with reversing lorries and forl lift frucks all using reversing bleepers. Noise from the unit
will be channelled along the valley to the village, causing significant loss of amenity.

Bio-securily

There is a significant bio-security risk posed by the large number of units such as the proposed one already
operating within the County. Diseases such as bird flu and fowl pest have devastating consequences and
can seriously affect food supplies if the outbreaks are in an area where there are many intensive poultry
units, as there already are in Gloucestershire. These diseases result in the slaughter of birds in affected units
and, in many cases, those in nearby units in order to provide a 'cordon sanitaire’ to prevent further spread.
The risk is increased as a result of the high pheasant population around Maisemore, which arises from
established commercial shoots. The introduction of a further intensive poultry unit in the area is, therefore, a
bio-security risk.
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Highway safety

The Parish Council is concerned that the access road will join the A417 at the crest of a hill. This is not good
for road safety and this section of the A417 is identified as an accident blackspot.

The traffic survey that accompanies the planning application was carried out over 1 week during major
roadworks at Over roundabout.. It does not give a true picture of the traffic flow on the A417 under normal
circumstances. Nor does it take account of the high flood risk between Maisemore and the Over roundabout,
which causes the closure of the road and diversions through narrow country lanes.

Absence of continuous supervision

Because this proposal is for a new enterprise completely separate from an existing farm, there will not be
anyone on site continuously and, therefore, no-one to deal with an emergency, such as a fire. The owners
live at least 4 miles away - further if the A417 is flooded - and there is no indication of how they might be
aware of such a problem arising when the unit is unmanned. The Council sees this as both an animal welfare
and health & safety issue.

Economic impact

The application does not include a business plan to justify a completely new enterprise in the area. The
Council believes that its establishment will conflict with and be a detriment to established rural businesses
and aclivities. The proposal is essentially a low manpower chicken meat factory and offers no employment
opporiunities to local people.

Application flaws

A number of the independent submissions have already pointed out technical and factual flaws in the
application. These should all be corrected before the application is considered.

Environment Agency

The proposed development will accommodate up to 100,000 birds, which is above the threshold (40,000) for
regulation of poultry farming under the Environmental Permitting (England and Wales) Regulations (EPR)
2016. The Environment Agency issued an EP for the poultry operation on 2 November 2017 (reference
EPR/UP3330RL). This allows up to 100,000 birds.

The Environmental Permit {EP) controls day to day general management, including operations, maintenance
and pollution incidents.
The Environmental Permit (EP) will include the following key areas:

 Management - including general management, accident management, energy efficiency, efficient
use of raw materials and waste recovery.

e Operations - including permitted activities and Best Available Techniques (BAT).

e Emissions - to water, air and land including to groundwater and diffuse emissions, odour, noise and
vibration, monitoring.

» [nformation - records, reporting and notifications.

The Environment Agency has advised that whilst cross referencing the Plans submitied for permitting and
planning, there appears to be infrastructure proposed outside the permitted area. The Environment Agency
has advised that a variation to the permit will be required (Officer Note: The applicant has confirmed that
they are seeking a variation in the Permit)

The Environment Agency has confirmed that as part of the permit determination, they do not normally require
the applicant to carry out odour, noise modelling. Instead the Environment Agency require a ‘risk
assessment' be carried out and if there are sensitive receptors (such as residential properties or businesses)
within 400 metres of the proposed installation boundary then odour and noise management plans are
required to reduce emissions from the site,

The Envircnment Agency confirm that they do nol regulate all sources of odour and noise associated with a
site and only to certain levels. For example, they cannot control noise and emissions from feed
lorries/vehicles and they do not directly control any issues arising from activities outside of the permit
installation boundary.
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They also confirm that as part of the permit determination, we do not usually require the applicant to carry
out dust or bio-aerosal emission modelling. Instead they require a 'risk assessment' to be carried out and if
there are relevant sensitive receptors within 100 melres of the installation boundary.

In respect to manure, the Environment Agency confirm that under the Permit the applicant will be required to
submit a Manure Management Plan, which consists of a risk assessment of the fields on which the manure
will be stored and spread, in cases where this is done within the applicants land ownership. It is used to
reduce the risk of the manure leaching or washing into groundwater or surface water.

Environmental Health Officer - No objection
Odour

The submitted odour assessment appears satisfactory and indicates that odour levels from the proposed
development should not adversely impact the nearest sensitive receptor(s) with the maximum odour
concentration level of 1.440uE/m3 at Upper Hyde which is under half of the recommended limit value of
3.000uE/m3. Therefore | have no objection to the application in terms of odour.

Noise

The submitted noise assessment appears satisfactory and indicates that noise from the operation of the
chicken shed extract fans and HGV loading / unloading should not adversely impact the nearest sensitive
receptor(s). | assume that the generator, which is not included in the noise assessment, would onily be used
infrequently.

Therefore | have no objection to the application in terms of noise
Additional Response

The Council has commissioned an independent noise assessment. Further to this and the response by
Matrix Acoustic Design Consultants and discussions with the Council's noise consultant regarding potential
low frequency tonal noise issues from ridge mounted ventilztion fans serving poultry sheds the following
additional comments were provided

¢ The response from Matrix has now assessed noise from feed deliveries, shed cleaning, manure
collection and the biomass boiler. Although the assessment predicts an adverse impact at the
nearest noise sensilive receptor from feed deliveries, shed cleaning and manure collection these
activities are not continuous are infrequent and would occur during the day time. Therefore | do not
consider the impact of these noise sources would justify objecting to the application on noise
nuisance grounds nor require any additional noise mitigation measures.

¢ Interms of the Council's consultant's statement that the original noise assessment has potentially
underestimated noise from the extract fans by up to 5dB. The response from Matrix on this point
states: The resultant calculated values have shown goad correlation to the measured values. Our
calculations however do include a 3dB 'other' noise character correction, i.e. a safety factor, in
determining the Rating Level.' | therefore consider that the noise levels used in the original
assessment are acceptable.

« Relating to the potential of tonal low frequency noise from the ridge mounted extract fans. While |
would agree with the Council's consultant that there is the potential for this to occur | would also
agree that it would be difficult to monitor and therefore enforce the suggested 1/3rd octave band
noise limit condition. If the application is approved and implemented and noise complaini{s) are
subsequently made to the Environment Agency (the regulator of the site} or Tewkesbury
Environmental Health then they would be investigated and if the complaint{s) were substantiated
enforcement action could be taken in order to remedy the situation. Therefore | do not consider that
this suggested planning condition should be imposed.

¢ Relating to hours of activities: | am in agreement with both parties that the proposed condition
should be imposed: "Except for the purpose of bird collection, no lorry movements to or from the site
are permitted outside the pericd 07.00 to 19.00 on Mondays to Saturdays and no movements on
Sundays.”

+ Relating to the redesign of the access road junction with the service yard: The Matrix response
concludes that 'this would will result in no meaningful reduction in noise emissions'. | am in
agreement with this statement and its justification and therefore do not consider this to be required of
the applicant.
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Public Health England - Public Health England {PHE) would not normally comment on this type of planning
application. PHE has already been consulted on the Environmental Permit which was determined and
issued by the Environment Agency on 2nd November 2017. Impacts on public health from local air quality,
noise and contaminated land fall under the remit of the local authority and it their responsibility to decide
whether or not to comment on these aspects of the planning application.

Natural England - No Objection subject to appropriate mitigation measures being secured comprising
suitable landscaping/tree planting measures to filter and/or screen emissions from the proposed poultry
houses. Natural England also advise that a Habitats Regulations Assessment (HRA) record to be created
and the Council should record an HRA screening in respect of Walmore Common Special Protection Area
(SPA).

Highway England - No comments to make

County Highways - No objection subject o conditions

Local Lead Flood Authority - No objection to condition to secure detailed Sustainable Drainage System
{SuDS) Strategy

Building Control - No comments to be made.

County Archaeologist - No Objection

Public Rights of Way Officer - Raised concerns about impact on public footpath

Footpath EMA/25 is directly affected by the proposed poultry units and the proposals would significantly
reduce the public's enjoyment of this path both in terms of introducing large industrial-type buildings close to
it and from the point of view of the odours associated with the rearing of poultry, as well as other health
related reasons. A footpath diversion would be a one way of reducing the adverse effects of this proposed
development.

Conservation Officer - No objection

Severn Trent - No objections to the proposals and do not require a drainage condition to be applied.

CPRE - Object due to air pollution, noise, light, traffic, landscape, flooding, water pollution and ethical
concerns.

Gloucestershire Group of the Ramblers

Serious concerns about smell and stream contamination

Local Residents

1 comment has been received in support of the application (summarised)

The proposal will involve significant investment

The modern units would be highly efficient

Compliance with all statutory legislation and regulation is a pre-requisite for modern broiler sites
The proposal would utilise a renewable heating system, lower environmental emissions and reduce
the carbon footprint of the farm and the supply chain.

¢ Demand for white meat/chicken meat is growing

37 objections have been received (summarised)

» The proposal conflicts with policy AGRS of the Local Plan as it is not well sited in relation to existing
buildings and landscape features

e The size, scale and appearance of units is inappropriate for open countryside and there are no
existing structures/tracks on the site

e The proposal is dominant and intrusive and antipathetic to the intrinsic beauty, distinctiveness and
histaric character of the landscape.
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The development would adversely affect the approach to Maisemore

The proposal is located outside the built up area of Maisemore in the open countryside

The applicant's visual assessment is derived from footpath viewpaints and has not assessed impact
from residential properties

The visual impact from the adjacent footpath would be very high and of major significance
Photomontages should be provided of the proposed development

Precise clarification should be provided of level changes.

The existing sporadic hedges would not screen the development

Poultry manure stored on site may pollute the watercourse during heavy rain

Traces of medicine would affect local livestock

The stream adjacent to the site feeds the lake in the centre of the village and any pollution would be
harmful to this publically accessible area

The pond is less than 50 metres from the site attracts migratory birds and other wildlife and the
proposal would wreck its character and result in pollution

The site is at risk of flooding during heavy periods of rain and flooding may result in wider pollution
The proposal would result in light pollution which would impact on amenity and wildlife

The proposal would increase the risk of disease including for pheasant shoots and backyard hen
keepers

The A417 is prone to flooding

if large vehicles use alternative routes at times of flood this would create accident risk and impact on
amenity on country lanes

The A417 is a very busy road

The traffic report accompanying the application is misleading as the traffic survey was undertaken
over a short time period when works were being undertaken at Overton Roundabout. Figures on
traffic movements should be disregarded.

Additional large vehicle movement would create road safety risk

There are residential properties to the east of the site and the prevailing wind is westerly. These
dwellings would be effected by noise and odour

The cumulative impact of smell, dust and noise, vibrations, bio-aerosols, vehicle movements from on
site and off site activities would cause unacceptable harm and distress to local residents

The biomasss boiler would result in additional dust and smoke and the fue! would need to be brought
into site

Emissions including dust, ammonia and faeces would affect health of residents, users of the
footpath, all people in the vicinity and the wider village environment

The topography of the site and building in a valley would exacerbate the impact of emissions

The applicant's claim that they would not clean the site in the summer months to reduce odours is
warrying

The spreading of manure on the applicant's wider landholding would cause a nuisance

The proposal will impact on residential amenity of future residents which would move into new
housing just over 400 metres from the boundary

There are over 180 homes within a 0.8km radius which would be affected

The project creates minimal employment

HGV vehicle movements at night will impact on the amenity of nearby residents in respect to noise.
HGV reversing beepers, engines and forklift trucks would impact on amenity

Headlights from HGV's would shine into properties due to unobsiructed lines of site

The owner/operators live 5 miles away which would impeded the ability to operate the site safely
The building would be unmanned and be a security risk

The proposed development adjoins the Maisemore village circular walk which is popular and heavily
use by dog walkers. The development would spoil the enjoyment of the footpath and the valley

The site is within 200 metres of a national cycle route

No business plan has been submitted with the application

The market for broiler chickens is in decline and the business may fail which would leave a blight on
the landscape

The proposal would impact on Bugs Boarding an outdoor recreation business as well as other local
businesses located within the vicinity of the site

There are errors and emissions in the submission and inconsistencies between the Environmental
Permit and the planning application, including stated distances to residential receptors

The applicant's odour and dust assessment is not robust or accurate and evidence from other
installations demonstrates that there would be impacts which are not shown

The approach to the slorage and removal of dead carcasses is haphazard
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e Alocal housing proposal was recently refused due to proximity of chicken houses this should surely
be case vice versa

s There is a local saturation and oversupply of chickens in the area which increasing risk of disease

and companies are pulling back from buying chickens

The proposal would impact on tourism

The proposal is unethical and harmful to the chickens

The proposal would result in loss of habitat for wild birds and fauna in the area

An application for a dwelling is likely to be forthcoming which would result in additional harm

Notwithstanding other reasons, Committee determination is required as the applicant is a close
relative of a serving Member of the Council.

Planning Officers Comments: Paul Inslone
1.0 Application Site

1.1 The application site is located to the east of the A417 approximately 700 metres north west of the
Residential Development Boundary of Maisemore and 300 metres south east of Overton Farm. The site
comprises a roughly rectangular parcel of land within the north of field which is currently used for arable
purposes and extends to approximately 5.5 hectares. The site is bounded to the west by the A417, to the
east by a watercourse and to the north by a hedged field boundary, with arable farmland beyond. The
southern limit of the application site is unbound but is defined by an east west public footpath. A public
footpath also runs north south to the east of the watercourse. The application site slopes downward
eastwards towards the watercourse being at 47m Above Ordnance Datum (AOD) at the A417, 40 metres
AOD in the north east, and 35 metres AOD in the south east.

1.2 There are some residences and commercial properties in the area surrounding the site of the proposed
poultry units. In terms of distances from the poultry units, the closest residences are at. Upper Hyde,
approximately 310 m to the north-north-east; Overton Cottage approximately 320 m to the west; Overton
Farm, approximately 390 metres to the west-north-west; Woodcroft Cottage, approximately 460 m to the
north west; Hill View, approximately 300 m to the south east; Parva Dene, approximately 340 m lo the south
east; Dorothy Cottage, approximately 300 m to the south east; Haze Field, approximately 410 m to the
south-east and School House and School Cottage which are approximately 490 m to the south-east.

1.3 The application site forms part of three land parcels owned by the applicant being land adjoining
Astmans Farm, Lassington, land to the west of Two Mile Lane, Highnam, and land at Overton, Maisemore.
In respect to the Overton land parcel the application site forms the central part of a wider parcel of land
owned by the application which extends to the north and south. The public footpath which runs north south
to the east of the watercourse is not on land with the applicant's ownership.

1.4 The application site is located in Flood Zone 1.

2.0 Planning History

2.1 No planning history on the site

3.0 Current Application

3.1 This is a full planning application and proposes the erection of 2 no. broiler rearing units. Each unit
extends to 110 metres by 20.3 metres, with an eaves height of 2.923 metres and a ridge height of 5.654
metres. Each poultry house has an attached control room and catching canopy on the south elevation
extending to 12.15 metres by 4 metres. In addition a feed blending room would be located between the
poultry houses extending to 3 metres by 4 metres with an eaves height of 2.4 metres and a ridge height of
2.95 metres.

3.2 A total of 5 no. circular feed bins, extending to 3.5 metre diameter and 7.53 metres in height would be
located to the south east of the broiler rearing units

3.3 A concrete apron would be located to the south of the broiler rearing units, extending to 1,263 square

metres. Vehicular access to the development would be provided by a crushed stone access road linking the
development to the A417.
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3.4 To the south of the concrete apron, a boiler house which would extend to 18 metres by 10 metres within
an eaves height of 4.233 metres and a ridge height of 5.572 metres is proposed to accommodate a biomass
boiler to provide the primary heat source for the poultry units. Two circular pellet bins, extending to 3.35
metres diameter and 7.5 metres in height would be located immediately to the south of the boiler house. The
height of the pellet bins has reduced following comments from officers.

3.5 Other associated buildings and structures include a plant room, water tank, gate house and 5 gas tanks
(which would provide a fuel source for a gas back up to the heating system).

3.6 The following associated development is also proposed:
s Aftenuation pond to provide to drainage for surface water
Dirty water underground tank
3 car parking spaces
A turning area surfaced in road planning's
Back-up generator to be used as an emergency power supply in the event of a power cut
Fencing
Landscaping scheme including planting of new trees, shrubs and hedgerows

3.7 The proposed landscaping scheme has been amended further to comments from officers with increased
planting is proposed in the vicinity of the buildings and the introduction of planting specifically suited to
filtering/screening of emissions from the poultry houses.

3.8 Once operalional, the proposed buildings would house approximately 50,000 broilers each, giving a total
on-site capacity for approximately 100,000 broiler chickens. The applicant states that the proposed houses
would operate on a 48 day growing cycle including 10 days at the end of each cycle for cleanout and
preparation of the buildings for the incoming flock. The unit would operate with 7.5 flocks per annum.

3.9 Chicks would be brought to the site as day olds and reared within the building for 38 days, following
which they would be manually caught and transparted live to the processors. The development would
operate on all in all out basis, with both buildings stocked and de stocked at the same time.

3.10 At the end of each flock cycle, the buildings are cleaned out with mechanical loaders and the manure
removed from the site in sheeted trailers for disposal as an agricultural fertiliser. Following manure remaval,
the buildings would be washed out with high pressure hoses and prepared for the incoming flock. The inside
of the pouliry buildings are drained to a sealed dirty water {ank which would be emptied following each
cleanout of the building with a vacuum tanker.

3.11 An Environmental Permit for the proposal was issued by the Environment Agency on 2nd November
2017.

3.12 Due to the size of the enterprise, the development falls under Schedule 1 of the Town and Country
Planning (Envirenmental Impact Assessment) Regulations 2017 which requires that all proposals for units in
excess of 85,000 broilers must be the subject of an Environmental Impact Assessment (EIA). The
application as submitied was accompanied by an Environmental Statement which includes sections covering
the following areas:

» Description of Development
Alternative Sites
Landscape and Visual Impacts
Highway Impacts
Noise, Odour and Dust Impacts
Ecological Issues
Flood Risk and Drainage

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.
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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 Preferred Options Consultation draft of the Tewkesbury Borough Plan is at an early stage of
development and can be given only limited weight in the decision making process.

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

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

5.1 The principal determining issues are the principle of the development, need, effect on the character of
the area including landscape and visual impact, transportation and highways, impact on residential amenity
including bio-aerosols, odour, noise, vibrations, traffic movements and drainage issues, flooding, ecological
and environmental issues, impact on heritage assets and archaeology. The proposals, in accordance with
regulations, are considered on their own merit and in terms of the accumulation with other development.

Principle of Development

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)'. The
application does not include the processing of meat at the site and therefore it is considered that the
proposal falls under the definition of an agricultural activity and should be assessed against agricultural
policies in the development plan.

5.3 Paragraph 80 of the NPPF states that planning policies and decisions should help create the conditions
in which businesses can invest, expand and adapt. Significant weight should be placed on the need to
support economic growth and productivity, taking into account both local business needs and wider
opportunities for development. In respect to the rural economy paragraph 83 of the NPPF states that
planning decisions should, inter alia, enable:

a) the sustainable growth and expansion of all types of business in rural areas, both through conversion of
existing buildings and well-designed new buildings;
b) the development and diversification of agricultural and other land-based rural businesses

5.4 Policy SD1 of the JCS sets out that employment related development will be supported where it is
located within or adjacent to a settlement or existing employment area and is of an appropriate scale and
character; and farm diversification projects which are of an appropriate scale and use. Policy AGRS5 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. Similarly emerging
policy AGR1 and AGR2 of the emerging Borough Plan support agricultural development subject to
acceptable impacts on the area.

5.5 The broad principle of the proposals is therefore considered to be acceptable subject to the overall
planning balance taking into account the material planning considerations.

Need

5.6 The applicants have chosen poultry production for diversification of their business due to growing
demand for UK produced chicken. Demand for chicken meat is rising steadily at a rate of around 2% per
annum.

5.7 The UK is not self-sufficient in chicken meat production and UK production amounts to around 80% of
the total demand, with import making up the balance. The UK broiler industry currently produces
approximately 21,000,000 birds per week with imports representing the equivalent 5,000,000 birds per week.

5.8 A number of processors in the UK have expressed a commitment to cease reliance on imported chicken,
and move to a majority of British, which is further fuelling demand for UK produced chicken.
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Alternatives

5.9 The Environmental Impact Assessment Regulations require the assessment of main alternatives
considered by applicants and the main reasons for the chosen proposal taking into account environmental
effects. The applicant's Environmental Statement confirms that the applicant has landholdings at Astmans
Farm, Lassington, land to the west of Two Mile Lane, Highnam and land at Overton, Maisemore.

5.10 Land at Astman’s Farm, Lassington is accessed by Lassington Lane from the B4215, and the applicant
ruled out the entire landholding due to the adequacy of the site highway infrastructure.

5.11 Land to the west of Two Mile Lane was discounted due to the access which is a narrow track from Two
Mile Lane with inadequate visibility splays, and the applicant does not own any land to facilitate
improvements to this access.

5.12 Against this context, the Environmental Statement confirms that the proposed location was selected for
the following reasons:

+ The site has direct access to the main road network (A417)

» The site is remote for neighbouring residential properties and settlements

e The site is located on low lying land to mitigate visual impacts

5.13 The applicant's conclusions in this regard are noted.
6.0 Landscape Impact

6.1 Paragraph 170 of the NPPF states that planning decisions should contribute to and enhance the natural
and local environment by, inter alia:

» protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils {in a
manner commensurate with their statutory status or identified quality in the development plan)

» recognising the intrinsic character and beauty of the countryside, and the wider benefits from natural
capital and ecosystem services - including the economic and other benefits of the best and most
versatile agricultural land, and of trees and woodland.

6.2 The application site is not identified as a 'valued' landscape in the development plan.

6.3 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. Proposals will have
regard to local distinctiveness and historic character of different landscapes and proposals are required to
demonstrate how the development will protect landscape character and avoid detrimental effects on types,
patterns and features which make a significant contribution to the character, history and setting of a
settlement area.

6.4 Policy AGRS of the Local Plan requires that proposals for the erection of agricultural buildings should be
well sited in relation to existing buildings, ancillary structures and works and landscape features in order to
minimise adverse impact on the visual amenity of the locality. Furthermore, that the proposed development
should be sympathetically designed in terms of height, mass materials, colour and landscaping where
appropriate.

6.5 The application site is a sloping field in agricultural use, set within an undulating landscape which is
defined by hedgerow field boundaries. The A417 permeates the surrounding landscape. The site falls
within Landscape Character Type 'Vale Hillocks' within the Gloucestershire Landscape Character
Assessment (2006) and is further subdivided to 'Woolridge Hill' which is characterised by an elevated ridge
of land rising from the adjacent flat low lying landscape. Within the Joint Core Strategy Landscape
Characterisation Assessment and Sensitivity Analysis (2011), the site falls within area G2: Maisemore Ridge
which is identified as having a medium-low sensitivity.

6.6 The proposed buildings are purpose built poultry units and a boiler house. Each poultry house would be
110 metres by 20.3 metres with a ridge height of 5.65 metres, of steel frame construction with the walls being
pre-formed concrete to 450mm with polyester coated profile sheeting above for the walls and roof in Olive
Green. The boiler house would extend to 18 metres by 10 metres with a ridge height of 5.57 metres and
would similarly be constructed of polyester sheeting in Olive Green.
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6.7 A total of five feed bins and two pellet bins are also proposed which would be 7.5 melres in height. These
would be constructed of Olive Green Plastic.

6.8 Other buildings/structures on the site include a plant room, feed blending room, water tank, gale house
and gas tanks. An access road, concrete hardstanding, turning area, attenuation pond and post and wire
fencing are also proposed and the site would be re-profiled.

6.9 The proposed landscaping scheme has been amended further to comments from officers and comprises
a native hedgerow to the west and south of the buildings and ancillary structures which continues to run
along the north and west of the access track. A native tree belt with a 'backstop' conifer mix is also proposed
to the east of the buildings. Additional planting is also proposed in the existing hedgerows to the north of the
site and within the hedgerow adjacent 1o the A417.

6.10 The application is accompanied by a Landscape and Visual Impact Assessment (LVIA), which in turn
informs the Environmental Statement. The submitted LVIA has been prepared using appropriate guidance
from the Landscape Institute and has been reviewed and issued by a suitably qualified person.

6.11 The LVIA assess the landscape impact of the proposal from 6 different viewpoints from adjacent
footpaths and along the A417. The viewpoints are al varying distances and topography from the site and
have been selected to represent potential views seen by the most sensitive receptors around the site. The
viewpoints includes Over Old Road to the east of the site where there are a number of residential properties.

6.12 The significance of the visual effects range from 'minor’ to ‘major/moderate’ from the viewpoints, with
the 'major/moderate’ impact being identified on the PRoW in the vicinity of the application, where existing
visual barriers created by vegetation are minimal.

6.13 However, once allowing for mitigation measures including additional planting and buildings materials the
LVIA concludes that the development would have a moderate visual impact.

6.14 The LVIA has been reviewed by the Council's landscape consultant {LC) acting for the Council, and it is
advised that the submitted LVIA has been prepared using appropriate guidance from the Landscape Institute
and has been reviewed and issued by a suilably qualified person. The assessment recognises that views
from public highways can have an elevated (medium) sensitivity to change. It is considered that the range of
receptors considered, including viewpoints is appropriate and that the level of detail presented in the LVIA is
also appropriate.

6.15 In terms of the predicted landscape and visual impacts of this development, the LC agrees with the
conclusions of the submitted LVIA and advises that the area around Maisemore is a very pleasant undulating
rural landscape. Itis however a working rural landscape and there is precedent for agricultural buildings of
the scale proposed. Whilst it is accepted that the development would introduce new agricultural buildings
where there are none now, the undulating topography, the existing tree belt along the drainage ditch, existing
hedges and proposed planting as well as the proposed cladding would be effective in mitigating those views
to a large extent. In addition, due to its low-lying position within a distinct valley, the development would not
break the skyline.

6.16 It is accepted that from certain parts of the footpath immediately adjacent to the proposed buildings, the
development will be particularly conspicuous, although this would be mitigated to some extent by intervening
vegetation and affects only a short section of the footpath network.

6.17 The development sile is particularly visible from the A417 heading south as the road starts to descend
to Maisemore at Overton Farm. However the LC advises that due to the low-lying nature of the site and the
proposed planting and establishment of a 2.5m hedge it would provide effective mitigation. The sheds and
supporting silos will be visible and would represent built development where there is none at present,
however, the intervening hedgerow would filter views and it would appear somewhat muted against the
backdrop of the tree belt in the valley botiom.

6.18 Notwithstanding this position, the LC identified some concerns including that there is a risk that without
a clear boundary treatment between the new built development and the residual field parcel, the remaining
open area could degenerate into a quasi-development area with the establishment of rough grassland and
scrub andfor the proliferation of storage of ephemera, plant and materials associated with the poultry
business. In response to these concerns, the landscaping scheme was revised to establish a new field
boundary immediately to the south and west of the built development to clearly demarcate the built area and
land to be retained in agricultural use.
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6.19 It has been advised that any fencing should be 'agricultural’ in nature and that In order to minimise
visual clutter on the approach to Maisemore there should be minimal signage at the site entrance. ltis also
recommended that conditions are imposed to secure maintenance or the replacement of any dead or
diseased planting throughout the establishment period.

6.20 Overall, taking account of the advice of the Council's independent landscape advisor it is concluded that
there would be harm to the landscape arising from the proposal, given the scale of the buildings and extent
of the site. However, it is considered that the impact is primarily to short sections of the PRoW in the vicinity
of the application site, there is precedent for large scale agricultural buildings in the vicinity, and it is
considered that due to the low-lying nature of the site the proposed planting would provide effective
mitigation.

6.21 The harm to the landscape is a factor that weighs against the proposal in the overall planning balance,
but the landscape impact is tempered by the design approach, landscape mitigation and by virtue that the
application site is not identified as a "valued' landscape in the development plan.

7.0 Pollution Control, Residential Amenity and Local Amenity Considerations

7.1 The effect of a development upon the vitality and social inclusivity of a local community has been shown
to be a material planning consideration that is rooted in planning policy guidance. Paragraph 8 of the NPPF
stales that the planning system performs a social role; supporting strong, vibrant and healthy communities.
More specifically, paragraph 91 states that the planning system can play an important role in facilitating
social interaction and creating healthy, inclusive communities. Further to this, the PPG advises that local
planning authorities should ensure that health and wellbeing, and health infrastructure are considered in
local and neighbourhood plans and in planning decision making.

7.2 The NPPF states at paragraph 180 that planning decisions should ensure that new development is
appropriate for its location taking into account the likely effects (including cumulative effects) of pollution on
health, living conditions and the natural environment, as well as the potential sensitivity of the site or the
wider area to the impacts that could arise from the development.

7.3 It also makes clear at paragraph 183 that when determining applications, local planning authorities
should focus on whether the development itself is an acceptable use of the land, and the impact of the use,
ralher than the control of processes or emissions themselves where these are subject to approval under
pollution control regimes. Local planning authorities should assume that these regimes will operate
effectively. Equally, where a planning decision has been made on a particular development, the planning
issues should not be revisited through the permitting regimes operated by pollution control authorities.

7.4 Policy SD14 of the JCS states that development must cause no unacceptable harm to local amenity
including the amenity of neighbouring residents and result in no unacceptable levels of air, noise, water, light
or seil pollution or odour either alone, or cumulatively, with respect lo relevant national and EU limit values.

7.5 Article 8 of the Human Rights Act gives the right to respect for private and family life and First Protocol
Article 1 allows for the peaceful enjoyment of possessions. These have to be balanced against the rights and
freedoms of others and the orderly development of the Country in the interests of the Community. First
Protocol Article 1 requires that the desires of landowners must be balanced against the impact on residents.
The potential for cumulative impacts arising from the proposed development (site operations and vehicular
HGV ftraffic generated by the development) upon the local area, including residents and all users of the
highway and public rights of way network, is a key factor.

7.6 In order to operate, the proposed poultry units require an Environmental Permit as regulated by the
Environmental Permitting (England and Wales} Regulations (EPR) 2016. The Environment Agency issued an
Environmental Permit for the proposed development on 2nd November 2017.

7.7 Key environmental issues that are covered in the Permit include emissions o water, air and land

including odour, noise, bio-aerosols and dust and relate to emissions that are generated from within the
installation boundary. The Permit does not control any issues arising from outside the installation boundary.
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7.8 No odour or noise modelling is submitted as part of the Permit application and Environment Agency
policy is that odour and noise modelling is not required as part of the intensive farming Environmental
Permitting Regulation (EPR) application. Within the permitting process, where there are sensitive receptors
within 400m of the installation boundary, the Environment Agency require Odour and Noise Management
Plans to reduce emissions from the site. Under the EPR the applicant is also required to submit a Manure
Management Plan, which consists of a risk assessment of the fields on which the manure will be stored and
spread, in cases where this is done within the applicants land ownership.

7.9 Notwithstanding that a Permit has been issued for the proposal it is a requirement to submit an
Environmental Impact Assessment in support of the application and the local authority are duty bound to
robustly consider the applicant's submission which includes an assessment of odour, noise and dust arising
from the proposal. The planning and permitting processes are separate from each other and are properly
operated independently of each other. The permitting regime is concerned with the operation of facilities; the
planning system looks at whether a proposed facility is acceptabie in land use planning terms, including
whether there are acceptable impacts, in planning terms, on the living conditions of the local community.

7.10 There have been a number of objections to the proposal including on the grounds of odour, air quality
emissions and noise. The application site is in a rural location and there are some residences and
commercial properties in the area surrcunding the site of the proposed poultry units. The closest residences
area at: Upper Hyde, approximately 310 metres to the north-north-east; Overton Cottage, approximately 320
metres to the west; Overton Farm, approximately 390 metres to the west-north-west, Woodcroft Coltage,
approximately 460 metres to the north-west, Hill View, approximately 300 metres to the south-east; Parva
Dene, approximately 340 metres to the south-east; Dorothy Cottage, approximately 300 metres to the south-
east; Haze Field, approximately 410 metres to the south-east and School House and School Cottage which
are approximately 490 metres to the south-east. There is also an extant planning permission
{17/00538/APP) for 28 houses, to the south with the closest houses being approximately 500 metres from
the proposed broiler units.

7.11 As part of the application process the local planning authority employed specialist noise, odour and bio-
aerosol consultants to review the applicant's submission in order to assess the impact of the proposal on
residential amenity and health. Public Health England, the Environment Agency and Environmental Health
have also been consulted on the proposals.

Odour

7.12 The Environment Agency odour bench mark of 3.0 ouE/m3 1-hour average 98%ile is proposed to
ensure no reasonable cause for annoyance at neighbouring properties. An odour assessment has been
submitted with the application which uses computer madelling to assess the impact of odour emissions. In
respect to odour, the Council's review of the assessments raised concerns over the robustness of the
methodologies, but identifies that the maximum modelled odour concentration at the nearest sensitive
residential receptor is just less than half of the Environment Agency bench mark to ensure no reasonable
cause for annoyance at neighbouring properties. This allows a considerable margin in the modelling for
unaccounted uncertainty without exceeding the Environment Agency bench mark.

7.13 if the Environment Agency bench mark is exceeded causing unreasonable levels of odour in the
neighbourhood, then measures to reduce odour emissions would be required by the Environment Agency
through an odour management plan such as reducing the number of birds at the farm.

7.14 There are no details of where litter/manure will be stored prior to spreading on the land, such storage of
litter/manure could cause an odour nuisance.

7.15 The Environmental Statement advises ES that it is not possible to provide an assessment which
quantifies the impacts of manure spreading on amenity and instead, a number of precautionary measures
are listed to minimise the environmental impact of this activity. However, it is noted that much of the
applicant's landholdings are not located within the vicinity of the application site and it is also the case that
manure would be exported to other farms. Environmental Health have confirmed that any complaints arising
from the spreading of chicken litter would be dealt with under the provisions of the Environmental Protection
Act 1990, Statutory Nuisance.

7.16 The Council's Environmental Health Officer has been consulted on the application and advises that
there is no objection to the application in regard to odour.
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Dust and Bio-aerosols

7.17 Modelling of dust and bio-aerosol particulates from the proposed poultry houses was not carried out in
the Environmental Statement. The Environment Agency requires a dust and bio aerosol risk assessment for
any instances where there is a sensitive receptor within 100m of the installation boundary. Since the nearest
sensitive residential receptor is 300m from the application site the Environmental Statement concludes there
is no risk to public health.

7.18 Similarly in respect o residential receptors, the Council's advisor has advised that the proposed
development would not cause the air quality objectives to be exceeded at the nearest sensitive development
in compliance with the NPPF,

7.19 It is noted that there is a Public Right of Way, which at the closest point lies to the east of the site which
at the closesl point is circa 18 metres from the poultry units, but outside the applicant's ownership. The
Council's advisor has recommended that the footpath should be redirecled along the north-eastern boundary
of the two fields to the north-east of the proposed development. Officers have raised the possibility of
diverting the footpath with the applicant, but the applicant considers that it is impractical to redirect the
footpath and wholly unnecessary.

7.20 However, it is the case that the duration and frequency of exposure to dust, bio-aerosols as well as
other emissions would be infrequent and minimal on the PRoW. The shorl term air quality objective is
50pg/m3 as a daily (24-hour average) not to be exceeded for more than 35 times per year. This objective
would not be exceeded at this location as members of the public would not be at this location for periods of
24 hours.

Noise

7.21 Sources of noise arising from the proposal would be derived from both on-site and off-site saurces, the
latter of which would not be controlled through the Permit regime.

7.22 Sources of noise would include noise from ventitation fans, on-site vehicular activity of loading and
unloading and additional heavy vehicles. The additional vehicle movements would also be a source of
vibration.

7.23 In respect to noise and vibration the applicant has submitted an environmental noise statement as part
of the Environmentat Statement. This has been reviewed for the Council's specialist noise consultant (NC).
The review concludes that that the applicant's noise assessment does not identify all the likely effects of
noise and vibration and does not correctly quantify those it does identify. Specifically the applicant's
assessment:

e does not consider all potential sources of noise
does not include an estimate of uncertainty in the source noise levels
does not include an estimate of variability in the source noise levels,
overestimates noise attenuation due to ventilation exhaust stack directivity effects, and
does not take account of potential variability in ambient background noise level.

7.24 In addition it is advised that no consideration is given to the frequency spectrum of the fan noise at
residential receptors or the possibility that this may be low-frequency noise which cannot be assessed using
BS4142.

7.25 However the review concludes that noise from ventilation fans, although possibly audible at times,
represents a potentially low noise impact provided the noise is broad-band with no tonal or other
characteristics and recommends consideration of a planning condition to limit low-frequency noise in one-
third octave bands. It is considered by officers and Environmental Health that such a condition would be
difficult to enforce and it is the case that if concerns arise this matter can be regulaled through the Permitting
Regime,

7.26 The report also includes a recommendation to impose a condition to prevent deliveries of poultry feed
and wood pellet fuel during the evening and night-time (this excludes bird catching delivery vehicles which
require to enter the site at night).

7.27 lt is also recommended that consideration should be given to the redesign of the access road junction
with the service yard, to provide a barrier against noise propagating lowards the southeast.
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7.28 The applicant has reviewed the NCs Review and advises that any uncertainty in the Noise Assessment
is within acceplable parameters and will not alter the report. In addition the applicant considers that the re-
design of the access and ancillary buildings would provide no overall acoustic benefit given the much of the
concrete apron would remain unshielded. The Environmental Health Officer agrees with this assessment.
The applicant has confirmed that they would accept a planning condition restricting lorry movements, except
for the purposes of bird collection to between the 0700 to 1900 Mondays to Saturdays with no movements
on Sundays.

Conclusions Local Amenity Considerations

7.29 lt is evident from the level of objection received in relation to the proposals that there is considerable
local concern surrounding the impact of the propoesal on amenity and the peace and tranquillity of the area.
However, the impact is mitigated by the context of the site and the direct access arrangements from the
A417.

7.30 Overall it is considered that there is the potential for loss of amenity at residential receptors as a result
of on-site and off-site operations. This is a matter which weighs against the proposal. However, it is
considered that this could be mitigated to an acceptable impact through the Environmental Permitting
Regime and the imposition of planning conditions.

7.31 There would also be a detrimental impact on peace, tranquillity and amenity including through odour,
noise and dust for users of parts of the PRoW network. This is a matter which weighs against the proposal.
However, it also considered that the extent of the impact would be minimal within the overall context of the
PRoW network in the vicinity of the application site and the environmental impact will be mitigated to an
acceptable impact through the Environmental Permitting Regime.

7.32 The NPPF ultimately seeks to deliver social well-being for all, balanced against the economic and
environmental gains of a proposed development. Policy SD14 of the JCS states that development must
cause no unacceplable harm to local amenity including the amenity of neighbouring residents. The
perceplion from within the community of the impact of the use on local amenity as a consequence of the
environmental effects of the development (either alone or in combination} is also a consideration which
weighs against the development in the planning balance.

7.33 However, taking into account the context of the site, it is concluded that the cumulative impact of odour,
bioaerosols, dust, noise, vehicle movements, and vibrations from on-site and off-site activities would not
cause unacceptable harm to the residential amenity enjoyed by nearby residents, the wellbeing of the
community, and users of the PRoW network. It is considered that the impact on amenity would be acceptable
and the proposed development does not conflict with the NPPF and policies INF1 and SD14 of the JCS.

8.0 Impact on Heritage Assets

8.1 The Town and Caountry Planning (Listed Buildings and Conservation Areas) Act 1990 requires special
consideration to be given to the desirability of protecting and enhancing the setling of listed buildings. The
NPPF sets out that when considering the impact of a proposed development on the significance of a
designated heritage asset, great weight should be given to the asset's conservation. The more important the
asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction
of the heritage asset or development within its setting.

8.2 There are no designated heritage assets within the site. The application is supported by a Heritage
Statement which identifies that the closest designated heritage assets to site all lie to the south in Maisemore
and include the Grade II” St Giles Church and Grade II" Maisemore Court Farm which lie approximately 750
metres to the south. The tower of the church can be seen from higher parts of the site field, but the proposal
would lie on lower ground.

B.3 The Council's Conservation Officer has been consulted on the application and following a site visit has
advised that he is satisfied that the development would not impact upon the setting of heritage assets.

8.4 It is therefore considered that the development would not harm the setting of the listed buildings. This is
neutral factor in the overall planning balance.
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9.0 Highway Issues

9.1 Paragraph 109 of the NPPF requires that safe and suitable access be achieved but states that
development should only be refused on transport grounds where the cumulative impact is severe. This
advice is echoed in Policy INF1 of the JCS.

9.2 The proposed poultry units would be accessed via a new site access onto the A417 with a width of 7.3
metres.

9.3 As the highway fronling the proposed development site is subject to the sign posted 50mph speed limit,
requirements deemed to satisfy visibility standards require emerging visibility splays of 160m along the
nearside carriageway in both directions (left and right} at a 2.4m setback of the centre line of the access.

9.4 Taking account of the speed surveys, the required Sight Stopping Distances commensurate with the 85th
percentile speed would require visibility splays of 152m to the right and 152m to the left with a 2.4m setback
along the centre line of the site access. The required visibility can be achieved within land under applicants
control, however; the visibility splays would need to be maintained clear of obstruction. This can be achieved
by planning condition.

9.5 In respect to vehicle trip generation, on the busiest days of the flock cycle; day 38, the development
would generate 22 two way HGV movements (11 in, 11 out}. The peak movements on this day only occur
once per flock cycle.

9.6 As it is anlicipated that there would be 7.6 flock cycles per annum the number of days where the number
of HGV movements would be al its peak is approximately 7.6 days in a year. However, during the normal
operation of the site commercial traffic movements would be minimal.

9.7 In addition to the HGV's generated there would be 1 full time staff member generating no more than 2
two-way trips every day. There would also be 1 visit per quarter from vets, inspectors and field officers.

9.8 The County Highways Authority has been consulted on the application and consider that the
intensification of the site would not result in a detrimental impact on the operation or safety of the existing
highway network.

9.9 Highways England have also assessed the application and offer no objection.

9.10 Whilst the concerns of objectors are noted, it is considered that the proposal would not have a 'severe'
impact on the safety or satisfactory operation of the highway network, and subject to conditions would accord
with the NPPF and policy INF1of the JCS.

10.0 Flood Risk and Drainage

10.1 The site boundary encloses an area of approximately 6 hectares and is located within Environment
Agency Flood Zones 1. Flood Zone 1 is defined by the Environment Agency as being land having a low
probability of flooding of less than 1 in 1,000 annual probability of river or sea flooding. An ordinary
watercourse lies to the east of the proposed units beyond the proposed landscaping scheme.

10.2 The NPPF states that a site-specific flood risk assessment is required for proposals of 1 hectare or
greater in Flood Zone 1 and when delermining planning applications locai planning autherities should ensure
that flood risk is not increased elsewhere.

10.3 Policy INF3 of the JCS requires new development to, where possible, contribute to a reduction in
existing flood risk and 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.

10.4 The application is supported by a Flood Risk Assessment and Surface Water Management Strategy.
The applicant is proposing to discharge the site at rates that do not exceed the greenfield runoff rate for the
area that is being developed (i.e. 8300m2). The surface water management design proposes a sustainable
drainage system (SuDS) that would limit the totai site runoff from the proposed development to a greenfield
runoff rate. Attenuation is proposed in the form of an attenuation pond which would be located to the south
of the poultry sheds.
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10.5 The Local L.ead Flood Authority has been consulted on the application and advise that the applicant has
provided a strategy that adequalely demonstrates that a drainage scheme can meet statutory requirements
of the NPPF and also advise that an attenuation pond is the proposed method of storage, which should be
sufficient to cover water quality requirements.

10.6 The Local Lead Flood Authority also advise that whilst the applicant has not specifically supplied
exceedance flow paths, given the layout of the site and the general topography of the area, any surface
water generated during exceedance events would flow towards the watercourse at the eastern boundary of
the site and is not likely to impact buildings on site or elsewhere.

10.7 Whilst the applicant has supplied a strategy that adequately demonstrates that the development can
meet the requirements for surface water drainage in the NPPF, the LLFA recommends a detailed design is
submitted before any construction is taken place and a more appropriate climate change value should be
used in this submission,

10.8 In light of the above, there is no objection to the application on flood risk/drainage grounds and it is
considered that the proposal would accord with the NPPF and Policy INF2 of the Joint Core Sirategy.

11.0 Ecology and Nature Conservation

11.1 Paragraph 170 of the NPPF states that planning decisions should contribute to and enhance the natural
and local environment by, inter alia:

= protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils {in a
manner commensurate with their stalutory status or identified quality in the development plan);
report

« minimising impacts on and providing net gains for biodiversity, including by establishing coherent
ecological networks that are more resilient to current and future pressures,

e preventing new and existing development from contributing to, being put at unacceptable risk from,
or being adversely affected by, unacceplable levels of soil, air, water or noise pollution or land
instability. Development should, wherever possible, help to improve local environmental conditions
such as air and water quality, taking into account relevant information such as river basin
management plans.

11.2 Policy SD9 of the JCS seeks to protect and enhance biodiversity in considering development proposals.

11.3 A Preliminary Ecological Appraisal was undertaken as part of the Environmental Statement which
accompanies the application.

11.4 As a whole the survey revealed that the site's habitats which would be affected by the works are
commeon and widespread and of low intrinsic biodiversity value. The report proposes enhancements to
wildlife including the placement of hedgehog boxes in the bases of hedgerows and the erection of birds and
bat boxes on suitable trees within the site.

11.5 Subject to the imposition of these recommended enhancements, which could be controlled by the
imposition of conditions, the Appraisal states that there would be no net loss to biodiversity and no
unacceptable adverse impact on ecosystem services.

11.6 Natural England has been consulted on the application and raise no objection to the application subject
to appropriate mitigation to be secured and a Habitats Regulations Assessment being created.

11.7 In respect to nationally designated sites, Innsworth Meadow SSSI lies 4 km east of the application site
and comprises of a traditional hay meadow supporting two main grassland vegetation communities.

11.8 Natural England advise that the Environment Agency permit details and SCAIL report (Simple
Calculation of Atmospheric Impact Limits} provided by the applicant confirm that the critical levels are within
the thresholds that the Environment Agency find acceptable to rule out impacts alone. However in-
combination impacts need to be considered further and Natural England note from the SCAIL report that
background levels especially for nitrogen deposition are high for this SSSI.

11.9 As such, Natural England advise that to mitigate for in- combination impacts from the proposals on this

SSSI, a suitably designed tree buffer/belt should be secured by planning condition to influence the dispersal
and recapture of ammonia.
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11.10 Further to these comments the applicant amended the scheme to provide a native tree belt to the east
of the proposed units and this proposed planting has been designed specifically to take account of ammonia
emissions and this is welcomed.

11.11 The Council's Ecological Advisors have confirmed that the planting scheme is acceptable, subject to
planning conditions to secure the planting in the first planting season and to ensure that failed plants are
replaced,

11.12 In respect to internationally protected sites, the application site is within the screening distance for air
quality purposes of a European designated site and therefore has the potential to affect its interest features.
European sites are afforded protection under the Conservation of Habitats and Species Regulations 2017,
as amended (the 'Habitats Regulations'). The application site is within the 10km screening distance of the
Walmore Common Special Protection Area (SPA) which is a European site. The site is also notified at a
national level as Walmore Common Site of Special Scientific Interest (SSSI).

11.13 In considering the European site interest, Natural England advises that under the provisions of the
Habitats Regulations, Tewkesbury Borough Council as the competent authority, should have regard for any
potential impacts that a plan or project may have and that a Habitats Screening Record should be created.

11.14 In response to the comments the Council instructed ecologists to provide a HRA Screening Record
which identified that that proposal is unlikely to have any conceivable effect on a European Site during
construction or operation.

11.15 Overall, taking account of all of the above and the provision to secure ecological enhancement and
with the planting to influence the dispersal and recapture of ammonia it is considered that the proposal
accords with the NPPF and Palicy SD9 of the Joint Core Strategy.

12.0 Archaeology

12.1 Paragraph 189 of the NPPF states that in determining applications, local planning authorities should
require an applicant to describe the significance of any herilage assets affected, including any contribution
made by their setting. The level of detail should be proportionate to the assets' importance and no more than
is sufficient o understand the potential impact of the proposal on their significance. As a minimum the
relevant historic environment record should be consulted and the heritage assets assessed using
appropriate expertise where necessary. Where a site on which development is proposed includes, or has the
potential to include, heritage assets with archaeclogical interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation.

12.2 An archaeological Evaluation was submitted in support of the planning application. The methodology of
the Evaluation was agreed with the County Archaeologist and comprised the excavation of six trial-trenches,
which were placed to investigate ground anomalies detected by a geophysical survey and also to test areas
where no geophysical anomalies had been found.

12.3 The County Archaeologist has advised that the result of the archaeological evaluation was negative in
that no archaeological remains were observed during the investigation. On that evidence it is the view of the
County Archaeologist that the proposed development has low potential to have any impacts on
archaeological remains and that no further archaeological investigation or recording should be required in
connection with this development proposal.

12.4 It is therefore considered that the application is acceptable in this regard.

13.0 Other Matters

13.1 There are a number of other concerns raised by Parish which have not been specifically addressed
within the Report, to which the applicant has provided further clarification.

Flooding of A417

13.2 The applicant has advised that should the Ad417 be affected by flooding between Maisemore and Over
Roundabout, vehicles would be directed following the A417 north to junction 2 of the M50.
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Dust depasit on roofs

13.3 Concerns have been raised that significant quantities of dust may be deposited on the roofs of the large
buildings and this will contaminate the run off rainwater entering the stream and impact on biodiversity.

13.4 The applicant has advised that the issue of dust on the roofs occurred with the older systems which had
capped fans and that the modern high speed roof fans are uncapped, and dust on the roofs is not a problem
with modern units.

Disposal of carcasses

13.5 Concerns have been raised regarding the process for removal of carcasses which may attract rats and
other vermin, also posing a risk of water pollution.

13.6 The applicant has advised that any dead birds are collected daily from within the bird areas. They are
stored in sealed plastic bags within sealed and locked carcass bins (similar to a large commercial wheelie
bin) and these are required to be collected weekly by a licensed fallen stock operator. This is controlled
through the Environmental Permit regime

Clean out process

13.7 Concerns have been raised that the cleaning out process at the end of each cycle poses an additional
threat to pollution of the watercourse especially during high rainfall events.

13.8 The applicant has advised that the issue of contamination during cleanout is controlled through the
environmental permit. The concrete apron is fitted with a diverter valve and during periods of cleanout, the
apron is drained to the dirty water tank. After cleanout, the apron is power washed and the water diverted
back to the clean system. The details of the dirty water containment are required to be approved by the
Environment Agency under the Silage Slurry and Agricultural Fuel Qil Regulations, prior to installation.

Bio-security

13.9 Concerns have been raised that there is a significant bio-security risk posed by the large number of
units as others already operate within the area and that diseases such as bird flu and fowl pest may impact
on the bird population. Concerns have also been raised that the risk is increased as a result of the high
pheasant population around Maisemore, which arises from established commercial shoots.

13.10 The applicant has advised that bio-security on commercial broiler units is a high priority and that the
units are bird and vermin proof to avoid any wild birds being able to access the sheds. Protocols on the site
involve workers changing boots and overalls before entering the bird areas to avoid any potential to carry
infection into the birds.

Presence of workers

13.11 Concerns have been raised that because this proposal is for a new enterprise completely separate
from an existing farm, there will not be anyone on site continuously and, therefore, no-one to deal with an
emergency, such as a fire and this may be an animal welfare and health and safety issue.

13.12 The applicant has advised that the unit would operate with alarm systems for high and low
temperature, power failure and water failure and then an alarm alerts to responsible personnel through
ringing a series of phone numbers until it gets an answer. The unit would also have cctv and intruder alarms.
Staff would be immediately alerted should there be a problem with the systems or stock and would be able to
attend the site promptly.
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14.0 Conclusions
Benefits

14.1 The NPPF is supportive of development which promotes a strong rural economy and encourages
policies which support the sustainable growth and expansion of all types of business and enterprise in rural
areas, and which promote the development and diversification of agricultural and other land-based rural
business. The supporting information submitted with the application sets out the need for a poultry
enterprise. Although the proposal would not directly employ a large number of people, it would undoubtedly
provide economic benefits to the area and the UK economy. This lends weight in favour of the social and
economic dimensions of sustainability as defined in the NPPF,

Harms

14.2 There would be some harm to the landscape arising from the proposal and this is a factor that weighs
against the propasal in the overall planning balance, but the landscape impact is tempered by the design
approach, landscape mitigation and by virtue that the application site is not identified as a 'valued’ landscape
in the development plan.

14.3 There is the potential for loss of amenity at residential receptors as a result of on-site and off-site
operations. This is a matter which weighs against the proposal. However, it is considered that this could be
mitigated to an acceptable impact through the Environmental Permitting Regime and the imposition of
planning conditions.

14.4 There would also be a detrimental impact on peace, tranquillity and amenity including through odour,
noise and dust for users of parts of the PROW network. This is a matter which weighs against the proposal.
However, it considered that the extent of the impact would be minimal within the overall context of the PRowW
network in the vicinity of the application site and the environmental impact will be mitigated to an acceptable
impact through the Environmental Permitting Regime.

14.5 The perception from within the community of the impact of the use on local amenity as a consequence
of the environmental effects of the development (either alone or in combination) is also a consideration which
weighs against the development in the planning balance.

Neutral

14.6 There would be no undue impact in terms of the heritage assets, local highway network, ecology,
archaeology and flooding.

Overall conclusion

14.7 QOverall, it is concluded that the proposed development is generally supported in principle by the NPPF
and local plan policies. Whilst the site is not adjacent to a settlement or existing buildings, given the nature of
the proposal it is important that such a use is not sited close to residential properties for the reasons
explained above. Whilst there would be some impacts on the area as identified above, it is considered that
the economic benefits of the proposal outweigh the harm in this case and the proposal is recommended for
permission.

RECOMMENDATION Permit
Conditions:

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



10.

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

- Site Plan IP/IGMS/02

- Elevations IPIGMS/03

- Ancillary Structures IP/GMS/04A

- Topographic Survey IP/GMS/07

- Large Scale Location Plan IP/GMS/09

- Site Sections IP/GMS/10

- Fencing Locations Plan IP/(GMS/11

- Landscape Proposals IPA22114-11D Sheet 1
- Landscape Propesals LPA2214-11D Sheet 2

Notwithstanding the submitted details no development shall take place above DPC level until
samples (to include the proposed colour and finish) of the external materials of all the buildings and
structures including, pouitry units, boiler house, pellets bins, feed bins and gatehouse have been
submitted to and approved by the Local Planning Authority and all materials used shall conform to
the sample(s) so approved.

Notwithstanding the submitted details no development shall {ake place above DPC level until
samples of all surface materials, including the access road, concrete apron and turning area have
been submitted to and approved by the Local Planning Authority and all materials used shall
conform to the sample(s) so approved.

The finished floor levels and finished ground levels after the completion of the development shall
accord with the approved details on drawings no.

- Topographic Survey IP/IGMS/07

- Site Sections IP/GMS/10

- Unless otherwise agree in writhing by the Local Planning Authority

All soft landscaping shall be carried out entirely in accordance with the approved details on drawing
no.s

- Landscape Proposals IPA22114-11D Sheet 1

- Landscape Proposals LPA2214-11D Sheet 2

The works shall be carried out before any part of the development is operational or in accordance
with a programme submitied to and approved by the Local Planning Authority. Any trees, plants or
areas of turfing ar seeding, which, within a period of 5 years from the completion of the development,
die are removed or become seriously damaged or diseased, shall be replaced in the next planting
season with others of similar size and species, unless the Local Planning Authority first gives written
consent to any variation.

All existing trees and hedges on site unless otherwise indicated on the approved plan to be
removed, shall be retained and shall not be felled, topped or lopped or otherwise removed without
the previous written consent of the Local Planning Authority. If any retained tree/hedge is removed,
uprooted or destroyed or dies, replacement planting shall be carried out in the first available planting
season of such species, sizes and numbers and in positions on site which have first been approved
in writing by the Local Planning Authority.

The development hereby approved shall be carried out in accordance with the mitigation
recommended in the Preliminary Ecological Appraisal prepared by Craig Emms and Dr Linda
Barrnett dated September 2018.

No fencing shall be erected on site other than in accordance with the approved details on drawing
no.

- Fencing Locations Plan IP/GMS/11

- Unless otherwise agree in writhing by the Local Planning Authority

Prior to occupation of the proposed development hereby permitted the vehicular access shall be laid
out and construcled in accordance with the submitted plan drawing no's. 20400-01 within the
Transport Statement SJT/KM 20400-01A with the first 20m of the proposed access road, including
the junction with the existing public road and associated visibility splays completed to at least binder
course [evel.
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11.

12.

13.

14.

15.

16.

17.

18.

18.

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 140m to the left and 140m to the right (the Y
points). The area between those splays and the carriageway shall be reduced in level and thereafter
maintained so as o 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.

The building(s) hereby permitted shall not be occupied until the vehicular parking, turning and
loading/unloading facilities have been provided in accordance with the submitted plan drawing no.
IP/GMS/02, and those facilities shall be maintained available for those purposes thereafter.

Prior to the occupation of the building(s) hereby permitted, all proposed parking spaces shall be
designed to enable charging of plug-in and other ultra-low emission vehicles in safe, accessible and
convenient locations.

Notwithstanding the submitted details, the development hereby permitted shall not be occupied until
1 disabled parking bay located close to the main pedestrian entrance(s) has been provided and
made available for use and shall be maintained for the duration of the development thereafter.

Notwithstanding the submitted details, the development hereby permitted shall not be occupied until
a delineated at grade pedestrian corridor with a minimum width of 1.2m from the proposed parking
bays linking to the main pedestrian entrance has been provided and made available for use and
shall be maintained for the duration of the development thereafter

Throughout the construction peried 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 unlgading of plant and materials;

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

iv. wheel washing facilities

No development shall commence on site until a detailed Sustainable Drainage System (SuDS)
Strategy document has been provided for approval by the Local Planning Authority, this should be in
accordance with the proposal set out in the applicant's submission (Flood Risk Assessment and
Surface Water Management Plan, 3rd October 2018). The SuDS Strategy must include a detailed
design, maintenance schedule, confirmation of the management arrangemenils and a timetable for
implementation. The SuDS Sirategy must also demonstrate the technical feasibility/viability of the
drainage system through the use of SuDS to manage the flood risk to the site and elsewhere and the
measures taken to manage the water quality for the life time of the development. The approved
scheme for the surface water drainage shall be carried out in accordance with the approved details
before the development is first put in to usefoccupied.

Except for the purpose of bird collection, no lorry movements to or from the site are permitted
outside the period 07.00 to 19.00 on Mondays to Saturdays and no movements on Sundays.

No external lighting shall be installed unless it is in accordance with details which have previously
been submitted to and agreed in lighting by the Local Planning Autharity. Such details shall include
lacation, height, direction of light sources and intensity of illumination. Any lighting which is so
installed shall not thereafter be altered without the prior consent in writing of the Local Planning
Authority other than for routine maintenance which does not change its details

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.

Far the avoidance of doubt and in the interest of proper planning

In the interests of visual amenity
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4, In the interests of visual amenity

5. In the interests of visual amenity.

6. In the interests of visual and residential amenity and to ensure appropriate protection of biodiversity
7 In the interests and to ensure appropriate protection of biodiversity

8. In the interests of biodiversity

9. In the interests of visual amenity.

10. 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.

11. 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 pedesirians is provided in
accordance with paragraphs 108 and 110 of the National Planning Policy Framework.

12, 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 the
paragraphs 108 and 110 of the National Planning Policy Framewaork.

13. To ensure that the development incorporates facilitates for charging plug-in and other ultra-low
emission vehicles in accordance with paragraph 110 of the National Planning Policy Framework.

14, To ensure safe and suitable access to the site can be achieved for all users and to address the
needs of people with disabilities in accordance with paragraphs 108 and 110 of the National
Planning Policy Framework

15. To ensure safe and suitable access to the site can be achieved for all users; to give priority to
pedestrians and to address the needs of people with disabilities in accordance with paragraphs 108
and 110 of the National Planning Policy Framework.

16. 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.

1. To ensure the development is provided with a satisfactory means of drainage and thereby preventing
the risk of flooding. It is important that these details are agreed prior to the commencement of
development as any works on site could have implications for drainage, flood risk and water quality

in the locality.

18. In the interests of residential amenity

19. In the interest and visual amenity and biodiversity

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 landscaping scheme and the height of the pellet bins

2. There is an ordinary watercourse to the west of the site and work in the channel or on the bank may

require consent under the Land Drainage Act. Tewkesbury Borough Council is currently the
consenting and enforcement authority in this area and the applicant should seek advice from them
as to whether consent for this work is required.
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18/01256/FUL Land To East Of Aldebaran Road , Alstone, 5

Valid 17.12.2018 Erection of a permanent pig sty and associated facilities
Grid Ref 398494 232615

Parish Teddington

Ward Ishourne

RECOMMENDATION Permit
Policies and Constraints

Nalional Planning Policy Framework; 2018 (NPPF)

Planning Practice Guidance

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

Flood and Water Management Supplementary Planning Document

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

Teddington Parish Council - Objection on the following grounds:
e The Planning Statement is misleading and submitted plans are not accurate
¢ The building is oversized
e There may be problems with smell and vermin
e The land is not agricultural and it is restricted by a covenant preventing a commercial agricultural
enterprise
» The manure heap should be relocated

Local residents - 10 letters of objection have been received. Concerns include:
The plans misrepresent the scale

The building could be converted to a bungalow

Potential for bad smell

Flies and vermin

The site borders a playing field so would be harmful to human activity
Nothing to prevent further buildings being erected

The commercial enterprise is out of keeping with the domestic environment
There is a covenant restricting the use of the land

There are underground streams which will be contaminated

The building is out of keeping with the rural area and surrounding AONB
The building would be harmful to ecology

Light pollution

The building could be used for housing other livestock such as poultry
The building is within close proximity to carers accommaodation

The proposal would include removal of landscaping

The use of the site has been intensified recently

& & & & & 5 9 * 9 9 4 » & & @

Environmental Health - Initial concerns were raised in relation to potential nuisance arising from odour and
vermin. The EH Officer therefore requested that the applicant submit an Odour and Vermin Management
Plan in order to set out how those issues would be managed. The applicant did so, and the Plan was
reviewed by the EH Officer. The scheme was considered satisfactory and no further concerns were raised
and as such the EH Officer raises no objection.

Gloucestershire County Highways - No Objection.
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Land Drainage Officer - Initial concerns were raised relating to the proposed surface runoff because of the
lack of information provided. The applicant therefore submitted the requested information for the LD Officer
to review. Further concerns were then raised because the scheme had not accounted for increased run-off
as a result of climate change which was sufficiently addressed and further information provided. As such, no
objection is raised.

Building Control - No comment.

Environment Agency - The EA raised initial concerns with the scheme relating to muck storage and
disposal. A Waste Management Scheme and associated plans were submitted however and the EA are now
satisfied. Although residents raised concerns relating to underground walercourses and potential
contamination of ground and water, the EA are satisfied that there would be no undue impact and as such no
objection is raised.

Planning Officers Comments: Emily Pugh

1.0 Application Site

1.1 This application relates to Land to the East of Aldebaran Road in Alstone. The site is an agricultural strip
of land comprising some 0.28 hectares in total area and lies within the Special Landscape Area as defined
in the 2006 Local Plan see site location plan.

1.2 The site is located on the outskirts of Alstone within the open countryside - the closest residential
property being 75m south-west. It is primarily accessed via the main road into the village which is already
well established.

1.3 The site currently features a penning area which is separated into three paris in order to keep breeds
apart from one another. This has been done using corrugated sheeting and a series of wooden boards on
the ground to enable the pigs to exit the mud for short periods.

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

3.1 The current application seeks planning permission for the erection of a single storey, three bayed
structure which would be used as a pig sty.

3.2 The building would be comprised of grey concrete blockwork with featheredge boarding in a natural finish
to the exterior walls, with black corrugated fibre boards and a translucent corrugated roof light to the roof and
softwood timber doors in a natural finish see attached plans.

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 malerial circumstances which
“indicate otherwise". Section 70(2) provides that in determining applications the local planning authority
"shall have regard to the provisions of the Development Plan, so far as material to the application and to any
other materials considerations."

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

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

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

5.1 The main issues to be considered are visual amenity and whether the proposal would have an
acceptable impact upon neighbouring resident's amenity.

Principle of Development

5.2 Policy AGRS5 of the TBLP states that proposals for the erection of new agricultural buildings will be
permitted provided that it is well sited in relation to existing buildings, works and landscape features in order
to minimise adverse impact on visual amenity. Buildings should be sympathetically designed in terms of
height, mass, materials, colour and landscaping where appropriate. Adequate operational access should be
available for vehicles, machinery and stock.

5.3 Paragraph 83 of the NPPF promotes the support of a prosperous rural economy. Development should
support sustainable growth and expansion of rural businesses and farm diversification through conversion of
existing buildings and well-designed new buildings.

5.4 The site is in a rurai location on the outskirts of the village of Alstone. It is located off a bend in the road
and is served by a gated entrance, sufficient to accommodate tractors and other large scale machinery. It is
bordered by well-established hedgerows and mature trees and as such visibility into the site is limited.

5.5 The supporting evidence submitted with the application sets out that the existing business was previously
operated on an informal basis through word of mouth however the applicants' son has now become involved
in the business and as such it has now become a limited company ‘Pennyhaven Park lid'. It is suggested that
the proposal would improve the welfare of the animals and workers which would prevent any negative
implications to the livestock, in turn helping to support the successful operation of the rural business.

5.6 The proposal seeks the installation of a dual pitched pig sty. It would be located in the same location as
the existing outdoor pens, measuring 2.1m to the eaves, 3.4m in tolal height and comprising 143 sq m of
total floor area. The internal layout would comprise of four separate pens, three for the pigs and one for feed
and equipment storage with a corridor for the workers.

5.7 The building is located in close proximity to the road and existing access however is not prominent on
approach. It resembles an agricultural building commonly found in rural areas and is nol excessive for what it
seeks. The principle of development therefore complies with the requirements set out in Policy AGRS and
Paragraph 83.

Visual Amenily and Landscape Impact

5.8 Policy SD4 and Section 12 slate that new development should respond positively to a site and ils
surroundings, enhancing local distinctiveness and establishing a strong sense of place.

5.9 In this regard, Policy SD6 of the JCS states that development should seek to protect landscape character
for its intrinsic beauty and for its benefit to economic, environmental and social well-being.

5.10 Although the site is not located within the Cotswold AONB, it is within close proximity to it (some 20m to
the west). Policy SD7 of the JCS is therefore a material consideration which sets out that proposals will be
required to conserve and enhance the landscape, scenic beauty, wildlife, cultural heritage and other special
qualities of the AONB.

5.11 Policy LND2 states that special attention should be accorded to the protection and enhancement of the
landscape character of the special landscape area which are of local significance. Proposals must
demonstrate that they do not adversely affect the quality of the natural and built environment, its visual
attractiveness, wildlife and ecology or detract from the quiet enjoyment of the countryside.
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5.12 The proposal doesn't seek to remove any vegetation and as such the existing screening would remain
in place through the duration of the construction works and while the development is in place. The pig sty
has been designed in order to facilitate a limited number of pigs and as such its scale is considered to be
reasonable. The structure would be finished in feather board cladding which, within the context of mature
trees and hedgerows is considered to be an effeclive use of materials. The doors would match, and the roof
would be comprised of intermittent opaque and translucent corrugated sheeting which would allow nature
light into the structure. Given that the pig sty would feature a dual-pitched roof at a maximum height of 3.4m,
itis not considered thal the massing of the structure would be dominant or intrusive on the landscape or its
setting.

5.13 Alstone is home to a number of working farms which helps to establish its sense of place as an
agricultural rural setting and it is considered that the proposal sympathetically sustains that sense of place
and enhances the cultural heritage of the area.

3.14 The sty has double access doors to the easlern and western elevations and three single doors 1o the
northern elevation serving each of the pens. In view of the existing informal arrangements on site which
includes corrugated sheeting laid out in a pen format, it is considered that the proposal would improve and
enhance the appearance of the area. The structure overall is considered acceptable in terms of design and
would not result in visual harm to the special landscape qualities of the area, specifically in terms of the SLA
and AONB.

5.15 As such, it is considered that the proposal complies with the requirements set out in Policies SD4, SD6,
LND2 and Section 12.

Impact on Residential Amenity

5.16 Policy SD14 of the JCS states that development should seek to improve environmental quality and must
not exacerbate conditions that could impact on human health or cause health inequality. Developments
should cause no harm to local amenity, and should result in no unacceptable levels of air, noise, waler,
light/soil pollution or odour. Mitigation measures should be incorporated into development, and proposals
should recognise that agricultural land is a finite resource.

5.17 Policy SD4 states that proposals should avoid potential disturbances including visual intrusion, noise,
smell and pollution and in this regard,

5.18 The impact of the proposal on residential amenity has been carefully considered. It is noteworthy that
the applicant resides in the dwelling known as 'Aldebaran’ and as such the closest residential property
beyond that is some 75m to the south west. Firstly, it is necessary to consider the bulk, size and massing of
the structure to neighbouring amenity. In view of existing landscaped boundary treatments, scale of the
building and distances to neighbouring properties, it is not considered that it would present an overbearing
impact in this regard.

5.19 Further, it is also necessary to consider potential nuisances which amount to odour, vermin and light
pollution. An Odour and Vermin Management Scheme was submitted which was subsequently assessed by
an Environmental Health Officer. It is considered that the proposed mitigation methods set out in that
scheme are sufficient to negate any potentially harmful impacts to neighbouring properties and neighbouring
uses such as the adjoining playing fields and ongoing compliance with this document can be secured by way
of a planning condition.

5.20 In terms of light pollution, in view of the rural nature of the village and lack of on street lighting, it is
considered necessary 1o impose a condition restricting the imposition of outdoor lighting in order to limit
harmful pollution impacts.

5.21 The proposal was amended at the request of the Environment Agency who suggested alterations to the

existing manure heap. The proposal therefore also seeks a lightweight open sided structure to cover the
manure heap which accords with the guidance suggested by the Environment Agency.
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Highway Impact

5.22 Policy INF1 states that safe and efficient access should be available to all transport modes and
permission should only be granted where the impact of development is not considered to be severe. The
Gloucestershire County Highway Authority were consulted who raise no objection to the scheme. There is an
exisling access with sufficient visibility to all modes of transport including heavy farm machinery and as such
is considered to comply with the requirements set out in Policy INF1.

Drainage and Waste Management

5.23 Policy INF2 states that proposals must not increase the level of risk to the safety of occupiers of a site,
the local community or the wider environment. New developments should incorporate suitable drainage
systems as appropriate, minimising any potential risk to flooding where possible. In this regards, Policy
AGRS states that suitable provision should be made for the disposal of waste without risk of water pollution
and Policy SD3 and Section 2 set out that proposals should demonsirate sustainability through the
minimisation of waste, avoiding pollution to the air and water environment and contamination of land.

5.24 Given that the proposal would include the implementation of some 144 m sq of impermeable floor space
and a dual pitched roof which has the capacity to allow surface run-off, it was necessary to seek to improve
drainage arrangements on site. In terms of the surface water run-off generated as a result of precipitation, it
is proposed that a water butt with associated down pipes is installed on site which is confirmed by the Land
Drainage Officer to be acceptable.

5.25 Internal drainage arrangements within the sty would comprise of falls within the pens which would each
lead to a surface gully along the internal corridor. The gully is proposed to lead to a cess pit which would
accommodate for liquid run off.

5.26 Solid waste is proposed to be deposited on the manure heap which would also have a land drain
leading to the cesspit in order to prevent any land contamination. The applicant has submitted a Waste
Management Plan which describes the various disposal methods of the cesspit and manure heap which are
considered to be acceptable in accordance with the requirements set out in Policies INF2, AGRS, SD3 and
Section 2. It is however considered necessary to secure this by planning condition.

5.27 The Environment Agency were consulted who confirm that the proposal would not have an undue
impact on any watercourses in the vicinity and likewise they are satisfied with contamination mitigation, and
waste disposal methods set out.

Other Maltters

5.28 Various letters expressing objection and concern were received - the majority of which are addressed in
the relevant contents of this report. The further concerns are as follows; Firstly, the question is raised as to
the viability of the structure and potential scope to use the building for other purposes (specifically for
residential or poultry) at a later date. The applicant has not applied for alternative developments and as such
the proposal on hand must be considered on its own merits.

5.29 Concerns were also raised relating to restrictive covenants. This is not a material planning consideration
however and is a matter which may be addressed under civil law.

5.30 The malter of ecology was raised with particular regard to bats and badgers. There is no evidence that
the scheme would pose any risk to bats or badgers however an advisory note will be attached to any
decision in order to draw the potential of any implications to the applicant. The onus is strictly with the
applicant in this regard.

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,
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RECOMMENDATION Permit

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

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

2. The development hereby permitted shall be carried out in accordance with the following approved
documents:
- Proposed plans and elevations: 14187 1-3 A, received 10th April 2019.
- Proposed block plan; 14187 1-2 B, received 13th May 2019.
- Proposed new manure pile: 14187 1-4, received 13th May 2019.
;except where these may be modified by any other conditions attached to this permission.

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

3. Prior to the first use of the pig sty hereby permitted, the surface waler arrangements shall be
completed in accordance with Proposed plans and elevations: 14187 1-3 A, received 10th April
2019. The water butt shall be comprised of a minimum of 2.5m3 in order to account for 40% extra
rainfall as a result of climate change.

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

4, Prior to the first use of the pig sty hereby permitted, the manure heap shall be completed in
accordance with the following approved documents:
- Proposed block plan: 14187 1-2 B, received 13th May 2019.
- Proposed new manure pile: 14187 1-4, received 13th May 2019.

Reason: In order to enable the efficient operation of the development hereby permitted.

5. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 2015 (or any order revoking and re-enacting that Order with or without modification), no
external lighting shall be erected on site without the written express consent of the local planning
authority.

Reason: In the interests of visual amenity.

6. The Odour and Vermin Management Plan submitted on 10th April 2019 shall be fully adhered to for
the lifetime of the development.

Reason: In order to safeguard neighbouring amenity.

7. The Foul Waste Management Plan submitted on 13th May 2019 shall be fully adhered to for the
lifetime of the development.

Reason: In order to safeguard neighbouring amenity.

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 by offering pre-application advice,
publishing guidance to assist the applicant, and publishing to the council's website relevant

information received during the consideration of the application thus enabling the applicant to be
kept informed as to how the case was proceeding.
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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.

Your attention is drawn to the requirements of the Building Regulations, which must be obtained as a
separate consent to this planning decision. You are advised to contact the Building Control Team on
Buildingcontrol@cheltenham.gov.uk.

The Wildlife and Countryside Act 1981 (as amended) makes it an offence to kill, injure or take any
wild bird, and to intentionally take, damage or destroy the nest of any wild bird while that nest is in
use or being built. It is also an offence to take or destroy any wild bird eggs. In addition the Act slates
that it is an offence to intentionally or recklessly disturb any wild bird listed in Schedule 1 while it is
nest building, or at (or near) a nest containing eggs or young, or disturb the dependent young of
such a bird.

If at any time nesting birds are observed on site then certain works which might affect them should
cease and advice sought from a suitably qualified ecological consultant or Natural England. This is to
comply with the Wildlife & Countryside Act 1981 (as amended) and avoid possible prosecution. You
are additionally advised that tree or shrub removal works should not take place between 1st March
and 31st August inclusive unless a survey to assess nesting bird activity during this period is
undertaken. If it is decided on the basis of such a survey to carry out tree or shrub removal works
then they should be supervised and controlled by a suitably qualified ecological consultant.

The Wildiife and Countryside Act 1981 (as amended) makes it an offence (subject to exceptions) to
intentionally or recklessly kill, injure or take any wild animal listed on Schedule 5, and prohibits
interference with places used for shelter or protection, or intentionally disturbing animals occupying
such places. The Act also prohibits certain methods of killing, injuring, or taking wild animals. In the
event that any animals listed in Schedule 5 are discovered on site, works should only proceed under
the supervision and control of a suitably qualified ecological consultant.

All effluent stores must be constructed in accordance with the SSAFO guidance and associated
CIRA guidance. The applicant must separately notify the Environment Agency with detailed
proposals of the new store, including storage and construction calculations and information.



JUI0 18 UM OOUNiuOD r Peas B 0f Bawerd st €

e ooz iz weeny | Ay | Zug | pE1pL [ cvDoos _ BELS 5 i |«x e ;
dly b. @ b=t .i_lun Exoes x| VD g o BunuULOD 910j0q 25013 AUB BOGRI PUE ANE UO TLOr P % ¥t O} 0z
) ue|d ¥oo|g S Buwep SR B9 10U 0] '}
- 2 'SILON
n wermcomeens| S0/ ‘BUOISIY ‘UBJEqIPYY, voms
SPUDK Y

SNVYAd PINMod uaseyhuuag

@

100510

\\\\\ uDJIDQap|y

B uonopowwoIIe Y
/eiois/aboing

LA e = -
O. -===T 1dssay
UQ1108uUD
doay wiwgo!
ainuoLwi

MEN

cuigs/g ealy

plel4 bukolg

TASITE o] P i SR Sy L 0 Dy s | easoded Biayl oy b shep mng 3

hanp g

W SR [IAT U 1% 0 1 s peviagm & ek DTl 0 jhen) a0 G o eEumpos wAGEs @ yod I wy prdeTs o ge Ippndsi by g

[+ ] WX U ROV MRS 2MMDH 3 AT} A6 1D P]] R S04 ) ORI 3 8 Erade g Gay «I!‘.iﬂlﬂ.ﬁdli! *

BP2 | wrogk 3d -£593 D} UDIBIUIDD U ANIRLE MW B3N BIGTL 2] Lt ol i a L I tﬁliﬂgiiﬁﬂuuaﬁﬂﬁ“ _l.ruualcﬁ:mt‘nmu ‘Eﬁl}.in.ﬂ..ﬂh w ]lg“li“u!h

dssa: L g €1 PRI ) PO 1] SMP W8] B 68 BCEubl bl PHEZE H] e fres shaecp aag saoerd >4 oy i - T

L yeois s o b sicsr/sbany Gtz ¥ ! Prred 1 b Rar Beeg !ili!‘i;gi.ulivb_itg..rlnoﬂ“ ]
ig \ vorsdesag | spg| s SR




O i ey W.Mnu‘hc—!. evioozmoe 1| B 2LE - g
e T o e e (T b et ey A A byl oy b g iy
41y h! @ wzs ool masiey LSS —— L] L. Sl e o San e A e Ak e s g e O S ETa g ey "
L
L

_.al._.l_.b.l.u:._.illujlitl_l#qul—iisl#._.il-li
o) W SUHIEAB|] pug Sue|d P ] e B S R vegew BRimad ] W = ._.l-hi i “_n AL E e b o el ) by

- el
T i i £y 08 uiel b @ e e e ARty kel @y
T g il 9], s i T 1) Y R B AN P AR PREE ) FS T g meg el e i ..._” r

wrrmmoasy| SOIS) ‘BUOIS]Y * UBIEQAPIY, _— PPTFR R 1y ] e Wi e S B R S t_lr-t.-__ﬂﬂ_

SNYA3d| Pr1Mod uaneyhuuad

i ﬂ
I.n”- ———— k. T R — — -
o dh 330y ey — _ o
.,
..l\\. -
BE S e = i = i z pai aay
E 5|00}
’ o ok o S8J0)S
i i | poo4d
o b il e BoL] o Ll L LS b ] \ £ uag L uag I | uag 1 (s E
ARG s,
_ rund pagobiriaony B0 | s _......... e l= B r S
Jubigos peimbenns justPEonLy _.._m_n_ .__OON_ ~=: e, T _1 ...... 1 |—|1§.l e ———— .. ——
: : N

uoneAs[3 yuoN uonessiz ised )

j‘-.p e R — Y [T

VT R M T ___ T T TR _m_“ it
il H L A ___ |
TN R A fLNMAEi IR L

uonEAs]J 1SOM uoyeAa|3 yinog
THET T o e e i s ey A A T
[ S azme ST ok mveg | LA
oy pargsa ||| [} i ———— e e —— S—— = =
TR wqua) peoewos W.. _ | Hillz LT A —————————— - . — =
——

spEag a5y Faobnioo wog

dyfegeo s padenus juEseEusy

suoleas|g

ﬁ.+ inﬁir.ns_xl&rﬁ__ GvE| v

g ﬁl__.r.nh aing | oy




7| L faspl | et oeers u

tﬂl— ELNYLINEH DAY

sanNnorOEIRLE

8lid ainuejy maN
Juu

'S0l9 ‘Bu0js|Y ‘,UBIEqaplY,

19308

P17 3404 usaeyAuuay

1O

dand B

PAWRSED 9 10U J6nu EpDpuD)s Gusnoy dup gy uoy

juo3 pus Ao

ol 2 20 sbhep asay g

shusnp ay

YIN 300DRI30 A5 1 |oU 5 pon Wy Ajjuanbatges 0 spaoiddo {ojnogs 10 j&33a1 sy 0) sond waW)RPUN WNANIISWTY 1 ok dub xy paydacco 3q g AjpqEuodsas oy G
TSRARUMID 08 20)3q P1] Saur Sun] 0} papoda) 3q 0 Axedapsp Auy Fis U0 PIRL 39 0} SoFONDd PUD SUNSLIWD [y »

@

11d ss22 0] UOI}IFUUOD WWD]

PAABSE 3 PIOYS POPUDIS 1SILG ) UG PANLIS] SINGI| VOFEWE PUD HOIS 0] YORORS W | 104 'ZGISE Yie SepRa0 u pimdaxd ueaq soy wid S| T

g sasodnd ajoxpu 1) 20 wd Sy Jo 2509 y) 1o Bubaddn PG VOO ABAINS WO PASDQ SUDKSLILED WD
0} paysanbas 3G PNOYS Pi SAUCp SUBA] IENUK K0 SUDISUIUP BRMGY PIDOS 3 Jou PIOYS ShUMDR say) tsadoxd uct}anp0idas 3y) Bamp SA0EMII0W IRHPOAD 0] ang 7
TAUGUON 5 B SH007 SUDAT 0 USRI LRI M) o WoRonpaxSsn 10 asn s puo jybiKdod s bavop sy

¢
I e ~1
ki A
1 T DN
g y
[ 1!
|1 N 7

N e I
|| N / I
I // \\ I
I N , I
1 A N s I |
“ “ — i yyes es _— Il
[ 1
“ “ \\ | // |1
Ve At I
I / 5 |1
" “ \\ // i1
, |
1 & b 111
I e e e 4

e o _ 1 ueld

D nd yo1pd s 0} s)oy Y piog
/ (il 0G! wmw) qois 32U pPadIoyLIBY
_ ) N L) = " . a4 o ‘_

SUON

l——a'o——

97

apa

Papuawn SuISUAL]

61'G°1Z

Ag

uonduasag

aiog

oy

$3J0[|q IUDD ISUBP WWGZZ

W

W

_—a._ 3]

I

=

1]

2IN}ONAS 13N

uo (usa16) joos praw papbnisay

suoneaa|y




19/00174/FUL The Old Post House, High Street, Stanton 6

Valid 14.02.2019 Siting of a shepherds hut to the rear of the property to be used as a
study.

Grid Ref 407023 234228

Parish Stanton

Ward Isbourne

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)

Planning (Listed Buildings and Conservation Area) Act 1990

Flood and Water Management Supplementary Planning Document

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

Stanton Conservation Area Appraisal

Grade |l Listed Building

Stanton Conservation Area

Article 4 Direction Boundary

Area of Qutstanding Naltural Beauty

Consultations and Representations
Stanton Parish Council - Objection. The Parish Councils objections are summarised below:

. The structure is inappropriate within the curtilage of a listed building.
. It would be visible from foot path and surrounding area and would be inconsistent with the
adopted Stanton Conservation Character Appraisal.

Conservation Officer - Concerns originally raised regarding the design and siting of the Shepherds Hut
because of the lack of detail provided. Early reservations were raised given the lack of detail shown to
materials and design. Clarification was provided by the Agent and when reconsulted, the Conservation
Officer raised no objection.

Local residents - The application has been publicised through the posting of a site notice and no letters of
representation have been received in the 21 day statutory consultation period or since.

Planning Officers Comments: Emily Pugh

1.0 Application Site

1.1 This application relates to The Old Post House, a detached grade two listed house located within a
prominent location on the Stanton High Street. The site benefits from a generous curtilage and has an
ancillary annexe to the north. It is accessed via a track to the side (west) and has a spacious parking area. It
is noteworthy that the site is located on a terrace and as such inclines steeply on the rear (northern)
boundary.

1.2 The site is located within the setting of several listed buildings, within the Cotswold AONB, Stanton
Conservation Area 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 Planning permission was granted under reference T.6032/A/4 in 1985 for "Alterations to existing
outbuilding to provide a residential annexe”.
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2.2 No further relevant history pertaining to this application.
3.0 Current Application

3.1 The current application seeks the provision of a moveable shepherds hut within the curtilage of the
dwelling. In order to facilitate this, the applicant proposes to remove a section of bank and regrade it with
grass turf.

3.2 The shepherds hut is a prefabricated building comprised of grooved timber boarding in dark grey with a
matching corrugated roof, timber doors and windows in dark green and a black painted chassis and wheels.
see attached plans for all details.

4.0 Policy Context

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

4.2 Section 66 of the Planning (Listed Building and Conservation Areas) Act 1990 requires Authorities to
have special regard to the desirability of preserving any listed building or its setling or any features of
architectural or historic interest which it processes.

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

4.4 Other material policy considerations include national planning guidance contained within The National
Planning Policy Framework (NPPF} 2019, ;

4.5 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 the historic environment and Cotswold
AONB.

Design and Impact on AONB

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

5.3 In this regard, Policy SD7 states that developments are required to enhance the landscape, scenic
beauty, cultural heritage and other special qualities in an AONB. The Cotswold AONB Management Plan is
also a material planning consideration which sets out core values for the protection and future enhancement
of the AONB with relevant emphasis placed on the creation of local distinctiveness.

5.4 The propasal seeks to station a moveable shepherds hut within the curtilage of The Old Post House. The
site steeply inclines to the North and as such in order to facilitate this, the applicant proposes to remove an
area of terracing and level it flat.

5.5 The shepherds hut would be used as a home office for ancillary/incidental purposes in connection with
the main dwelling. It would comprise of a timber structure suspended on four wheels with a bowed roof. It
would feature two windows to one side and one door to one end with a small set of wooden stairs leading
from the ground upwards.

5.6 The shepherds hut itself would measure 3.4m in total height, including the wheels comprising some

15.4m sq in total floor area. It would be constructed predominantly from green painted horizontal timber
boarding with a corrugated metal roof with matching green framing to the door and windows.
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5.7 The site is located within a particularly rural area and as such examples of rural buildings are notable
within close proximity. The design of the shepherds hut does not appear discordant or incongruous within the
wider context of the area. It would be located some 24m away from the main dwelling but within 6m of the
ancillary annexe and although this distance may rad as significant, on the ground and within the
topographical and extensive boundary contact of the site the hut would be well related to the host dwelling.

5.8 The proposed malerials and paint colour are considered to be appropriate and removal of banking is
minor within the wider scale of the site. The scheme therefore complies with the requirements set out in
Policies HOU8, SD4 and SD7.

Impact on the Historic Environment

5.9 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 $72 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 settings 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.

5.10 The site is of particular historical significance given its date of construction in the early 20th Century and
prominent location within the heart of the Stanton Conservation Area. It is noteworthy that there is currently
an appraisal on the Conservation Area underway which is pre-dominantly reassessing the boundaries of the
Conservation Area in order to reflect recent development and safeguard the historic and architectural core.
The appraisal would not impact on the proposal however.

5.11 The Conservation Officer {(CO) has provided comments in relation to the scheme and as a result, no
objection is raised in principle. The CO did however request that more detailed information was submitted in
relation to the materials given that the initial submission was very basic in this regard. The applicant in
response submitted detailed information with which the CO was satisfied. It is therefore considered that the
proposal has an acceptable impact on the historic environment and therefore complies with the requirements
sel out in Policies SD8, HEN2 and Section 16 of the NPPF.

Impact on Residential Amenity

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

5.13 The impact of the proposal on neighbouring amenity has been carefully considered. In view of the
topography on site, substantial curtilage size, boundary treatments and existing built environment, it is
considered that the only property to be affected by the proposal is the host dwelling.

Highways Impact

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 o the highway network should be provided for all
transport means.

5.15 The shepherds hut would be stationed on a portion of the existing parking area serving the host
dwelling and the annexe and as such would result in the loss of potential off road parking amounting to some
15.4 m sq. This aspect has been assessed in relation to The Manual for the Streels and with advice from the
County Highway Authority. 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. Those proportions would be available many times
over and as such the scheme complies with the requirements set out in Policy INF1.

6.0 Conclusion & Recommendation
6.1 Whilst the Town 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
Permitted subject to conditions.
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RECOMMENDATION Permit

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

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

2. The development hereby permitted shall be carried out in accordance the following approved
documents:
- Design photo, received 4th April 2019.
- Proposed site plan and elevations: 1901-04A, received 14th February 2019.
- Application Form section 10, received 8th February 2019.
;except where these may be modified by any other conditions attached to this permission.

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

3. The materials of the shepherds hut hereby permitted shall comprise of grooved timber boarding in
dark green to the walls, metal corrugated roof in dark green, timber doors and windows in dark green
and a black painted chassis and wheels unless otherwise approved in writing by the local planning
authority,

Reason: To ensure that the development is in keeping with the surrounding area.
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 by offering pre-application advice,
publishing guidance to assist the applicant, and publishing 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. Your attention is drawn to the requirements of the Building Regulations, which must be obtained as a
separate consent to this planning decision. You are advised to contact the Building Control Team on
Buildingcontrol@cheltenham.gov.uk.

3. 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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19/00244/FUL Casablen, The Green, Ashleworth 7

Valid 05.03.2019 Conversion of existing barn to 1 no. self-build dwelling and associated
alterations, alterations to existing vehicular access and associated
works, and provision of landscaping. Retention of existing Dutch barn
for ancillary use as car port and storage (Revised scheme to reference
18/00184/FUL)

Grid Ref 381090 225330

Parish Ashleworth

Ward Highnam With Haw

Bridge

RECOMMENDATION Permit
Policies and Constraints

National Planning Policy Framework; 2019 (NPPF)

Planning Practice Guidance

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

Flood and Water Management Supplementary Planning Document

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

Classified Highway

Consultations and Representations

Ashleworth Parish Council has been consulted but has not provided any consultee comments to date.
The Local Highway Authority raises no objection subject to conditions.

The Environmental Health Officer raises no objection in terms of any nuisance issues.

The Environmental Health Officer also comments on the application regarding contaminated land, and
recommends that any approval of planning permission is subject to a condition in this regard.

Natural England has no comments to make on this application, but advises that its lack of comment does
not imply that there are no impacts on the natural environment, but only that the application is not likely to
result in significant impacts on statutory designated nature conservation sites or landscapes. Natural
England advises that it is for the Local Planning Authority to determine whether or not this application is
consistent with national and local policies on the natural environment. Further, Natural England advises that
it has not assessed this application for impacts on protected species, and that its Standing Advice can be
used to assess impacts on protecled species.

The Landscape Officer acknowledges that the application is very similar to the previously refused
application and, as a result, could still be considered as inappropriate development in policy terms.
Notwithstanding this, the Landscape Officer raises no objection to the proposed landscaping subject to
condition.

The Tree Officer raises no objection subject to condition.
Building Control Services advise that the application will require Building Regulations approval, and advise
the applicant to contact Cheltenham and Tewkesbury Borough Council on 01242 264321 for further

information.

The application has been publicised through the posting of 2 site notices and no letters of representation
have been received within the 21 day statutory consultation period or since.
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The application is presented to the Planning Committee at the request of former Councillor Awford
{made whilst a Councillor at the Council), for the purpose of establishing the impact the development
would have on the street scene and surrounding area.

Planning Officers Comments: Emma Dee
1.0 Application Site

1.1 The application relates to 2 no. existing agricultural buildings set within a parcel of land (covering
approximately 0.2 hectares in area) which is located immediately to the south-east of the public highway and
immediately to the south-west of the residential amenity area associated with the dwelling known as ‘Casa
Blen' {See Site Location Plan). Otherwise the application site is surrounded by open fields. Access to the
application site is gained from towards the northern corner of the site via the lane which serves the dwelling
known as Casa Blen. The largest of the 2 no. existing agricultural buildings is located towards the south-
eastern side of the site and is a steel portal framed agricultural barn (18.4 metres wide by 10.25 metres
deep) which consists of a metal frame, concrete block-work and fibre cement sheeting and fibre cement
sheet roof, which is open-fronted on its north-western elevation (See Existing Elevations and Existing
Floor Plan). The ground floor of the building mostly comprises exposed earth. The application also relates
to another steel-framed Dutch barn (approximately 22 metres wide by 6 metres deep) located immediately
opposite the larger of the 2 no. existing buildings, approximalely 6.5 metres to the north-west, which is open-
fronted on its south-eastern elevation.

1.2 The site is located to the south of the village of Ashleworth and is located entirely within the Landscape
Protection Zone (LPZ), as designated within the Tewkesbury Borough Local Plan. There is a Public Right Of
Way (PROW) some 32 metres to the south of the application sile (Ashleworth Footpath 46) (See PROW
Map Extract).

1.3 The building is currently utilised for the storage of a number of larger items of agricultural machinery such
as tractors and fork-lifts.

2.0 Relevant Planning History

2.1 An application for the determination as to whether the Local Planning Authority's prior approval was
required in relation to the proposed change of use of the agricultural building to a dwellinghouse was refused
on 17th September 2015 (reference 15/00133/PDAD). The application was refused on the basis that the
proposals did not constitute permitted development as the works required would involve substantial re-
building works that would go beyond what could be regarded as ‘reasonably necessary’ for the conversion of
the buildings.

2.2 A planning application proposing the conversion of the existing barn to a self-build dwelling, alterations to
the existing vehicular access and associated works and the retention of an existing Dutch barn for ancillary
use as a car port and bin store was refused on 6th August 2018 (reference 18/00184/FUL) (See Proposed
Elevations as refused under reference 18/00184/FUL). The reason for refusal was as follows:

1. The building is not capable of conversion without substantial alteration and the site lies in a focation
where new housing is strictly controlled. As such the proposal does not represent sustainable development.
The proposed development conflicts with Policies AGR6 and AGR?7 of the Tewkesbury Borough Local Plan
to 2011 - March 2006 and Policy SD10 of the Joint Core Strategy (2017).

3.0 Current Application

3.1 The application seeks full planning permission for the change of use of the existing agricultural building
lo residential use (C3) and associated works necessary for conversion into a dwellinghouse (See Proposed
Elevations and Proposed Floor Plan). The adjacent, open-fronted Dutch Barn is to be retained as existing
(except for painting), for ancillary use to provide car parking and storage (See Block Plan).

3.2 As with the development proposed under application reference 18/00184/FUL, the development currently
proposed is similar in nature to the previously refused prior approval application (reference 15/00133/PDAD),
although the site boundary would be larger and would follow the extent of the existing boundary line. The
wider area of land was not included as part of the Class Q application due to the curtilage restriction as set
out in paragraph X (interpretation) of Part 3, Schedule 2 of the GPDO 2015.
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3.3 The current application includes the following amendments to the development refused under application
reference 18/00184/FUL:

» The existing roof covering (corrugated fibre cement sheeting) would be retained, with "lightweight
insulation™ fitted internally (application reference 18/00184/FUL alternatively proposed that the
existing roof covering would be replaced by profiled plastic coated steel sheeting),

e 2 no. additional windows on north-western elevation, and reduction in the amount of fenestration on
the south-eastern, north-eastern and south-western elevations.

» Retention of existing block walls at the lower level, to be clad over with timber weatherboarding, and
with vertical timber boarding applied above to the upper elevations (application reference
18/00184/FUL alternatively proposed the complete replacement of the existing concrete blockwork
and fibre cement sheeting to the walls)

3.4 The existing agricultural building is a steel framed Dutch barn. As stated above, the side and rear
elevations comprise blockwork at lower levels and fibre cement sheeting at upper levels. The roof is covered
with corrugated fibre cement sheeting. The application proposes that the existing steel columns / portal
frame would be retained in their entirety and treated / painted and left exposed / displayed on the gable
elevations. The application proposes that the walls of the building would be retained, with lightweight
insulation applied internally, and with the existing block walls at the lower level clad over with timber
weatherboarding, and vertical timber boarding applied above to the upper elevations. The application
proposes the construction of a new wall across its existing open-fronted north-western elevation, and the
addition of a new, insulated concrete slab. As noted above, the existing roof covering would be retained,
with lightweight insulation fitted internally. In addition, new window and door openings would be added to the
north-west, south-east and north-east elevations 1o serve the proposed ground floor accommaodation,
including full height glazing centrally on the north-western elevation.

3.5 The internal layout would comprise a master bedroom with en-suite, 2 no. bedrooms (1 no. with en-
suite), open-plan living room/diner/kitchen, a family bathroom, store room and utility/store.

3.6 The existing vehicular access to the site would be utilised to serve the development, but widened in order
to allow two vehicles to pass and increased visibility when accessing/leaving the site. The submitted Block
Plan is annotated to advise that sucker overgrowth within the highway verge would be grubbed up, exposing
an existing stone frontage wall, which would be lowered to be no higher than 1 metre above the crown of the
carriageway where in advance of the visibility splay. It further advises that the existing growth behind this
wall and the visibility splays would be managed.

4.0 Policy Context:

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

4.2 The adopted Development Pian for Tewkesbury Borough comprises the Joint Core Strategy 2011 to
2031 (JCS) and the saved policies of the Tewkesbury Borough Local Plan to 2011 (TBLP). Other material
policy considerations include National Planning Guidance contained within the National Planning Policy
Framework; 2019 (NPPF).

5.0 Analysis

Principle of Development

5.1 Policy SP2 of the JCS sets out the strategy for the distribution of new development across the JCS area,
and JCS Policy SD10 ('Residential Development') specifies that, within the JCS area, new housing will be
planned in order to deliver the scale and distribution of housing development set out in Policies SP1 and
SP2. It sets out that housing development wilt be permitted at sites allocated for housing through the
development plan, including Strategic Allocations and allocations in district and neighbourhood plans. Policy
SA1 of the JCS formally designates seven Strategic Allocations on the edges of existing urban areas and
focuses on the need to deliver comprehensive development in each of these areas. The application site is
not located within any of these Strategic Allocations.
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5.2 JCS Policy SD10 specifies 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 except
where otherwise restricted by policies within district plans. Housing development on other sites will only be
permitted where it constitutes affordable housing; constitutes infilling within a town or village, is brought
forward via a Community Right to Build Order; or is allowed for in district or neighbourhood plans. This
strategy is consistent with the NPPF which (paragraph 79 refers) seeks to avoid isolated new homes in the
countryside.

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

(c) approving development proposals that accord with an up-to-date development plan without delay; or

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

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

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

5.4 The NPPF clarifies {footnote 7) that planning polices for housing will be judged out of date, inter alia,
where the local planning authority cannot demonstrate a 5 year supply of deliverable housing sites. The
latest published evidence (the Tewkesbury Borough Five Year Housing Land Supply Statement - March
2019 Update} concludes that the Council can demonstrate a 5.22 year supply in respect of the 31 March
2018 base date data. A recent appeal decision relating to a land at Oakridge, Highnam, concluded that the
Council could not demonstrate a five year supply of deliverable housing sites, with it being concluded in the
decision that it was inappropriate for the Council to include past advanced delivery of housing within the plan
period. The Council considers that this is a legally flawed interpretation of national policy and so not part of
the decision to be followed.

5.5 The latest published evidence (the Tewkesbury Borough Five Year Housing Land Supply Statement -
March 2019 Update) concludes that the Council can demonstrate a 5.22 year supply. A recent appeal
decision relating to a land at Qakridge, Highnam, concluded that the Council could not demonstrate a five
year supply of deliverable housing sites. The key reason for this was that the Council includes advanced
delivery against annual housing requirements in its five year supply calculations. The Council's approach in
this respect is considered appropriate and, as members are aware, the Council is judicially reviewing the
Secretary of State's conclusions in this regard.

5.6 Nevertheless, work is progressing on the annual Authority Monitoring Report, which provides the
evidence for the Five Year Land Supply Statement. Whilst this work is not yet complete, it is now clear that,
in respect of the 31 March 2019 base date data, the Council is not able to show a five year supply of
deliverable housing sites and, as a result, can no longer demonstrate a five year supply of deliverable
housing sites. The latest available information indicates that the Council can demonstrate a 4.33 year supply
of deliverable housing sites, amounting to a shortfall of approximately 223 dwellings.

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

5.8 Therefore, notwithstanding the conflict with the Development Plan, the provisions of paragraph 11 of the

NPPF and the presumption in favour of sustainable development is a significant material consideration which
must be considered in the overall planning balance.
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5.9 The application seeks to review the Settlement Hierarchy within the JCS, and suggests the inclusion of
Ashleworth as a Service Village, and provides an indicative plan of a suggested village settlement boundary
which includes the application site. It is not part of the application process to reassess the scoring system
used in the evidence base for the JCS to rank villages on the basis of the services and facilities within them.
Any changes to the identified village hierarchy are considered in the review of the Local Plan, which the
Council is currently in the process of carrying out. The Tewkesbury Borough Plan (2011-2031) Preferred
Options (TBPPQ), which was published for consultation between 10th October 2018 and 30th November
2018, acknowledges that the JCS identifies a settlement hierarchy as the basis for the strategy for delivering
growth targets, derived from the objectively assessed need for housing, in the most sustainable manner
possible. The TBPPO does, however, also acknowledge that, further to the planned growth at Tewkesbury
town, the Rural Service Centre and Service Villages as defined within the JCS, some opportunities for small
scale new housing will be necessary in order to support the vitality of communities at other rural settlements
across the Borough, but that it is essential that the levels of rural housing growth are manageable and
sustainable in order to protect existing communities and the rural landscape and avoid harmful over
development.

5.10 The application site is not identified as a Housing Site Allocation within the TBPPO, and is not located
within a settlement boundary as defined within the TBPPO Proposals Map. Emerging Policy RES3 of the
TBPPO provides a set of 7 criteria in which the principle of new residential development outside of the
defined settlement boundaries will be considered acceptable. The only criteria of possible relevance to this
application are: (1) the re-use of a redundant or disused permanent building (subject to Policy RES7)
[emphasis added]; or (3} very small scale development at rural settlements in accordance with Policy RES4.

5.11 In terms of criterion {1) of TBPPQ Policy RES3, for the reasons set out above, the extent of works
proposed is judged to be considerably more substantial than the 're-use’ of the building.

5.12 Policy RES4 of the TBPPO, as referred to within criterion (3) of TBPPQ Policy RES3, provides a set of
5 criteria which applications proposing very small-scale residential development within and adjacent to the
built up area of other rural setilements (i.e. those nol featured within the settlement hierarchy) need to
comply with for the purpose of being acceptable in principle. The application proposes very small-scale
residential development and, whilst the TBPPO Proposals Map does not define a settlement boundary for
Ashleworth, the application site is considered to be located adjacent to the built up area of this rural
setilement as it forms a continuation of existing built development on this side of the public highway, and is
judged to comply with the 5 criteria of this policy. Consequently, the proposal is considered to comply with
Policy RES4 of the TBPPO. Whilst only limited weight can be afforded to Policy RES4 currently, it is
considered that this is compliant with paragraph 78 of the NPPF which requires planning policies to identify
opporiunities for villages to grow and thrive, especially where this will support local services. ltis also
acknowledged that very few objections have been received to this emerging policy within the TBPPO
consultation period. Therefore, whilst only limited weight can be afforded to emerging Policy RES4 of the
TBPPO currently on the basis that it is still at a relatively early stage of preparation having regard to
paragraph 48 of the NPPF, it is a material consideration.

Self-build considerations:

5.13 The proposal is promoted as a 'self-build' development. Whilst it is acknowledged that the JCS indicates
general support for self-building housing, the JCS does not do so in circumstances where the proposed
development would conflict with JCS Policy SD10.

5.14 The Self-build and Custom House Building Act 2015 requires the council to maintain a self-build and
custom house building register of individuals and associations of individuals who are seeking to acquire
serviced plots of land in the authority’s area in order to build houses for those individuals to occupy as
homes. The purpose of the register is to provide information on the demand for self-build and custom
housebuilding in the authority area and to form an evidence base of demand for this type of housing.

5.15 The PPG advises that Councils have a duty to have regard to the register in terms of plan making and
decision-taking functions and that the registers that relate to their area may be a material consideration in
decision-taking.

5.16 The Council currently has 50 entries on Part 1 of its self-build register expressing an interest in self-
build or custom housing as of 28th May 2019. Part 1 of the register includes those who meet the local-
connection test or were on the register prior to the local connect test being introduced.



5.17 While the council needs o account for this type of housing in its plan making function, the demand is
relatively small in relation to the authority's overall housing need of 9,899 dwellings as established in the
'objectively assessed need' (OAN). The legislation however does not mean that LPAs should permit housing
in unsuitable locations, in conflict with the development plan. Applications must continue to be considered in
light of s38(6) of the 2004 Act.

5.18 It is further acknowledged that the application has not provided evidence that the applicant has
registered their interest in a self-build opportunity. As the site would be developed for the applicant’s own
use, a grant of planning permission would not assist in meeting the demand for self-build plots from people
who have added their names to the register. As such, very little weight can be given to this element of the
proposal, and this consideration does not justify a grant of planning permission contrary to the provisions of
the development plan, notwithstanding the conclusions in respect of the weight lo be applied o the Council's
housing policies set out above.

5.19 In this regard, reference is made to a recent appeal decision relating to an application proposing the
erection of one self-build cottage at Colchesters Farm, Ashleworth (appeal reference
APP/G1630/W/17/3181987). Whilst the Inspector acknowledged within this appeal decision that the
proposal was promoted as a 'self-build’ development and that the JCS indicates general support for self-
building housing, he recognised that the JCS does not do so in circumstances where the proposed
development would conflict with JCS Policy SD10. The Inspector found no evidence that the Council was
failing in its duties under the Self Build and Custom Housebuilding Act 2015 to maintain a register of those
wishing to build their own homes or to grant suitable development permissions to meet the identified
demand.

Design and Re-use of Agricultural Buildings:

5.20 Saved Policy AGRS of the TBLP relates to the "re-use and adaptation of rural buildings” [emphasis
added), and requires buildings to be of a permanent and substantial construction. It further states that
buildings in the open countryside, such as this, must be capable of conversion without major or complete re-
construction. Saved Policy AGR7 of the TBLP, which similarly relates to the "re-use and adaptation of rural
buildings" [emphasis added), likewise specifies that rural buildings should be capable of conversion o the
proposed alternative use without substantial alteration or extension to their original structure.

5.21 As stated above, the existing agricultural building is not considered capable of conversion to residential
use without substantial alterations to the structure, particularly the construction of a new wall across its
existing open-fronted north-western elevation, the insertion of new openings within 3 of 4 elevations of the
barn, and the addition of a new, insulated concrete slab. The proposal therefore conflicts with policies AGR6
and AGR7 of the TBLP.

Impact on_Residential Amenity:

5.22 Paragraph 127 of the NPPF specifies that planning decisions should ensure that developments create
places that are safe, inclusive and accessible and which promote health and well-being, with a high standard
of amenity for existing and future users.

5.23 In terms of ‘Amenity and Space’ Policy SD4 of the JCS sets out that new development should enhance
comfort, convenience and enjoyment through assessment of the opportunities for light, privacy and external
space, and the avoidance or mitigation of potential disturbances, including visual intrusion, noise, smell and
pollution. Policy SD14 of the JCS, which relates to 'Health and Environmental Quality', specifies that new
development must cause no unacceptable harm to local amenity including the amenity of neighbouring
occupants, and that it must incorporate, as appropriate, the investigation and remediation of any land
contamination within the site.

5.24 The application is for a single storey dwelling and, whilst the proposal does include a number of large
openings, particularly on the north-western elevation, by virtue of the position of the building and its relative
distance and orientation from the nearest dwelling (Casa Blen itself) and neighbouring residential properties,
it is considered that there would be no significant adverse effect on the residential amenity of existing or
future occupants. The Environmental Health Officer (EHO) raises no objection in terms of any nuisance
issues. The EHO has also recommended a condition in respect of possible contamination given the historic
use of the land for agriculture. Nevertheless, there is no evidence of contamination at the site and it is
therefore not considered reasonable to impose such a condition in this instance.



Landscape Impact:

5.25 Policy SD6 of the JCS relates to landscape and requires development proposals to protect landscape
character for its own intrinsic beauty and have regard to the local distinctiveness and historic character of the
different landscapes within the JCS area. Saved Policy LND3 of the TBLP seeks to protect or enhance the
environment of the LPZ.

5.26 The delegated report for application reference 18/00184/FUL acknowledged that the south-eastern
elevation of the building would overlook the proposed residential garden and would be heavily glazed. It was
considered that the re-design of this elevation would be more visually prominent in the landscape,
particularly from the PROW which runs to the south and east of the site, and that the full-height glazed
openings would give rise to light pollution.

5.27 The south-eastern and south-western elevations of the building have been revised under the current
application, to omit the previously proposed full height windows, as well as the previously proposed upper
level window on the north-eastern elevation. Whilst the application proposes the installation of full height
windows centrally on the north-western elevation, this elevation faces onto the yard between the two existing
agricultural buildings, and this would not be clearly visible from public vantage points or within the wider
landscape. The design of the proposed dwelling is considered to be acceptable in terms of its wider
landscape impact.

5.28 As with the development proposed under application reference 18/00184/FUL, it is considered that the
domestication of the land to allow for the proposed residential garden, combined with associated domestic
paraphernalia, would have a cumulative impact on the rural setting of the application site and the character
of the LPZ. Saved Policy AGR7 specifies that walls and old outbuildings should be used to screen domestic
features such as drying areas, patios, sheds and gardens and that, in general, all domestic elements should
be grouped close to the building, and screened from important viewpoints. In this case, the submitted
Location Plan shows the proposed residential garden areas extending to the east and south of the barn and
therefore the domestication of the land and any associated domestic paraphernalia would be visible from the
PROW to the south of the site which, it is considered, would harm the landscape character of the area.
However, it is considered that this harm can be mitigated through appropriate landscaping as set out below.

5.29 The Landscape Adviser (LO) has been consulted on the application and acknowledges that the
application is very similar to the previously refused application The LO considered the proposed landscape
details as originally submitted to be unacceptable. Following discussions, a revised Planting Specification
was submitted to show the provision of a double staggered row of planting comprising Hawthorn (40%),
Blackthorn (30%), Hazel (20%) and Dogwood (10%), which the Landscape Officer considers to be
acceptable. It is recommended that any approval of planning permission requires planting to be undertaken
in accordance with this revised Planting Specification.

5.30 A revised site plan was submitted to show a barrier to restrict any access from construction vehicles
between existing Ash and Cherry trees near the entrance to the site, as requested by the Tree Officer. The
Tree Officer considers these tree protection measures to be acceptable, and this can be controlled by way of
an appropriate planning condition.

Ecological Impact:

5.31 JCS Policy SD9 requires the biodiversity and geological resources of the area to be protected and
enhanced and seeks to ensure that European Protected Species and National Protected Species are
safeguarded in accordance with the law.

5.32 An Ecological Survey and Mitigation Strategy (April 2018) has been submitted to accompany the current
proposal. The Survey identifies the presence of nesting Starlings within the main barn and also the presence
of scattered bat droppings. Evidence of an unoccupied Swallow nest within the building was also evidenced.
A further nest was observed within the second Dutch barn.

5.33 The report concludes that the building is more likely to be used by bats as a foraging or occasional
feeding roost. The Report concludes that, due to presence of bats and birds within the main barn and birds
within the Dutch barn, the scheme would require appropriate mitigation and the obtaining of a Bat Licence
from Natural England. Mitigation works would include the installation of bat and bird boxes and the planting
of native hedgerow.
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5.34 Page 12 and Appendix 5 of the submitted Ecological Survey and Mitigation Strategy indicate that the
recommended mitigation and enhancement measures would include the provision of integrated Schwegler
Summer and Winter bat boxes (i.e. used all year and therefore needing to be protected from the elements)
which would be built into the fabric of the building, behind the cladding. The submitted proposals do not
indicate integrated bat boxes on the new dwelling, and there are no further details of the bird or bat boxes
indicated on the plan. The Agent has, however, confirmed in writing that the bird/bat boxes would be erected
in accordance with the Ecology Report and that, for the avoidance of any doubt, the Ecology Report's
recommendations and mitigations can be treated as forming part of the proposals. Therefore the bat boxes
that are to be integrated into the building construction would be installed during the construction process. It
is recommended that any approval of planning permission is subject to condition for the bird and bat boxes to
be located and constructed in full accordance with the mitigation and enhancement measures as detailed on
pages 12 and 20-24 of the submitted Ecological Survey and Mitigation Strategy commissioned by Willder
Ecology (dated 4th April 2018) and received by the Local Planning Authority on 4th March 2019. Subject to
such a condition, it is considered that the application would accord with Policy SD9 of the JCS with regards
to ecology and biodiversity.

Highways Impact:

5.35 Section 9 of the NPPF relates to "Promoting sustainable transport” and, at paragraph 108, 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. Paragraph 109 specifies 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. |n this regard, Policy INF1 (Transport
Network) of the JCS is also relevant.

5.36 Access to the proposed development would be made through The Green, which is a Class 3 highway
subject to a sign posted speed limit of 60mph. The Local Highway Authority has been consulted on the
application and advises that, further to the submitted traffic assessment, it has been able to derive the
access visibility requirements for the acquired 85th percentile speeds on the road to commensurate visibility
splay distances subject to 2.4m x 50.3m to the left and 46.7m to the right off the access. The Local Highway
Authority acknowledges that the submitted Block Plan shows achievable visibility splays of just 2.4m x 34m
to the left and 2.4m x 37m lo the right. However, it advises that the splays shown on this plan appear to be
based on a 12h average and not the required 85th percentile speeds. Nevertheless, subject to condition
requiring specified visibility splays, which are considered to be achievable in this location, the Local Highway
Authority raises no objection.

Fallback pasition

5.37 The applicant argues that there is a fall-back position which is a material consideration in the
determination of this application. The applicant contends that the building could be developed using
permitted development rights - they advise that they have chosen not to rely on those rights in order to
secure greater flexibility for the scheme than is allowed for under permitted development.

5.38 Officers have carefully considered this position. As set out above, a previous 'permitted development
application’ (15/00133/PDAD) was refused on the basis that the development would involve substantial re-
building works that would go beyond what could be regarded as 'reasonably necessary' for the conversion of
the buildings. There has been no change in material planning circumstances since that time; and more
recent case law supports the Council's decision in that case.

5.39 If the applicant wanted to establish a fall-back position then the proper way of doing so would be by

making an application for prior approval although, for the reasons set out above, it is considered that such an
application would be refused. On this basis, there is no fall-back position in this case.
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6.0 Overall balancing exercise and conclusions

6.1 As set out above, the proposal is considered to be inconsistent with the spatial strategy of the
development pian, as set out within policies SP2 and SD10 of the JCS. However, notwithstanding the
conflict with the Development Plan, the Council’s policies for the supply of housing are currently considered
to be out-of-date having regard o paragraph 11 of the NPPF given the recent findings of the Authority
Monitaring Report. In these circumstances, the NPPF advises that the presumption should be that planning
permission is granted unless the application of policies in this Framework thal protect areas or assets of
particular importance provides a clear reason for refusing the development proposed, or there are adverse
impacts of doing so which would significantly and demonstrably outweigh the benefits, when assessed
against the policies of the NPPF taken as a whole.

Benefits

6.2 The benefits which would be derived from the development would be a contribution, albeit in a small way,
towards providing housing in the Borough and the similarly limited economic benefits arising both during and
post construction. The proposal would also help support facilities and services in Ashleworth.

Harms

6.3 The proposal conflicts with development plan policies relating to housing and the conversion of
agricultural buildings. Nevertheless, the council's policies for housing are out of date as explained above.
Further, there would be an adverse impact on the landscape and rural setting of the site brought about
through the domestication of the land to allow for the proposed residential garden, combined with associated
domestic paraphernalia. This can be mitigated through appropriate landscaping however. The site is not
located in a highly accessible location and there would be reliance on the private car. In this respect, whilst
only limited weight can be attributed to the emerging Borough Plan, the proposal does comply with the
emerging housing policy of that plan.

Neutral impacts

6.4 The proposal would have an acceptable impact on highway safety and the living conditions of nearby
residential uses. The application is promoted as being "self-build’ however as it is intended for the applicant's
own use, and the applicant has not registered their interest in a self-build opportunity with the Council via the
self-build register, this does not weigh in favour of the proposal. Similarly whilst the Design and Access
Statement submitted with the application refers to the flexibility of being able to use a bedroom as a home
office along with sustainable construction/heating, these have not been included in the application.

Conclusion and recommendation

6.5 Given the above, and in light of the 'tilted balance’ whilst the benefits of the proposal are somewhat
limited, given the site's location adjacent to the built up area of Ashleworth it considered that the adverse
impacts would not significantly or demonstrably outweigh the benefits, when assessed against the policies of
the NPPF taken as a whole. There are no policies in the NPPF relating to the protection of areas or assets of
particular importance which indicate permission should be refused. This is finely balanced but, for the
reasons given above, it is 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.
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10.

The development hereby permitted shall be carried out in accordance with the Site Location Plan,
approved drawing no. "T1217 Rev B" {Proposed Floor Plan) and details within the application form,
the Structural Engineer's Survey, the Planning Statement, the Ecological Survey and Mitigation
Strategy, and the Design and Access Statement received by the Local Planning Authority on 4th
March 2019, approved drawing nos. "T1217 P2 Rev C" (Proposed North East and South West
Elevations), “"T1217 P3 Rev D" (Proposed North West and South East Elevations) and "T1217 P4
Rev A" (Block Plan) received by the Local Planning Authority on 17th May 2019, details from the
Agent within the email entitled "APPLICATION NO. 19/00244/FUL Casablen The Green Ashleworth
Gloucester GL19 4HU" and dated 17th May 2019 confirming that ecology measures (bat and bird
boxes) would be carried out wholly in accordance with the Willder Ecology recommendations, the
Landscaping & Tree/Hedge Planling Specification (Rev A) received by the Local Planning Authority
on 29th May 2019, and any other conditions attached to this permission.

Notwithstanding the approved plans, no construction of the external walls of the development shall
commence until a sample of the timber weatherboarding and timber boarding (including finish)
proposed to be used for the external walls have been submitted to and approved in writing by the
Local Planning Authority and all materials used shall conform to the samples so approved.

Notwithstanding the approved plans, no fitting of the windows or external doors shall commence until
detailed drawings and materials/finish details for the proposed windows and external doors, including
elevations and sections, have been submitted to and approved in wriling by the Local Planning
Authority, and all shall be fitted in accordance with the approved drawings and details. The
elevations shall be at a minimum scale of 1:20 and the sections shall be at a minimum scale of 1:5
and shall indicate profiles at full size.

Notwithstanding the approved plans, the timber boarding featured on the dwelling hereby permitted
shall not be treated in any way and shall be left to weather naturally.

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 50.3m to the left and 46.7m to the right (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 ai the Y point above the adjacent carriageway level.

A watching brief shall be maintained during the course of development in case any unexpected
contamination is identified during site works. Should contamination be identified, then the developer
should suspend development on that parl of the site affected until such time as additional measures
for the remediation of this source of contamination have been submitted to and approved in writing
by the local planning authority. The remediation of the site shall incorporate the approved additional
measures.

All approved tree protection measures, as shown on approved drawing no. "T1217 P4 Rev A" (Block
Plan) received by the Local Planning Authority on 17th May 2019 and on the approved Landscaping
& Tree/Hedge Planting Specification (Rev A) received by the Local Planning Authority on 29th May
2019, shall be erected in accordance with "BS5837:2012 - Trees in relation o design, demolition and
construction” and shall be in place prior to the commencement of the development {including
demolition and all preparatory work) and shall be retained thereaiter until construction has been
completled. There shall be no storage of materials, no building materials, or surplus soil placed,
tipped or stored within the root protection area.

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

The provision of bird and bat boxes (and in particular their location and construction) shall be carried
out in full accordance with the details on page 12 and pages 20-24 of the approved Ecological
Survey and Mitigation Strategy (dated 4th April 2018) commissioned by Willder Ecology, received by
the Local Planning Authority on 4th March 2019.
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1.

Notwithstanding the provisions of the Town and Country Planning (General Permitied Development)
(England) Order 2015 (or any order revoking, re-enacting or modifying that Order), no development
specified within Classes A, B, C, D, E, F and G of Part 1 of Schedule 2 to that Order or Class A of
Part 2 of Schedule 2 to that Order shall be carried out without the prior written approval of the Local
Planning Authority.

Reasons:

1.

10.

11.

Notes:

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

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

In order to protect the character and appearance of the building and the visual amenity of the
Landscape Protection Zone.

in order to protect the character and appearance of the building and the visual amenity of the
Landscape Protection Zone.

In order to protect the character and appearance of the building and the visual amenity of the
Landscape Protection Zone.

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.

To ensure that risks from land contamination to the future users of the land and neighbouring land
are minimised, together with those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors.

In order to protect trees, which are considered to make a valuable contribution to the character and
appearance area.

To ensure a satisfactory and well planned development, to preserve and enhance the quality of the
environment, and to protect the visual amenity of the Landscape Protection Zone.

In order to ensure biodiversity resources of the area are protected and enhanced.

in order to protect the character and appearance of the building and the visual amenity of the
Landscape Protection Zone.

Statement of Positive and Proactive Engagement

In accordance with the requirements of the National Planning Policy Framework (2019) the Local
Planning Authority has worked with the applicant in a positive and proactive manner in order to
secure sustainable development which will improve the economic, social and environmental
conditions of the area by negotiating the landscape proposals to ensure the rural setting and the
visual amenity of the Landscape Protection Zone is protected.

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.

A fee is payable where written confirmation is required that one or more conditions imposed on this

permission have been complied with. The fee is currently £116 per request. The fee must be paid
when the request is made.
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17/01337/0UT Land Off A38, Part Parcel 0120, Tewkesbury Road Coombe Hill

Valid 12.12.2017 QOutline application for up to 40 dwellings, associaled infrastructure,
ancillary facilities, open space and landscaping with vehicular and
pedestrian access from A38. All matters (Access, Appearance,
Landscaping, Layout and Scale) reserved for future consideration.

Grid Ref 388980 227200

Parish Leigh

Ward Coombe Hill

RECOMMENDATION Delegated Permit
Policies and Constraints
DEFERRED AT 18.04.19 COMMITTEE (ITEM 1 - PAGE NO 707)

National Planning Policy Framework (2012)

Planning Practice Guidance

Joint Core Strategy (JCS) 2017 - SP1, SP2, SD4, SD6, SD9, SD10, SD11, SD12, SD14, INF1 and INF2.
Tewkesbury Borough Local Plan to 2011 (March 2008) - TPT9

Preferred Options Consultation, Tewkeshury Borough Plan 2011-2031 (2018) - RES1 (Coombe Hill
Preferred sites - Site A)

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

Adjacent to a classified highway

In proximity to a Site of Special Scientific Interest

Consultations and Representations
L.eigh Parish Council - Object to the proposal for the following reasons:

Coombe Hill is a service village recommended to take 18 new homes

Nearly 50% increase to existing settlement of 41 houses

Neighbourhood Plan is being drafted recommends no more than 20 houses
Accounting for permitted dwellings since 2011, only 16 are required

5 year housing land supply has been met

Application does not account for size of Coombe Hill

40 dwellings crammed onto field are disproportionate and do not integrate with village
High density development out of keeping with individual houses and linear character

Wet ditch floods The Bellows. Leigh Brook also floods

Flooding exacerbated by small culvert

No water harvesting incorporated in new houses

Uckington Development will drain to river Chelt and Leigh Brook

Traffic flow already poor, will increase vehicles

Local schools are oversubscribed and 2 of 3 schools are not on bus route

Site will be dependent on car travel, buses are frequent but do not run in right direction

Elmstone Hardwicke Parish Council - Object to the proposal for the following reasons:

Access is close to A38/A4019 Junction

Splays entering and exiting development are minimal

Adding a pedestrian crossing will add to congestion

No mains sewage, concerns with foul and surface water

Eastern part of site has standing water, which impacts neighbours
Culvert under A4019 not deep enough to allow water to drain
Parish council is in process of completing a neighbourhood plan

® & % 4 & & @

Concerns with surface water, SUDS pond will not cope, discharge would pollute watercourse

Deerhurst Parish Council - object to the proposal on the grounds that the proposed access will exacerbate

an already problematic junction,
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Strategic Housing and Enabling Officer - Proposed affordable housing mix and total of 16 dwellings is
acceptable

Environmental Health - Contamination - No objections subject to condition
Environmental Health - Noise - No objections subject to condition

CPRE - Object
» Exceeds suggested number of houses required (20 of which 2 already built)
+ Figure based on level of services
« Insufficient services to meet sustainability requirements

Gloucestershire Economic Development and Strategic Planning - No objections subject to contributions
towards local schools.

Lead Local Flood Authority - No objections subject to condition.

Gloucestershire County Archaeologist - No objections subject to condition.

Gloucestershire Highways - No objections subject to conditions

Highways England - No objections

Gloucestershire Public Rights of Way Officer - No objections

Natural England - No objections subject to habitats regulations assessment.

Urban Design Officer - No objections

Sport England - No objections however, additional housing will generate additional demand for sport.

Local Residents - Thirty-nine representations have been received from members of the public in response
1o the consultation process. The comments raised are summarised below:

Noise, light and traffic pollution.

Loss of light and impact on views

Housing estate would be out of keeping. Existing houses are individual
Disproportionate addition 40 new homes would double the size of the village
Neighbourhood development plan is proposing 20 homes in total
Development not needed. TBC has a 5 year housing land supply

Field should be protected

Proposed development will be visible from a wide area

Additional traffic congestion, pedestrian crossing and site access would be dangerous
No safe cycle paths

Does not benefit local community

No connection to mains sewage and contamination from soakaways
Land drains to bottom of site, The Bellows has suffered flooding

Ditch runs wet for 8 months a year and dry periods allow for maintenance
Concerned with midges from pond

Bus service is inadequate

Increased volume of population would affect equestrian developments
No local services, schoaols at capacity

Pub, farm shop and garage are no justification for amount of housing
Smaller development at the Swan is more appropriate

Large developments permitted at Uckington and Twigworth

® & & & % & & &5 85 & 4 & 0 B 2B 8 0 P 0

Planning Officers Comments: Bob Ristic
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1.0 Application Site

1.1 The application site comprises part of a field located to the northeast of the junction of the A4019 and
A38 at Coombe Hill. More specifically, the application relates to the north-western and southeaster corners of
the field and the site measure 2.41 hectares. (See attached location plan)

1.2 To the north of the site is Grange Farm and a dwelling at Fairview, to the south of the site is petrol filling
station and convenience store (PFS) and to the east is open countryside and a dwelling at The Bellows,
which fronts the A4019. On the opposite side of the A38 to the west, is a former vineyard which adjoins the
Swann Inn.

1.3 The site and wider field parcel slope down to the south-eastern corner and are enclosed by hedgerow
and tree planting to the northern, eastern and western edges, and a chain-link fence along the southern
boundary with the A4019.

1.4 The site is not subject to any landscape designations and the A38 and A4019 are designated Public
transport corridors on the proposals map to the Tewkesbury Borough Local Plan to 2011 (March 2006). The
application site is also located within Flood Zone 1 as identified on the Gov.uk Flood Maps for Planning.

2.0 Relevant Planning History
2.1 There is no relevant history at the application site.
2.2 Land adjacent to the Swan Inn (opposite the application site)

- 18/00173/FUL - Residential development comprising 25 no. dwellings, with new vehicular/pedestrian
access onto A38, relocation of bus slop, sustainable drainage and Fou! Treatment Works and associated
landscaping, access and parking - Pending consideration

3.0 Current Application

3.1 The current application seeks outline planning permission for up to 40 dwellings, associated
infrastructure, ancillary facilities, open space and landscaping with vehicular and pedestrian access from the
A38. All matters (Access, Appearance, Landscaping, Layout and Scale) are reserved for future
consideration.

3.2 The application site would be accessed via a new junction onto the A38, approximately 65 metres to the
north of the Texaco petrol filling station {(PFS). The application also proposes a new pedestrian crossing over
the A38 to provide a link to the north bund bus stop, Swan Inn and recreational walking at The Wharf.

3.3 The application has been accompanied by a concept master plan which shows how the residential
development would be set towards the north-western part of the site, between the PFS to the south and
Fairview and Grange Farm to the North. The south-eastern part of the site would include a drainage pond
and waste water treatment plant. {See attached Concept Plan)

4.0 Planning Policy Context

Policy Context

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

Cheltenham, Gloucester and Tewkesbury Joint Core Strategy

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
to 2011 which had hitherto been saved by direction of the Secretary of State.
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4.3 The JCS sets out the key spatial policies for the JCS area over the period of 2011-2031 and the
preferred strategy to help meet the identified level of need. Policy SP1 sels 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 paolicies throughout the plan and will
be supported by forthcoming district plans and neighbourhood plans.

4.4 Policy SP1 sets out that Tewkesbury Borough's needs (at least 9,899 new homes) will be provided
through existing commitments, development at Tewkesbury Town in line with its role as a market town,
smaller-scale development meeting local needs at Rural Service Centres and Service Villages, and sites
covered by any Memoranda of Agreement. The Rural Service Centres are to accommodate in the order of
1,860 new homes and the Service Villages in the order of 880 new homes.

4.5 Policy SP2 also provides that in the remainder of the rural area, Policy SD10 will apply to proposals for
residential development. Policy 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 except where otherwise restricted by policies within district plans. On other sites, housing
development will only be permitted subject to certain criteria, none of which are applicable in this case.

4.6 In a recent appeal decision relating to a proposed development at Land at Oakridge, Highnam, the
Secretary of State for Housing, Communities and Local Government concluded that the Council could not
demonstrate a five year supply of deliverable housing sites. The key reason for this was that the Council
includes advanced delivery against annual housing requirements in its five year supply calculations. The
Council's approach in this respect is considered appropriate and as members are aware the Council is
judicially reviewing the Secretary of Stale’s conclusions in this regard. It is considered that the Council can
demonsirate a five year supply of deliverable housing sites. For this reason the Council's policies for housing
(including policy SD10) are considered to be up to date and the so-called 'tilted balance' at paragraph 11 of
the NPPF is not engaged.

4.7 Other relevant JCS policies are referred to in the relevant sections below.
Nationat Planning Policy Framework and Planning Practice Guidance

4.8 The NPPF aims to promote sustainable development and the planning system has there overarching
objectives, which are interdependent and need to be pursued in mutually supportive ways. The three
dimensions to sustainable development: economic, social and environmental.

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

4.9 Paragraph 12 of the NPPF clarifies that it does not change the statutory status of the development plan
as the starting point for decision-making. However, where a planning application conflicts with an up-to-date
development plan (including any neighbourhood plans that form part of the development plan), permission
should not usually be granted. Local planning authorities may take decisions that depart from an up-to-date
development plan, but only if material considerations in a particular case indicate that the plan should not be
followed.

The Emerging Development Plan

4,10 Paragraph 48 of the NPPF (2019} sets out that-

Local planning authorities may give weight to relevant policies in emerging plans according to:

(a) the stage of preparation of the emerging plan (the more advanced its preparation, the grealer the weight
that may be given),

(b) the extent to which there are unresolved objections to relevant policies (the less significant the
unresolved objections, the grealer the weight that may be given); and

(c) the degree of consistency of the relevant policies in the emerging plan to this Framework (the closer the
policies in the emerging plan to the policies in the Framework, the greater the weight that may be given).
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4.11 The emerging Development Plan comprises the Preferred Options Tewkesbury Borough Plan (POTBP)
(2018). The consultation period on this draft version ended on 30th November 2018. POTBP Policy RES1
proposes to allocate two sites for housing development at Coombe Hill, Site A, the larger field parcel (of
which this application forms part) which is indicated as having a capacity of 50 dwellings. The second
location, 'Site B', comprises land adjoining the Swan Inn (and subject to separate planning application
no.18/00173/FUL) and is identified as having a capacity of 26 dwellings. The POTBP has been subject to
consultation and there are objections to the allocation of Site B for housing development, for many of the
same reasons that objections have been made to this planning application set out above. Because of the
relatively early stage of preparation of the emerging plan and because there are unresolved objections to the
allocation of this site, only very limited weight can be afforded to it in accordance with Paragraph 48 of the
NPPF (2019).

4.12 Furthermore, the Parish of The Leigh is a designated Neighbourhood Area and the Parish Council are
in the process of preparing a Neighbourhood Development Plan. However the NDP policies are yet to be
published and have not been out to consultation. Accordingly, no weight can be afforded to that plan at this
time.

5.0 Analysis

Principle of Development

5.1 With the exception of a cluster of dwellings at The Wharf, Coombe Hill is a dispersed linear settlement
along the A38 and broadly centred on the Junction with the A4019, where there is a public house, PFS with
convenience store and farm shop. The area also includes bus stops which link Chellenham and Gloucester
with Tewkesbury, The application site would be located amongst this cluster of development and is not
therefore be considered isolated.

5.2 JCS Policy SP2 sets oul that development at rural service centres and service villages will be allocated
through the Tewkesbury Borough Plan and Neighbourhood Plans, proportional to their size and function, and
also reflecting their proximity and accessibility to Cheltenham and Gloucester and considering the
environmental, economic and social impacts including existing levels of growth over the plan period.

5.3 JCS Policy SD10 sets out the Council's approach to housing development and states that residential
development will be permitted at sites allocated for housing through the development plan. Proposals on un-
allocated sites will only be permitted under certain circumstances, none of which apply to the proposed
development. Notwithstanding the Council's intention to allocate sites for housing within the Tewkesbury
Borough Plan the current application is in conflict with this policy.

5.4 Coombe Hill is a Service Village and in this respect, new housing in this location would be broadly
consistent with the JCS spatial strategy. Although most of the JCS allocation for the Service Villages (880
dwellings) has already been committed, the emerging Borough Plan seeks to allocate residential
development at two sites within Coombe Hill, and this site forms part of one of these identified sites.

5.5 As set out above the emerging Borough Plan can be afforded very limited weight at this stage of its
preparation, due in part to the outstanding objections, in particular to the allocation of the current application
site, for housing. The emerging Neighbourhood Development Plan can be afforded no weight.

5.6 The Tewkesbury Borough Plan Housing Background Paper (HBP) {September 2018) Provides an
‘indicative' housing requirement for the Rural Service Centres and Service Villages by disaggregating the
SP2 allocation (880 dwellings) according to the SP2 criteria (size, function, proximity/accessibility to
Cheltenham/Gloucester). Coombe Hill is given an indicative requirement of 22 dwellings {including dweliings
which have already been committed in the village).

5.7 However, it is considered that the settlement could reasonably exceed its disaggregated requirement due
to suitable, sustainable sites being available and this is to be balanced against the size, function and
accessibility of the settlement in order to achieve a sustainable pattern of development.

5.8 In this instance the application is in conflict with JCS Policy SD10 and this weighs against the proposal.



5.9 However, the site located at a defined Service Village which, in accordance with Policy SP2 of the JCS,
is expecled to accommodate some new development proportional to its size and function and also reflecting
their proximity and accessibility to Tewkesbury, Cheltenham and Gloucester and considering the
environmental, economic and social impacts including existing levels of growth over the plan period. In this
respect it is considered that the development could sustainably be accommodated at the settlement and this
is a material consideration that weighs in favour of the proposal, along with other benefils of the proposal
including economic benefits arising both during and post construction and the social benefits associated with
the delivery of market and affordable housing. These matters must be considered in the overall planning
balance.

Accessibility and Highway Safety

5.10 Paragraph 103 of the NPPF sets out that opportunities to maximise sustainable transport solutions will
vary between urban and rural areas, and this should be taken into account in both plan-making and decision-
making. Furthermaore, development should only be prevented or refused on highways grounds where there
would be an unacceptable impact on highway safety or the residual cumulative impacts of development are
severe, Policy INF1 of the JCS requires that developers should provide safe and accessible connections to
the transport network to enable travel choice for residents and commuters.

5.11 The level of service provision in the immediate area is relatively basic (it has a general store, petrol
station, a public house, farm shop and a mobile library), with some existing employment opportunities within
walking distance at Knightsbridge Business Park. The application site is however located approximately 5
miles from the centre of Cheltenham and 3 miles from the services and employment opportunities at the
north-western edge of the town. Gloucester City Centre is located approximately 6.5 miles from the site and
Tewkesbury town centre is 4 miles away. All of these destinations are accessible by public transport with bus
services operating during peak hours and are within cycling distance which contributes to the sustainability of
the site.

5.12 As a result of this proximity and accessibility to Tewkesbury, Cheltenham, Gloucester and associated
employment opportunities, it is considered that the suggested level of development resulting from the
identified site options in the POTBP would be consistent with the requirement of Paragraph 103 of the NPPF
for significant development to 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.

5.13 Whilst access is a reserved maltter, the submitted details show how the site could be served by a new
estate road from the A38 as well as the provision of a new pedestrian crossing to link {o the western side of
the A38. The application has been accompanied by a Transport Statement which advises that the site is well
located in respect of larger settlements and employment areas as well as good links to the wider strategic
road network. Furthermore, the submitted report advisees that the area benefits from good bus provision with
stops within 400 metres walking distance of the site. In terms of safety, the report advises that while a five
year review of accidents displayed a rate greater than one event per annum, there was no identified
correlation between causes or the design of the highway.

5.14 Paragraph 109 of the NPPF advises that development should only be prevented or refused on highway
grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on
the road network would be severe.

5.15 The submitted details have been reviewed by the County Council Highways Officer (HO) who has
advised that the new access would need to comply with the requirements for Manual for Gloucestershire
Streets. The illustrative 'T' junction into the application site from the A38 has demonstrated that the required
visibility splays of 2.4 metres x 120 metres commensurate with the 40mph highway and this is achievable in
both directions.

5.16 The submitted details show how a pedestrian refuge island could be provided to improve safety and
pedestrian connection across the A38. This would accord with paragraph 108(b) of the NPPF which seeks to
ensure safe and suitable access for all users and this could be secured by a suitably worded condition.

5.17 In terms of safety and personal injury, the HO has reviewed the accident records for the area and
confirmed that recorded incidents have no relation to the proposed site access. It is therefore considered that
subject to compliance with conditions, safe and suitable access can be achieved without detriment to the
operation of the highway network or public safety.
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Drainage and Flood Risk

5.18 JCS Policy INF2 advises that development proposals must avoid areas at risk of flooding and must not
increase the level of risk to the safety of occupiers of a site and that the risk of flooding should be minimised
by providing resilience and taking into account climate change.

5.19 The application site is located within Flood Zone 1 and is in a location that would be least at risk from
flooding. The application is supported with a Flood Risk assessment and Drainage Strategy. The LLFA have
advised that the drainage strategy presented in the Flood Risk Assessment & Drainage Strategy has been
shown to be capable of managing the surface water in accordance with national standards (52 and S4 of the
Non-Statutory Technical Standards for Sustainable Drainage Systems). In doing so the drainage strategy
conforms to the NPPF's requirements to not increase flood risk elsewhere. While a pond with ample capacity
has been indicated on the submitted drawings, a detailed design of the system would be required to ensure
the final design of the site and drainage system is fully compliant. This could be secured by an appropriately
worded planning condition.

5.20 Foul drainage from the application site would comprise a gravity fed private network which would
connect to an on-site sewage treatment facility adjacent to the pond and this is proposed be maintained by a
management company. The treated water is proposed to discharge to the Leigh Brook and this would be
subject to a separate approval from the Environment Agency.

5.21 It is considered that suitable foul and surface water drainage can be provided to serve the development
and subject to compliance with conditions the proposal would not exacerbate the risk of flooding or pollution.

Landscape

5.22 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. Proposals will have
regard to local distinctiveness and historic character of different landscapes and proposals are required to
demonstrate how the development will protect landscape character and avoid detrimental effects on types,
patterns and features which make a significant contribution to the character, history and setting of a
settlement area. Policy SD9 seeks the protection and enhancement of biodiversity and geoclogical resources
of the JCS area.

5.23 The Tewkesbury Borough Landscape and Visual Sensitivity Study for Rural Service Villages (2014)
advises that Coombe Hill is sensitive to conspicuous development on the exposes side slopes of the ridge
that would be visible in long distant views and would be at odds with the established settlement pattern
(which is loosely cruciform). The application site comprises the southwestern pocket of the larger assessed
Land Parce! Coo-06 which is identified as having a medium landscape sensitivity and high visual sensitivity
and concluded as having a medium landscape character sensitivity.

5.24 The character summary advises that the dominant character of the larger assessment parcel (Coo-06)
is open countryside. While the slope is open to wide views it is advised that existing development at the
settlement exerts a limited influence at the western and southern edges. It also sels out that new residential
development would have a strong influence on the character of the settlement form, however this would be
moderaled by the presence of existing detracting elements associated with the settlement edge such as the
petrol filling station.

5.25 The application has been accompanied by a Landscape and Visual Appraisal and arboricultural survey.
The LVA identifies that the site is of medium visual sensitivity, with the presence of detractor elements in the
wider area. The report advises that development would not adversely impact the wider character area and
that following implementation of landscape and mitigation measures the overall visual impact of the
development would be medium to low, with the principle views of the site being from the A38 and B4019.

5.26 The introduction of buill development upon an existing agricultural field would result in landscape harm
however the scale of the development would be restrained and it would be located adjacent to existing built
development to the north and west. Furthermore, the presence of hedgerows and trees to the boundaries of
the proposed site and adjoining field parcels would allow of filtering of distant views from the north and east.
Further screening and landscaping of the development would be considered as part of any future reserved
matters application.
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5.27 Whilst the impact of the development could be mitigated as set out above, there would be harm in
conflict with JCS policy SD6 and this is a matter which weighs against the proposal.

Biodiversity

5.28 In terms of ecology, an exiended habilat survey of the site and wider area has been undertaken, with
particular regard to badgers, reptiles, newts and bats. The report confirms that the arable field is of negligible
ecological value, with the rough grass and scrub at ihe site edges is of limited ecclogical value and
hedgerow of greater value with the planting to the southeast of the attenuation pond being species rich. The
report identified no evidence of badgers, roosting bats or Great Crested Newts, though grass snakes were
recorded outside of the proposed development site.

5.29 The proposals would retain the majority of the pianting and hedgerows with the exception of the area
around the proposed site access and this loss will be mitigaled through new native hedgerow and tree
planting.

5.30 It is also noted that Natural England have raised no objections in principle to the development and the
Councils Ecology adviser is presently undertaking a habitats regulations assessment to ensure that the
development provides appropriate safeguards to European an Ramsar sites and recommendations to
mitigate recreational pressures in the Coombe Hill SSSI. Discussions with regards to recreational impacts
and ecological network enhancements are ongoing and it is considered that appropriate measures could be
secured by condition.

5.31 Concerns have been raised with regards to the impacts of light pollution upon amenity and the natural
environmernt. It is clear that development in this location would inevitably result in change with lighting from
propose dwellings, however such domestic lighting would not result in undue harm. In terms of street lighting
details, it is considered that this can be controlled by condition.

Housing mix

5,32 Policy SD11 (Housing Mix and Standards} of the adopled JCS states that housing development will be
required to provide an appropriate mix of dwelling sizes, types and lenures 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).

5.33 The design and access statement advises that the site would be capable of delivering mix of dwellings
ranging from 2 to 5 bed properties, however no precise mix has heen put forward as part of this application.
A condition would be required in order to secure an appropriate housing mix for any future reserve malters
application in order that the development meets the needs of the Borough and as evidenced by the latest
SHMA at the time of the reserved matters application.

Affordable housing

5.34 JCS Palicy SD12 sets out that on sites outside of strategic allocations, a minimum of 40% affordable
housing will be sought, should be provided on site and should be seamlessly integrated and distributed
throughout the development scheme.

5.35 The proposed development would provide 16 affordable houses which represents a 40% proportion of
the 40 dwellings proposed at the site. The Shared ownership dwellings would provide a mix comprising 2 no.
1 bed apartments and 14 no. 2 and 3 bed dwellings.

5.36 The Councils Strategic Housing Enabling Officer (SHEOQ) is satisfied with the proposed mix and tenure
and it is considered that the proposed dwellings would contribute towards the need for appropriate affordable
housing in the borough.

Impact on Heritage Assets

5,37 Policy SD8 of the JCS states that designated and undesignated heritage assets and their settings will

be conserved and enhanced as appropriate to their significance, and for their important contribution to local
character, distinctiveness and sense of place.
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5.38 Sections 16 and 66 of the Planning (Listed Building and Conservation Areas) Act 1990 require
Authorities to have special regard to the desirability of preserving any listed building or its setting or any
features of architectural or historic interest. The NPPF recognises the effect of an application on the
significance of a heritage asset is a material consideration. Paragraph 183 states that there should be great
weight given to the conservation of designated heritage assets; the more important the asset the greater the
weight should be.

5.39 The application was accompanied by an archaeological evaluation and the County Council
Archaeologist has advised that the development has low potential to have any adverse impact on
archaeological remains and no further investigation or recording is required.

5.40 It is noted that there is a Grade |l listed barn to the northern part of the yard to Grange Farm. This
building is set some distance from the application site and is further separated by Fairview and its curtilage.
In view of this relationship and the fact that the application site slopes down towards the southeast, the
proposal would preserve the historic significance and setting of the listed building.

Design & Layout

5.41 The NPPF sets out that the Government attaches great importance 1o the design of the built
environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and
should contribute positively to making places better for people. Policy SD4 of the JCS advises that new
development should respond positively to, and respect the character of, the sile 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 malterials appropriate to the site and
its setting.

5.42 While the application is in outline and appearance, layout and scale are reserved matters, the
application has been accompanied by a design and access statement which identifies key architectural
features of Coombe Hill and how the use of materials and detailing could be incorporated into the
development. in addition, the application has been accompanied by a Concept Plan which demonstrates
how the development including the provision of public open space and a LAP could be laid out in an
appropriate manner. Furthermore it is noted that the provision of a public open space (and proposed by this
application) for use by the wider community is in accordance with the site specific requirements of Policy
RES1 of the POTBP.

5.43 The Borough Urban Design Officer is satisfied with the design principles for the development however
the final design and layout would be considered in detail at the reserved malters stage. A condition would be
required to tie the details of the reserved matters application to the principles set out within the Design and
Access Statement (July 2018) Rev C.

Impact on Amenity of Adjoining Occupiers

5.44 JCS Policy SD14 sets out that development should protect and seek to improve environmental quality
and should not cause unacceptable harm to local amenity including the amenity of neighbouring occupants.

5.45 Although the application is in outline it is considered that the development could be laid out so as not to
adversely impact the living conditions of the occupiers of nearby dwellings at Fairview, Grange Farm or The
Bellows, as a result of the topography and existing boundary treatments. The specific relationships to these

adjoining dwellings would be considered at the reserved matiers stage.

5.46 The application has been accompanied by a noise assessment which appraises the existing noise
environment and sets out the principles to secure a satisfactory living environment for future occupiers. The
Council's Environmental Health adviser is satisfied with the proposals but would require specific details of
noise mitigation measures to properties and gardens at the reserved matters stage. These details can be
secured by condition.

5.47 Concerns have been raised with regards to increased noise and air pollution as a result of the increase
in dwellings in the area. However it is considered that the site is located adjacent to a significantly trafficked
highway network with associated background noise levels. The addition of 40 dwellings would not in itself
result in demonstrable harm in terms of noise or air pollution and no objections have been raised by the
Councils Environmental Health adviser in this respect.

86



5.48 Concerns have been raised with regards to the development and light pollution, a condition is therefore
recommended to restrict the installation of street lighting in order lo protect the dark rural character of the
area.

Community Infrastructure Levy/s106 Obligations

5.49 The Community Infrastructure Levy (CIL) Regulations allow local authorities to raise funds from
developers undertaking new building projects in their area.

5.50 Following the implementation of CIL across the JCS authorities on 1st January 2019, the Councils’
Regulation 123 lists set out the infrastructure projects or types of infrastructure that it is intended will be, or
may be, wholly or partly funded by CIL. The intention is to ensure that there is no duplication in the use of
both CIL and $106 from the same application for development for the same infrastructure project.

5.51 On-sile requirements (whether they are delivered on or off site), and specific infrastructure requirements
that can be robustly justified as necessary to make the development acceptable in planning terms (and
otherwise the application would be refused without that infrastructure) will still be delivered via s106
obligations. 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.

5.52 This application result in the following infrastructure requirements which can be secured by s106
obligations:

Affordable Housing - 40%

On site Public Open Space - TBC

On site play - TBC

Ecological mitigation measures - TBC

Recycling & waste bins - £73 per dwelling

Dog bins & signs - 1 dog litter bin (£350) and 4 litter signs (one per 10 houses at £50 per

sign).

5.53 It is noted that while the County Council's $.106 Officer has requested contributions towards provision
of facilities at local schools this would not meet the prescribed tests and cannot be delivered through S.106.
However this would be an infrastructure project capable of being delivered through CIL.

6.0 Overall Balancing Exercise 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
malerial 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.

Benefits

6.2 The delivery of market and social housing in a sustainable and accessible location with good links to
Tewkesbury, Cheltenham, Gloucester and associated employment and services is a social and economic
benefit arising from the propasal. Whilst the delivery of housing is tempered by the fact that the council can
demonstrate a 5 year housing land supply, it should be recognised that this is a rolling calculation and the
Council must ensure that sufficient sites are granted planning permission to meet the ongoing need for
housing in the Borough.

6.3 While services at Coombe Hill are limited, there would be an economic benefit during the construction
phase as well as from the additional population which would be generated by the development which would
contribute to the sustainability of the PFS, convenience store, pub and Farm shop with resultant economic
benefit to existing businesses and to the wider economy. Furthermore, these services and existing and future
residents would benefit from the increased connectivity as a result of the proposed pedestrian crossing over
the A38.
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6.4 The provision of public open space would be a social benefit which would serve the existing community
as well as new residents although these benefits are limited.

Harms

6.5 Harm arises from the conflict with the development plan and in particular policies SP2 and SD10. While
the proposal would be consistent with Policy RES1 of the POTBP, this is still at the early stages of adoption
and can be afforded little weight at this time. Further landscape harm will arise from the loss of part of an
existing field at a prominent and exposed crossroads location. The proposal would have an urbanising effect
upon the area through the development of 40 dwellings and associated infrastructure, however it is
considered that this visual harm can be mitigated through appropriate design and landscaping as part of any
reserved matters application.

Neutral

6.6 It is considered that the proposal would result in a neutral impact on ecology and geodiversity and that
subject to compliance with conditions the development with regards to drainage, the proposal would not
increase the risk of flooding or impact the operation of the highway. Furthermore, the proposal would not
impact the significance of the listed barn at Grange Farm.

Conclusion

6.7 The consideration of material planning issues on this application is finely balanced. However, it is
considered that the benefils set out above, and the location of the site within a Service Village, in proximity to
the main JCS towns and services would outweigh the conflict with the development plan in respect of
policies SP2 and SD10 and other identified harms. Therefore in accordance with Paragraph 12 of the NPPF,
it is considered that, on balance, material considerations exist to justify a depariure from paolicy.

6.8 It is therefore recommended that the decision is DELEGATED to the Technical Planning Manager to
permit the application subject to resolving the outstanding open space/play contributions; ecological
mitigation measures; any additional/amended planning conditions; and the completion of a section 106 legal
agreement to secure the following:

- Affordable Housing - 40%

- On site Public Open Space - TBC

- On site play - TBC

- Ecological mitigation measures - TBC

- Recycling & waste bins - £73 per dwelling

- Dog bins & signs - 1 dog litter bin (£350) and 4 litter signs (one per 10 houses at £50 per sign)

UPDATE

This application was deferred by the April Planning Committee for a site visit in order to assess the
site layout, in particular the topography and location of the proposed flood alleviation pond; to
consider the Flood Risk Assessment and sustainable drainage system proposals; to consult Severn
Trent Water regarding the arrangements for foul drainage and the potential for providing a mains
sewer system.

The Council's Land Drainage Officer has reviewed the proposal and is in agreement with the Lead
Local Flood Authority assessment of the flood risk of the development and the proposed drainage
arrangements set out at paragraph 5.20 and conditions set out in the main report.

Discussions relating to the provision of a mains sewage connection in the area is ongoing, however
it is noted that Severn Trent Water have raised no objections to this development or that on land
adjacent to the Swan Inn which also appears on this schedule. An update will be provided at
committee.
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Other Matters

While it is noted that the application is in conflict with JCS Policy SD10, regard needs to be had to
Paragraph 11 of the NPPF which sets out that plans and decisions should apply a presumption in
favour of sustainable development. For decision making this means:

{c) approving development proposals that accord with an up-to-date development plan without delay;
or

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

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

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

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

The latest published evidence (the Tewkesbury Borough Five Year Housing Land Supply Statement -
March 2019 Update) concludes that the Council can demonstrate a 5.22 year supply in respect of the
31 March 2018 base date data. A recent appeal decision relating to a land at Oakridge, Highnam,
concluded that the Council could not demonstrate a five year supply of deliverable housing sites,
with it being concluded in the decision that it was inappropriate for the Council to include past
advanced delivery of housing within the plan period. The Council considers that this is a legally
flawed interpretation of national policy and so not part of the decision to be followed.

Nevertheless, work is progressing on the annual Authority Monitoring Report, which provides the
evidence for the Five Year Land Supply Statement. Whilst this work is not yet complete it is now
clear that in respect of the 31 March 2019 base date data, the Council is not able to show a five year
supply of deliverable housing sites and as a result can no longer demonstrate a five year supply of
deliverable housing sites. The latest available information indicates that the Council can demonstrate
a 4.33 year supply of deliverable housing sites, amounting to a shortfall of approximately 223
dwellings and this adds further weight in favour of permitting application and in addition to the
benefits set out within the main report.

In accordance with paragraph 11 of the NPPF, the presumption in favour of sustainable development
indicates that permission should be granted unless policies for protecting areas of assets of
particular importance in the NPPF provide a clear reason for refusing the development proposed, or
any adverse impacts of permitting the development would significantly and demonstrably outweigh
the benefits.

Conclusions

In the absence of policies in the NPPF which would provide a clear reason for refusal, it is not
considered the harms of the development would significantly and demonstrably outweigh the
benefits set out above. It is therefore recommended that the decision is DELEGATED to the
Technical Planning Manager to permit the application subject to resolving the outstanding open
space/play contributions; ecological mitigation measures; any additionallamended planning
conditions; and the completion of a section 106 legal agreement to secure the following:

- Affordable Housing - 40%

- On site Public Open Space - TBC

- On site play - TBC

- Ecological mitigation measures - TBC

- Recycling & waste bins - £73 per dwelling

- Dog bins & signs - 1 dog litter bin (£350) and 4 litter signs (one per 10 houses at £50 per sign)
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RECOMMENDATION Delegated Permit
Conditions:

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

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

2. Applications for the approval of the reserved matters shall be made to the Local Planning Authority
hefore 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 before the expiration of two years from the date
of approval of the last of the reserved matters to be approved.

Reason: To comply with the requirements of Section 92 of the Town and Couniry Planning Act 1990.

4, The details to be submitted as part of the Reserved Matters application in accordance with Condition
1 shall include existing and proposed levels, including finished fioor levels and a datum point outside
of the site. All development shall be carried out in accordance with the approved details.

Reason: In the interests of the visual amenities of the area.

5, The details to be submitted as part of the Reserved Matters application(s) for layout and access
pursuant to Condition 1 shall include vehicular parking and turning facilities within the site. The
dwellings 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: In the interest of highway safety.

6. The details to be submiited as part of the Reserved Matters application(s) pursuant to Condition 1
shall include a plan indicating the positions, design, materials and type of boundary treatments to be
erected. The boundary treatments shall be completed in accordance with the approved details
before the buildings are occupied.

Reason: To ensure a satisfactory appearance to the development in the interests of the visual amenity of the
area.

7. The details to be submitted as part of the Reserved Matters application (s) for appearance and
layout pursuant to Condition 1 shall include precise details or samples of the external facing and
roofing materials, and hard surfacing malerials proposed {o be used. The development shall be
carried out in accordance with the approved details.

Reason: To ensure a satisfactory appearance to the development in the interests of the visual amenity of the
area.

8. The details of landscaping to be submitted as part of the Reserved Matters application in accordance
with Condition 1 shall include a landscape scheme for the whole site. The submitted design shall
include the proposed new landscaping scheme on scaled drawings accompanied by a written
specification clearly describing the species, sizes, densities and planting numbers. The submitted
drawings shall also include accurale details of all existing trees and hedgerows with their location,
species, size, condition, any proposed tree surgery and which are to be removed and how those to
be refained are to be protected during the course of development. Development shall be carried out
in accordance with the approved details.

Reason: To ensure a satisfactory and well planned development in the interest of visual amenity.
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All planting, seeding or turfing in the approval of reserved matters for landscaping shall be carried
out in the first planting and seeding season following the occupation of the building(s) or completion
of the development, whichever is the sooner, and any trees or plants which within a period of five
years from the completion of the development die, are removed or become seriously damaged or
diseased shall be replaced in the next planting season with others of similar size and species, unless
the Local Planning Autherity gives written consent to any variation.

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

10.

The details to be submitled as part of the Reserved Malter(s) application for appearance and layout
and appearance pursuant to Condition 1 shall be accompanied by details of secure and covered
cycle storage facilities for a minimum of 1 bike per dwelling. The cycle parking facilities shall be
provided in accordance with the approved details and prior to the first occupation of each dwelling.

Reason: To ensure that adequate cycle parking is provided, to promote cycle use and to ensure that the

11.

opportunities for sustainable transport modes have been taken up.

The details to be submitted as part of the Reserved Matter(s) application for layout and appearance
pursuant to Condition 1 shall be accompanied by an updated noise assessment/model, including
details of any mitigation measures to ensure that the development will comply with the
recommended internal and external noise limits specified in BS8233:2014 and Worcestershire
Regulatory Services Technical Noise Guidance. The development shall be completed in accordance
with those approved details.

Reason: To minimise the impact of noise and provide and acceptable living environment for future occupiers.

12.

The details to be submitted as part of the Reserved Matter(s} application for layout, appearance and
scale, pursuant to Condition 1 shall accord with principles set out within the Design and Access
Statement (July 2018) Rev C. and Concept Plan 100.P.3.2 and received by the Local Planning
Authority on 26th July 2018.

Reason: To ensure a satisfactory appearance to the development.

13.

Prior to any development above ground level, a site investigation of the nature and extent of
contamination shall been carried out in accordance with a methodology which has previously been
submitted to and approved in writing by the Local Planning Authority. The results of the site
investigation shall be made available to the Local Planning Authority before any built development
begins. If any significant contamination is found during the site investigation, a report specifying the
measures to be taken to remediate the site to render it suitable for the development hereby
permitted shall be submitted to and approved in writing by the Local Planning Authority. The scheme
must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental
Protection Act 1890 in relation to the intended use of the land after remediation. The site shall be
remediated in accordance with the approved measures before development begins

If during the course of development any contamination is found which has not been identified in the
site investigation, additional measures for the remediation of this source of contamination shall be
submitted to and approved in writing by the Local Planning Authority. The remediation of the site
shall incorporate the approved additional measures.

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring land

14.

are minimised, together with those to controlled waters, property and ecological systems, and ta
ensure that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors.

No development above DPC level shall take place on site until a detailed Sustainable Drainage
System (SuDS) Strategy, in accordance with the principles set out in the applicant's submission
{Flood Risk Assessment & Drainage Strategy {Project Reference 450}, has been submitted to and
approved in writing by the Local Planning Authority. The SuDS Strategy must include a detailed
design and a timetable for implementation. The SuDS Strategy must also demonstrate the technical
feasibility/viability of the drainage system through the use of SuDS to manage the flood risk to the
site and elsewhere and the measures taken to manage the water quality for the life time of the
development. The scheme for the surface water drainage shall be carried out in accordance with the
approved SuDS Strategy before the development is first put in to usefoccupied.
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Reason: To ensure the development is provided with a satisfactory means of drainage and thereby

18.

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

No development shall be brought in to use/occupied until a SuDS management and maintenance
plan for the lifetime of the development which shall include the arrangements for adoption by any
public authority or statutory undertaker and any other arrangements to secure the operation of the
scheme throughout its lifetime, has been submitted to and approved in writing by the Local Planning
Authority. The development shall be carried out and maintained in strict accordance with the
approved SuDS management and maintenance plan.

Reason: To ensure the continued operation and maintenance of drainage features serving the site and avoid

16.

flooding.

The means of vehicular access to the development hereby permitted shall be from the A38 only.

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

17.

safe, suitable and secure means of access for all people that minimises the scope for conflict
between traffic and cyclists and pedestrians.

The vehicular access 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 120m 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 0.6m 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

18.

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.

Prior to the first occupation of the proposed development hereby permitted the first 20m 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

19.

safe, suitable and secure means of access for all people that minimises the scope for conflict
between traffic and cyclists and pedestrians.

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

Reason: To ensure that safe, suitable and secure access is achieved and maintained for all people that

20.

minimises the scope for conflict between traffic and cyclists and pedestrians and to establish and
maintain a strong sense of place to create altractive and comfortable places to live, work and visit.

Notwithstanding the submitted details, no above ground works shall commence on site on the
development hereby permitted until details of a scheme for a pedestrian refuge crossing point along
the A38 including a street lighting scheme has been submitted to and approved in writing by the
Local Planning Authority and no buildings on site shall be occupied until the approved works have
been completed and are open to the public.

Reason: To ensure that appropriate opportunities to promote sustainable transport modes can be taken up.



21. Throughout the construction 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. wheel washing facilities.

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

22. Prior to the occupation of the building(s) hereby permitted, the proposed car parking spaces shall be
designed to enable charging of plug-in and other ultra-low emission vehicles in safe, accessible and
convenient locations.

Reason: To ensure that the development incorporates facilitates for charging plug-in and other ultra-low
emission vehicles.

23. No dwelling shall be occupied until provision for the treatment, routing and disposal of foul water
(including pollution control and monitoring measures) have been implemented in accordance with
details which shall be first submitted do and approved in writing by the Local Planning Autharity. The
treatment equipment shall thereafter be maintained and operated in accordance with the
manufacturer's specifications.

Reason: To ensure that adequate drainage is provided and to reduce the risk of flooding and pollution.

24. No street lighting shall be installed on any part of the development site.

Reason: To prolect the rural character of the area.

25. The mix of houses submitted as part of the reserve matters shall be broadly in accordance with the
latest version of the JCS SHMA unless an alternative local need can be demonstrated.

Reason: To ensure appropriate mix and range of dwellings within the housing market area.

Notes:

1. 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.

2. Due to the presence of Cadent and/or National Grid apparatus in proximity to the specified area,

National Grid advises that the contractor should contact Plant Protection before any works are
carried out to ensure the apparatus is not affected by any of the proposed works. As the proposed
activity is in close proximity to National Grid's Transmission assets, National Grid advises that,
before carrying out any work you must:

- Ensure that no works are undertaken in the vicinity of their gas pipelines and that no heavy plant,
machinery or vehicles cross the route of the pipeline until detailed consultation has taken place.

- Carefully read these requirements including the guidance documents and maps showing the
location of apparatus.

- Contact the landowner and ensure any proposed works in private land do not infringe Cadent
and/or National Grid's legal rights (i.e. easements or wayleaves). If the works are in the road or
footpath the relevant local authority should be contacted.

- Ensure that all persons, including direct labour and contractors, working for you on or near Cadent
and/or National Grid's apparatus follow the requirements of the HSE Guidance Notes HSG47
‘Avoiding Danger from Underground Services' and GS6 - Avoidance of danger from overhead
electric power lines'. This guidance can be downloaded free of charge at hitp://www.hse.gov.uk

- In line with the above guidance, verify and establish the actual position of mains, pipes, cables,
services and other apparatus on site before any activities are undertaken.
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10.

1.

12.

Wales and West Utilities advises that it has pipes in the area, and that their apparatus may be
affected and at risk during construction works. Wales and West Utilities require the promoter of
these works to contact them directly to discuss their requirements in detail before any works
commence on site. Should diversion works be required, Wales and West Utilities advise thal these
will be fully chargeable. Wales and West Utilities state that you must not build over any of their plant
or enclose their apparatus.

In order to minimise any nuisance during the construction phase, the applicant should refer to the
Worcestershire Regulatory Services Demolition & Construction Guidance and ensure its
recommendations are complied with.

The applicant is advised that to discharge condition #5 the local planning authority requires a copy of
a completed dedication agreement between the applicant and the local highway authority or the
constitution and details of a Private Management and Maintenance Company confirming funding,
management and maintenance regimes, maintain a strong sense of place to create attractive and
comfortable places to live, work and visit as required by paragraph 58 of the Framework.

The 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
appropriate bond) with the county council before commencing works.

The proposed development will require the provision of a footway/verge crossing and the
Applicant/Developer is required to obtain the permission of the Amey Gloucestershire {08000 514
514) before commencing any works on the highway.

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

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

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 matter that will be dealt with by the Local
Planning Authority and has not, therefore, been considered by the LLFA.

Statement of Positive and Proactive Engagement

In accordance with the requirements of the National Planning Policy Framework (2018) the Local
Planning Authority has sought to determine the application in a positive and proactive manner
offering pre-application advice, detailed published guidance to assist the applicant and published to
the council's website relevant information received during the consideration of the application thus
enabling the applicant to be kept informed as to how the case was proceeding.
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19/00444/FUL Wenallt, Badgeworth Lane, Badgeworth 9

Valid 26.04.2019 Proposed front, side and rear extensions.
Grid Ref 391147 218561

Parish Badgeworth

Ward Badgeworth

RECOMMENDATION Refuse
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)

Flood and Water Management Supplementary Planning Document

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

Badgeworth Parish Council - No Objection to the scheme in principle however it is suggested that the roof
design should have a hipped roof line {similar to the front) to sofien the impact of a continuous and solid side
elevation stretching along the length of the boundary.

Local residents - One letters of support has been received making the following comment:

* We have absolutely no objection for this extension as it will be hidden and away from view. Six
houses have already been built opposite on the "green belt” which are in full view.

ClIr Vines has requested a Committee Determination on this application to assess the suitability of
the proposal given it's Green Belt location.

Planning Officers Comments: Emily Pugh

1.0 Application Site

1.1 This application relates to Wenallt, a white rendered bungalow located within a series of dwellings
varying in form and appearance positioned within a landscaped lay-by set back from the road.

1.2 The site is located in the statutory green belt but is not affected by further landscape designations (see
site location plan).

2.0 Relevant Planning History

2.1 Permission was refused under reference 19/00027/FUL for "Proposed rear and side extensions". The
application was Refused for the following reason:

The proposed extension would result in a disproportionate addition over and above the size of the original
dwelling and, by virtue of its focation, would affect the openness of the Green Beit. The proposal therefore
represents an inappropriate development in the Green Belt in conflict Poficy SD5 of the Joint Core Strategy
(2017) and advice within the National Planning Policy Framework 2019.
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3.0 Current Application

3.1 The current application seeks planning permission the erection of single storey front, rear and side
extensions which would be constructed using materials to match the main dwelling {(white render, concrete
interlocking roof tiles and UPVC doors and windows). The proposal is identical to the previously refused
application. See attached plans for all details.

4.0 Policy Context

4.1 The determination of a planning applicaticn 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(8) requires the local planning authority to determine planning
applications in accordance with the development plan, unless there are material circumstances which
"indicate otherwise". Section 70(2) provides that in determining applications the Jocal planning authority
"shall have regard to the provisions of the Development Plan, so far as material to the application and to any
other materials considerations.”

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

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

Design

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

5.3 In this regard, Policy SD4 (Design Requirements) of the JCS and likewise Policy HOUS of the TBCLP
sets 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, and having appropriate
regard to the historic environment.

5.4 The host dwelling is currently comprised of a t-shaped single storey bungalow with hipped gables
protruding to the front and rear to the western part of the dwelling.

5.5 The proposal firstly seeks the installation of a front gable to the eastern part of the dwelling, which would
wrap around the side and follow through to the rear as a further gable. The existing rear gable to the west
would be extended further into the garden and finally, the gap which would resuit from those two features is
proposed to be infilled by a single storey flat roofed extension which would protrude beyond the gables and
into the rear garden by some 4 metres.

5.6 If implemented, the bungalow would comprise of four matching gables protruding from the main body
forming a h-shaped dwelling. Although the extensions are large and would change the appearance of the
original dwelling, the resultant building would appear well balanced and sympathetic to the character and
appearance of the wider context of the adjacent properties and street scene.
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5.7 Although the rear extensions would be of a more contemporary and heavily glazed design than the
original dwelling, they would not be visible from any public vantage points.

5.8 The scheme therefore complies with the requirements set out in Policy SD4, HOUS and Section 12 of the
NPPF and is acceptable in terms of design.

Impact on Residential Amenity

5.9 The impact of the proposal on residential amenity has been carefully assessed. Given that the
development is at ground floor level and that the properties to either side are offset, it is not considered that
there would be any negative implications relating to privacy or overlooking.

5.10 The Parishes comments regarding the impact of the roof on neighbours have been considered.
However, the proposed roof would be hipped away from the neighbours’ boundary and given the intervening
distance between the side extension and the neighbouring property, and the relatively low eaves heights, it is
not considered that the proposal would have an unacceptable impact on the adjoining neighbours.

5.11 Likewise, although the development would result in the loss of some amenity land and driveway space
surrounding the property, the curtilage in which the dwelling is situated in is generous and this would not be
harmful to the amenity of the host dwelling itself,

5.12 As such, for the reasons outlined above the scheme is acceptable in terms of impact to residential
amenity and complies with the requirements set out HOUS and SD4.

Green Belt

5.13 Policy SD5 and Paragraph 145 of the NPPF sets out that the extension or alteration of an existing
building will usually be permitted provided that it does not result in disproportionate additions over and above
the size of the original building. Inappropriate development by definition is harmfu! to the green belt and will
not be permitted unless it can be demonstrated that very special circumstances existing which clearly
outweigh the harms.

5.14 The original dwelling is comprised of some 144m2 of total floor space (this includes the floor space of
the one closest outbuilding to the rear of the property which is accepted to be within 5m of the dwelling and
therefore classed as an extension). The addition (some 97m2) would therefore represent a 67% increase -
which is considered to comprise a disproportionate addition and would therefore be inappropriate
development that require very special circumstances. By virtue of the location of the side extension, it would
have the effect of increasing the built form of the existing building, notably increasing the size of the building
overall, thereby having an adverse spatial and visual impact upon the openness of the Green Belt. This
would result in moderate harm to the openness of the Green Belt,

5.15 Recent appeal decisions have established that where there is a reasonable prospect that
accommodation not requiring planning permission {in other words permitted development) could be
implemented in the event planning permission was denied for similar extension, that this permitted
development 'fall-back’ position can amount to very special circumstances. Officers have given
consideration to the potential fall-back in this case. However, by virtue of its L-shaped configuration, the
amount of extensions that could be built under permitted development would be limited, and would result in
awkward and elongated plan form for the dwelling. It is not therefore considered to be a realistic fall-back
position in terms of providing a commensurate level of accommodation. In its own right, this fali-back does
not amount to very special circumstances.

5.16 The applicant has offered to remove an ‘outbuilding’ to the rear garden in order compensate for the
additional floor space proposed in the extensions, That ‘outbuilding’ however is comprised of a low-key single
block external wall, open sided and as such its removal would not be considered sufficient to off-set the
proposed extensions in Green Belt terms. Furthermore, a similar or larger outbuilding could be erected in
the future under permitted development.

5.17 As such, the proposal would represent a disproportionate addition, compromising the openness of the
green belt and constituting inappropriate development. Very special circumstances are therefore required
which have not been demonstrated and therefore the scheme conflicts with the requirements set out in SD5
and the NPPF.
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6.0 Conclusion & Recommendation

6.1 The proposed extension would result in a disproportionate addition over and above the size of the
original dwelling and, by virtue of its location, would affect the openness of the Green Belt. The proposal
therefore represents an inappropriate development in the Green Belt in conflict Policy SD5 of the Joint Core
Strategy (2017) and advice within the National Planning Policy Framework 2019. It is therefore
recommended that planning permission is refused.

RECOMMENDATION Refuse
Reasons:

1. The proposed extension would result in a disproportionate addition over and above the size of the
original dwelling and, by virtue of its location, would affect the openness of the Green Belt. The
proposal therefore represents an inappropriate development in the Green Belt in conflict Policy SD5
of the Joint Core Strategy (2017) and advice within the National Planning Policy Framework 2019.

Notes:
1. Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has sought to
determine the application in a positive and proactive manner offering pre-application advice, detailed
published guidance to assist the applicant and published to the council's website relevant
information received during the consideration of the application thus enabling the applicant to be
kept informed as to how the case was proceeding. 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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18/00882/FUL 2 Berwick Road, Bishops Cleeve, 10

Valid 29.08.2018 Erection of single storey side and rear extensions. Installation of dormer
window to rear for loft conversion.

Grid Ref 395884 228157

Parish Bishops Cleeve

Ward Cleeve St Michaels

RECOMMENDATION Permit
Policies and Constraints

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

Tewkesbury Borough Local Plan to 2011(TBLP) - March 2006 - Policy HOUS
National Planning Policy Framework 2018

Planning Practice Guidance

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

Consultations and Representations

Parish Council - Object. There are cancerns about overlooking, from the rear dormer, affecting the property
at 24 Nottingham Road.

Revised plans - continues to object on the grounds of overlooking.

Local residents - Objections received from the dwellings at the rear (22 and 24 Nottingham Road) on the
grounds of overlooking and loss of privacy.

Revised plans - One letter of objection has been received from the neighbour at the rear 22 Nottingham
Road. They are still objecting to the rear dormer window due 1o overlooking / loss of privacy.

Conservation Officer - verbally consulted with regards to the design - no objections.

Planning Officers Comments: Mrs Sarah Barnes

1.0 Application Site

1.1 This application relates to 2 Berwick Road, a semi-detached bungalow located in Bishops Cleeve {site
location plan attached). This bungalow occupies a prominent position on the corner of Berwick Road and
Wellbrook Road.

2.0 Current application

2.1 The current application is for the erection of single storey side and rear extensions along with a rear
dormer window to create a loft conversion {plans attached}. It would create a larger dining room, utility
room, study, two ensuites and two of the existing bedrooms would be enlarged at ground floor level. The loft
conversion at first floor level would create two new hedrooms and an ensuite.

3.0 Recent History

3.1 In 2018 (18/00064/FLIL) an application was submitted for a two storey side and single storey rear
extension. Installation of dormer window to rear for loft conversion. This application was withdrawn.

4.0 Policy Context

4.1 The development plan comprises the Joint Core Strategy (JCS) (2018) and saved policies in the
Tewkesbury Borough Local Plan to 2011 (March 2006) (TBLP).

4.2 Other material policy considerations include national planning guidance contained within The National
Planning Policy Framework {NPPF} 2018.

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

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

5.2 In this regard, 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 distinctiveness, and addressing the urban structure and grain of the locality in
terms of street pattern, layout, mass and form. It should be of a scale, type, density and materials
appropriate to the site and its setting. It further sets out that design should establish a strong sense of place
using streetscapes and buildings to create atiractive and comfortable places to live.

5.3 The proposal comprises two elements: a single storey side extension that would extend the form of the
existing bungalow; and a large box dormer in the rear facing roof slope {(see proposed elevations). The
side extension would bring the side of the dwelling in closer proximity to Wellbrook Road making it more
prominent in the streetscene. The proposed box dormer would also be visible from Wellbrook Road and,
although revised plans have been received which reduce its size, would constitute a large addition.
However, the side extension would not extend right up to the pavement (being set back approximately 1.7m)
and the gable would be single storey and no higher than the existing ridge and eaves heights. It would not
therefore appear dominant or overbearing. The box dormer would also be set back away from Wellbrook
Road reducing it prominence. Itis also the case that there are numerous examples of dormer windows on
existing properties in the surrounding area and so the rear dormer would not be out of keeping with the street
scene.

5.4 Itis therefore concluded that, on balance, the proposed extensions would respect the characler, scale
and proportions of the existing dwelling and the character of the area, in accordance with Development Plan
policy.

Residential amenity

5.5 Paragraph 127 of the NPPF specifies that planning decisions should ensure that developments create
places that are safe, inclusive and accessible and which promote health and well-being, with a high standard
of amenity for existing and future users. Likewise, Policies HOU8 and SD4 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.

5.6 In relation to the Parish Council's concerns and the neighbour's concerns regarding 'overlocking from the
proposed rear dormer', their concerns have been noted. However, it is not considered that the overlooking
would be harmful / unacceptable given that the ‘window to window' distance between the proposed rear
dormer and the nearest neighbouring dwelling at the rear would be over 20 metres.

5.7 The impact of the proposal upon neighbouring properties has carefully been assessed and it is
considered that there would not be an undue impact upon their amenity in accordance with Policy HOUS of
the Local Plan and Policy SD14 of the JCS.

6.0 Conclusion

6.1 Overall, whilst the Parish Council's concerns are noted, it is considered that the proposal as revised
would not be harmful to the appearance of the existing dwelling nor the street scene and it would not result in
an unacceptable loss of residential amenity to neighbouring dwellings. The proposal as revised would also
be of an acceptable size and design. It would therefore accord with Policy HOUS of the Local Plan, the Joint
Core Strategy and the NPPF 2019. The application is therefore, on balance, recommended for permission.
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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 application form,
drawing numbers EL401 REVF, FP302 REVF, FP303 REVC dated 29th March 2019, EL400 REVC,
FP300, FP301 REVF, LP100, SP201 REVC and SP202 REVA dated 29th August 2018 where these
may be modified by any other conditions attached to this permission.

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

Reasons:

1. To comply with the requirements of Section 91 of the Town and Country Planning Act 1890.

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

3. To ensure that the proposed development is in keeping with the existing dwelling.

Notes:

1. Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has worked with the applicant

in a positive and proactive manner in order to secure sustainable development which will improve
the economic, social and environmental conditions of the area by negotiating amendments to the
design of the proposal.

Your attention is drawn to the Party Wall Act 1996. The Act will apply where work is to be carried out
on the following:

- Work on an existing wall or structure shared with another property.

- Building a free standing wall or a wall of a building up to or astride the boundary with a
neighbouring property.

- Excavating near a neighbouring building.

The legal requirements of this Act lies with the building/ site owner, they must find out whether the
works subject of this planning permission falls within the terms of the Party Wall Act 1996. There are
no requirements or duty on the part of the local authority in such matters. Further information can be
obtained from the DCLG publication Preventing and resolving disputes in relation to party walls -
explanatory booklet.

Your attention is drawn to the requirements of the Building Regulations, which must be obtained as a

separate consent to this planning decision. You are advised to contact the Building Control Team on
Buildingcontrol@cheltenham.gov.uk.
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18/01085/FUL Part Parcel 1228, Main Road, Minsterworth 11

Valid 25.10.2018 Section 73 application to remove condition 14 (no gates 1o be erected
on site access) of planning permission 17/00855/FUL for the erection of
8 dwellings with associated new vehicular access.

Grid Ref 378123 217307

Parish Minsterworth

Ward Highnam With Haw

Bridge

RECOMMENDATION Permit
Policies and Constraints
Consultations and Representations

Parish - The Parish Council objects to the revised plan for the following reasons:
* A gated development in a rural community is out of character with the street scene.
* Any vehicle larger than a car, eg delivery vans, waiting for the gates to be opened will stop all
eastbound traffic as the island will prevent vehicles moving to the centre of the road to manoeuvre
around the vehicle. Stopping on the verge will cause the same danger and difficulties. This is a
Highways Safety issue.

County Highways - No highway objection subject to imposition of a condition
Local Residents - No comments received
Consultations and Representations

National Planning Policy Framework (2019)

Planning Practice Guidance

Joint Core Strategy 2017 - SD10, SD11, SD12, SD14, INF1

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

Planning Officers Comments: Paul Instone
1.0 Application site

1.1 The application site relates to Part Parcel1228 and is located to the north of the A48 in Minsterworth.
The application site benefits from full planning permission (ref: 17/00855/FUL) for the erection of 8 dwellings
with associated new vehicular access. Planning permission 17/00855/FUL is currently under construction,

2.0 Relevant Planning History

17/00855/FUL - The erection of 8 dwellings with associated new vehicular access (Revised Scheme to
approved development under application reference: 16/00822/0UT). Permitted December 2017
18/00009/CONDIS - Application for approval of details subject to condition 3 (Details of the proposed ridge
heights, finished floor levels, eaves and siab levels.), 4 (External samples of building materials), 5
{Construction Method Statement), 6 (Landscaping scheme), 15 (Details of future management and
maintenance of proposed streets) of planning application ref number 17/00855/FUL. Letter provided stating
the details provided for conditions 3, 4, 6 and 15 are acceptable

18/00045/FUL - Variation of condition 11 (site access and right turn lane) of planning permission ref:
17/00855/FUL (Erection of 8 dwellings with associated new vehicular access). Pending Consideration
18/00045/MINOR - Non material minor amendment (insertion of roof lights) for planning application
17/00855/FUL. Granted October 2018.
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Adjacent Site

16/00823/0UT - Residential development of up to 4 dwellings with associated vehicle access. Permitted
September 2016

18/00560/APP - Appraval of Reserved Matters (appearance, landscaping, layout and scale) for the erection
of 4 no. dwellings and vehicle access, including discharge of conditions required under reserved matters
stage further to outline planning permission 16/00823/0UT. Approved August 2018.

Condition 5 of the reserved matlers approval states:

The development hereby approved shall not be occupied until details of the 'entrance gates’ and ‘brickwork
entrance walls' shown on Conditions Plan ARC.1330 05 Rev D have been agreed in writing by the local
planning authority. The 'entrance gates' and ‘brickwork entrance walls' shall be implemented in accordance
with the agreed delails.

Reason: In the interests of visual amenity

18/01083/FUL - Section 73 application for the variation of Conditions 13 (scale parameters) and removal of
condition 14 (maximum combined gross floorspace) of application 16/00823/QUT for the erection of 4 no.
dwellings and vehicular access. Permitted December 2018

18/01084/FUL - Reserved matters application for the erection of 4 no. dwellings and vehicular access
pursuant to outline planning permission 18/01083/FUL. Pending Consideration

3.0 Current Application

3.1 The application is made under Section 73 of the Town and Country Planning Act 1890 for a minor-
material amendment to planning permission to remove condition 14 of planning permission ref:
17/00855/FUL.

3.2 Condition 14 of planning permission ref; 17/00855/FUL states:
Notwithstanding the submitted plans no gates shall be erected on the site access road.

Reason: - To minimise hazards and inconvenience for users of the development by ensuring that there is a
safe, suitable and secure means of access for all people that minimises the conflict between traffic and
cyclists and pedesirians

3.3 Further to comments from Officer's the applicant has submitted amended plans and the proposed solid
wood gates have been replaced with wrought iron gates. The design of the proposed pillars surrounding the
proposed gates has also been amended.

3.4 The design of the gates and pillars can be controlled by planning condition.
4.0 Policy Context

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

4.2 The development plan comprises the Joint Care Strategy (JCS) (2017) and saved policies in the
Tewkeshury Borough Local Plan to 2011 (March 2008) (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.
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5.0 Analysis

5.1 The principle of eight dwellings with associated new vehicular access on the application site is accepted
by virtue of planning permission 17/00855/FUL. The issues to be considered as part of this application are
those arising from the removal of condition 14; namely, the impact of the proposed gates on the character
and appearance of the area and highway safety.

Impact on character and appearance of area

5.2 Section 12 of the NPPF states that the creation of high quality places is what the planning and
development process should achieve. Good design is a key aspect of sustainable development, creates
hetter places in which to live and work and helps make development acceptable to communities. Paragraph
127 of the NPPF states that, inter alia, planning decisions should ensure that developments will function well
and add to the overall quality of the area; are visually attractive as a result of good architecture, layout, and
appropriate and effective landscaping; are sympathetic to local character and history including the
surrounding built environment and landscape setting; and establish or maintain a strong sense of place
creating attractive, welcoming and distinctive place to live work and visit. Policy SD4 of the JCS echoes
these requirements.

5.3 The character of Minsterworth in the vicinity of the application site is that of a semi-rural linear settlement
with dwellings set back from the A48. Many of the individua! dwellings have gates, walls and fencing as well
as hedgerows which front onto the A48. There are also intervening agricultural fields many of which have
field gates providing access from the A48 which contribute to the rural character.

5.4 The application as submitted sought permission for substantial wooden gates surrounded by brick walls
and pillars. Officer's considered that the originally proposed boundary treatment was not appropriate to the
rural context of the site and would appear incongruous.

5.5 At the request of officers the proposed gates have been amended to wrought iron and the height has
been reduced from circa 2 metres to 1.7 metres. The design of the adjoining pillars, walls and gates has
also been amended.

5.6 A landscaping scheme has been agreed for planning permission 17/00855/FUL and a condition to the
secure the landscaping scheme is also recommended to be imposed on the current application. The
scheme proposes that the existing hedgerow is to remain alang the south boundary of the site adjacent to
the A48 and additional tree planting is proposed to the south of the houses and the access road.

5.7 In total, the proposed gates, pillars and wall would exiend to a length of approximately 14.5 metres within
a wider soft landscaped frontage which extends the length of the site. On this basis, in the context of the
landscaping scheme of the site and in the context of the wider development pattern on the A48 which
comprises a number of dwellings with gated frontages it is considered that the proposed gates and walls
would be sympathelic to the local character of the surrounding built form and landscape setting. As such, it
is considered that the proposal is in accordance with Section 12 of the NPPF and policy SD4 of the JCS and
is therefare acceptable in terms of the character and appearance of the area.

Highway Safety

5.8 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. Policy INF1 of the JCS reiterates this advice.

5.9 The County Highways Authority have been consulted on the application and raise no highway objection
subject to a condition that the gates are laid out and constructed in accordance with the approved plans, with
the gates situated at least 10.76 metres back from the carriageway edge and hung so as not to swing
outwards. This condition would ensure that vehicles entering the site would not overhang the public
highway.

5.10 As such, subject to the imposition of condition, it is considered that the preposal is in accordance with
Section 9 of the NPPF and policy INF1 of the JCS and is therefore acceptable in respect to highway safety.
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Other Matters

5.11 The application is submitted under section 73 of the Town and Couniry Planning Act 1990, The effect
is the issue of a new planning permissian, sitting alongside the original permission, which remains intact and
unamended. . To assist with clarity decision notices for the grant of planning permission under section 73
should also repeat the relevant conditions from the original planning permission, unless they have already
been discharged. It is therefore recommended that conditions are imposed to secure the requirements of
planning permission ref:17/00855/FUL, non-material amendment permission ref: 18/00045/MINOR and
discharge of condition permission application18/00009/CONDIS on the current application.

5.12 In addition planning permission 17/00855/FUL was subject to a S106 agreement fo secure an off-site
affordable housing contribution. There is a clause in the S106 agreement that the obligation under the $106
to pay the affordable housing contribution will apply to a permission granted through subsequent §73
application without the need for a Deed of Variation in this case.

5.13 Additionally, there are transitional provisions in the CIL regulations as regards s73 applications that are
made subsequent to CIL coming into effect in relation to a permission that was granted when CIL was not in
effect. These provide that only the increase in floor space will be subject CIL and there is no increase in
floorspace in respect to the current application.

6.0 Conclusion and Recommendation

6.1 The proposal is considered to conform with national and local planning policy and it is recommended
planning permission is granted.

RECOMMENDATION Permit
Conditions:

1. The development/works hereby permitted shall only be implernented in accordance with the plans as
set out in the plans list below:
- ARC 1329 PL 01 D (site plan) received 13th November 2017
- ARC 1329 PL 05 C (house type c) received 25th July 2018
- ARC 1329 PL 08 A (garage) received 13th November 2017
- ARC 1329 PL 09 A (house type e) received 25th July 2018
- ARC 1329 PL 10 A {house type f} received 25th July 2018
- ARC.1328 PL11 Rev A, received by the Council on 19th January 2018.
- ARC.1329 902 PL4 received 23rd May 2019
- ARC.1329 550 P1 received 28th May 2019

2. Prior to the occupation of the development hereby permitted the vehicular access shall be laid out
and constructed in accordance with the submitted plan drawing no. ARC.1329 902 PL4 received
23rd May 2019 with any gates situated at least 10.76m 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 10.76m of the carriageway edge of the public road surfaced in bound material,
and shall be maintained thereafter.

3. The external walls and roofs of the development shall be in accordance with:
- Walls - Wieneberger Kassandra in Red Multi
- Cills, Vents and Corbels - Corrinium stone in Bathstone
- Roofs - Bradstone Crofter Reconstructed Stone Slates in Weather Buff.

4. The landscaping scheme shall be in accordance with Drawing number ARC.1329 550 P1 received
28th May 2019
ot The works approved under condition 4 shall be carried out prior to the occupation of any dwelling

hereby permitted or in accordance with a programme which has first been submitted to and
approved in writing by the Local Planning Authority. Any trees or plants indicated on the approved
scheme which, within a period of five years from the date of the development being completed, die,
are removed or become seriously damaged or diseased shall be replaced during the next planting
season with other trees or plants of a species and size to be first approved in writing by the Local
Planning Authority.
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10.

11.

12.

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 2015 (or any order revoking and re-enacting that Order with or without modification} no
extension or enlargement of the dwelling(s) or other buildings hereby permitted shall be carried out
without the prior express permission of the Local Planning Authority.

Notwithstanding the provisions of the Town and Country Planning {General Permitted Development)
Order 2015 (or any order revoking and re-enacting that Order with or without modification) no
garages or other free standing buildings shall be erected to the side or front of any dwelling hereby
permitted, other than those expressly authorised by this permission, without the prior express
permission of the Local Planning Authority

The proposed development shall be carried out in strict accordance with the Recommended Noise
Mitigation Options detailed in the Noise Mitigation Measures Statement by McLoughlin Planning,
received by the Council on 1st August 2017,

The vehicular access hereby permitted shall not be brought into use until the existing roadside
frontage boundaries have been set back as necessary 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.

No dwelling shall be occupied until a 2m footway has been provided from the site access to the
eastbound bus stop east of the site on the A48 and a tactile drop kerb crossing with central refuge
island has been provided to the footway south of the A48 in accordance with plans, based on the
submitied plan SK01 Rev E (submitted as part of the Transport Assessment, received 20th
November 2017), which have first been submitted to and approved in writing by the Local Planning
Authority.

The management and maintenance of the proposed streets shall be implemented in accordance with
the Management Statement by RES Homes, received by the Council on 19th January 2018. 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.

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

Reasons:

To define the terms and extent of the permission.

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.

In the interests of the appearance of the development and the surrounding area in accordance with
the advice contained within the NPPF.

To ensure the provision of an appropriate landscape setting to the development.
To ensure the provision of an appropriate landscape setting to the development.

Any further extensions require detailed consideration by the Local Planning Authority to assess the
impact on the rural character of the area

The introduction of further curtilage buildings requires detailed consideration by the Local Planning
Authority to safeguard the appearance of the development and the amenities of the surrounding area

To safeguard the amenity of future occupiers of the development in accordance with the advice
within the NPPF
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9, To reduce potential highway impact by ensuring that adequate visibility is provided and maintained
and to ensure that a safe, suitable and secure means of access for all people that minimises the
conflict between traffic and cyclists and pedestrians is provided

10. To ensure that the opportunities for sustainable transport modes have been taken up and provide
access to high quality public transport facilities.

11. To ensure that safe, suitable and secure access is achieved and maintained for all people that
minimises the conflict between traffic and cyclists and pedestrians and to establish and maintain a
strong sense of place to create attractive and comfortable places to live, work and visit.

12. To ensure adequate water infrastructure provision is made on site for the local fire service to tackle
any property fire,

Notes:

1. Statement of Positive and Proactive Engagement

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

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

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

4. The applicant is advised that to discharge condition 11 that the local planning authority requires a
copy of a completed dedication agreement between the applicant and the local highway authority or
the constitution and details of a Private Management and Maintenance Company confirming funding,
management and maintenance regimes.

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

6. This decision is accompanied by a s106 Agreement.
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18/01129/FUL 6 Persh Way, Maisemore, 12

Valid 09.11.2018 Erection of a playhouse in rear garden (retrospective).
Grid Ref 381032 221255

Parish Maisemaore

Ward Highnam With Haw

Bridge

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)

Flood and Water Management Supplementary Planning Document

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

Consultations and Representations
Maisemore Parish Council - No comments received.
Local residents - Four letiers of representation have been received. Two are general comments and two
are objections. Concerns include:
e The raised platform would result in overlooking and compromise privacy

¢ The submitted plans are incorrect
¢ The struciure would block out sunlight

Planning Officers Comments: Emily Pugh

1.0 Application Site

1.1 This application relates to 6 Persh Way, a mid-terrace property located in a prominent position on a
crescent development, comprised of dwellings similar in appearance. The rear garden is elongated, backing
on to agricultural fields - however the site is not affected by any restrictive landscape designations (see site
location plan).

2.0 Relevant Planning History

2.1 No relevant history pertaining to this application.

3.0 Current Application

3.1 The current application seeks the retention of a timber children's playhouse structure in the rear garden
of the application site. The structure comprises a playhouse (resembling a typical garden shed), which is
stationed on a raised platform {(some 1.6m from ground level), and as such comprises some 4m in total
height. The structure also includes a raised platform at one end to which are attached a 2.5m high timber
monkey bars with a children's slide under (see elevations).

4.0 Policy Context

4.1 The development plan comprises the Joint Core Strategy (JCS) (2018) and saved policies in the
Tewkesbury Borough Local Plan to 2011 {(March 2006) (TBLP).

4.2 Other material policy considerations include national planning guidance contained within The National
Planning Policy Framework {NPPF) 2018.

4.3 The relevant policies are set out in the appropriate sections of this report.
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5.0 Analysis
5.1 The main issues to be considered are: the impact on neighbouring amenity; and design.

Impact on Residential Amenity

5.2 Paragraph 127 of the NPPF specifies that planning decisions should ensure that developments create
places that are safe, inclusive and accessible and which promote health and well-being, with a high standard
of amenity for existing and future users. Likewise, Policies HOU8 and SD4 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.

3.3 The play house was originally located centrally within the rear garden (see original site layout) and
objections were raised from an adjoining neighbour in relation to loss of privacy due to overlooking as a
result of children playing on the raised platform and looking out of the windows in the playhouse. The
applicant subsequently obscure glazed the windows in the playhouse.

5.4 In order to further mitigate overlooking, it was suggested that consideration be given to move the
structure to sit tight with the rear boundary in order that it would be at the furthest possible point away from
the neighbours. It was further suggested that screening be erected to the sides of the raised platform and
the overall height of the structure reduced.

5.5 The applicant subsequently moved the structure to the rear of the garden in a position that runs parallel
to the intervening boundary fence (albeit the playhouse has not yet been placed on the raised platform).
Subsequent discussions were held with the applicant about moving the playhouse further away from the
fence, providing the privacy screening to the raised platform, lowering the height by 360mm and re-
orientating the monkey bars and swings to a 90 degree angle to face away from the neighbours instead of
along their boundary, which was agreed to and revised plans were submitted.

5.6 Therefore, in view of the cumulative steps taken to mitigate loss of amenity to neighbour properties, it is
now considered that the structure is acceptable and does not pose an overbearing impact. It will be
suggested however that a condition is imposed requiring each of those measures to be retained for the
lifetime of the development in order to safeguard that amenity in perpetuity. The proposed therefore
complies with Policy HOUS of the Tewkesbury Borough Local Plan and SD4 of the Joint Core Strategy 2017.

Desian and Appearance

5.7 Section 12 of the NPPF relales to "Achieving well-designed places" and, Paragraph 124, sets out that the
creation of high quality buildings and places is fundamental to what the planning and development process
should achieve, and that good design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to communities. Likewise, Paragraph 127
specifies that planning policies and decisions should ensure that developments, inter alia: will function well
and add to the overall quality of the area, not just for the short term but over the lifetime of the development;
are visually attractive as a result of good architecture, layout and appropriate and effective landscaping, and;
are sympathetic to local character and history, including the surrounding built environment and landscape
sefting, while not preventing or discouraging appropriate innovation or change.

5.8 In this regard, 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 distinctiveness, and addressing the urban structure and grain of the locality in
terms of street pattern, layout, mass and form. It should be of a scale, type, density and materials
appropriate to the site and its setting. It further sets out that design should establish a strong sense of place
using streetscapes and buildings to create attractive and comfortable places to live,
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5.9 The playhouse supporting structure is constructed from timber beams with timber weatherboarding and
slate roofing to the playhouse, which resembles an untreated garden shed. Given its elevated position, the
playhouse appears rather prominent and incongruous. The neighbours have raised objections to its
appearance (including in its current siting at the rear of the garden). However, the neighbour's benefits from
a large rear garden and it is not considered that the playhouse would be overbearing. It is also the case that
a larger structure (albeit with lower eaves) could be erected in the rear garden to a height of 4m. Given that
the playhouse is unlikely to be retained in the applicant's garden after it is no longer required for the family’s
children, on balance, the appearance of the playhouse, and its impact on the neighbour is considered
acceptable.

6.0 Conclusion & Recommendation

6.1 It is concluded that on balance, the proposal has an acceptable impact on neighbouring property. Itis
therefore recommended that the application be Permitted.

RECOMMENDATION Permit

Conditions:
1. The development hereby permitted shall be carried out in accordance with the following approved
documents:

- Block plan reference 2023-P-02D, received 7th June 2019.
:except where these may be modified by any other conditions attached to this permission.

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

2. The external materials shall be left to weather naturally unless otherwise staled in writing by the local
planning authoirty.

Reason: To ensure that the proposed development is in keeping with the existing dwelling

3 All windows hereby permitted in the development shall be fitted with obscure glazing (Minimum
Pilkington Level 4 or equivalent) prior to its first. The windows shall thereafter be retained as such
and not altered without the prior consent of the Local Planning Authority.

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

Note:

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

improve the economic, social and environmental conditions of the area by negotiating amendments
to the material and external colour of the proposal.
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19/00281/FUL 7 Kingswood Close, Bishops Cleeve, 13

Valid 19.03.2019 Single storey rear/side extension
Grid Ref 395680 227024

Parish Bishops Cleeve

Ward Cleeve Grange

RECOMMENDATION Permit

Policies and Constraints

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

Tewkesbury Borough Local Plan to 2011{TBLP}) - March 2006 - Policy HOUS8

National Planning Policy Framework 2018

Planning Practice Guidance

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

The First Protocal, Article 1 (Protection of Property)

Consultations and Representations

Parish Council - Objects to the proposal which represents overdevelopment of the site. Should works be
permitted, the shared access for neighbours and pedestrians, alongside the property, should be safely
maintained during construction.

Local residents - No responses received.

Planning Officers Comments: Mrs Sarah Barnes

1.0 Application Site

1.1 This application relates to 7 Kingswood Close, an end of terraced property located in Bishops Cleeve
(site location plan attached).

2.0 Current application

2.1 The current application is for a single storey rear / side extension (plans attached). It would create a
store and a breakfast room at ground floor level.

3.0 Recent History

3.1 In 2018 permission was granted for a single storey rear extension (18/00416/FUL). This has not been
built.

4.0 Policy Context

4.1 The development plan comprises the Joint Core Strategy (JCS) (2018) and saved policies in the
Tewkesbury Borough Local Plan to 2011 (March 2006) (TBLP).

4.2 Other material policy considerations include national planning guidance contained within The National
Planning Policy Framework (NPPF) 2018.

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



5.0 Analysis
Design and Size

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

5.2 In this regard, Paolicy SD4 (Design Requirements) of the JCS and likewise Policy HOUS of the TBLP set
out that new development should respond positively to, and respect the character of, the site and its
surroundings, enhancing local distinctiveness, and addressing the urban structure and grain of the locality in
terms of sireet 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 The proposed single storey side / rear extension would be a relatively modest size and would be
constructed from facing brick to match in with the existing dwelling. It is considered that the proposal would
have an acceptable impact on the character of the surrounding area and would comply with the requirements
of Policy HOUS of the Local Plan and Policy SD4 of the JCS.

5.4 In relation to the Parish Council's concerns regarding ‘overdevelopment' of the site, their concerns have
been noted. However, it is not considered that the proposal would result in ‘overdevelopment’ given that the
dwelling has not been previously extended and there would still be sufficient amount of garden space left
free from additions / extensions.

Residential amenity

5.5 Paragraph 127 of the NPPF specifies that planning decisions should ensure that developments create
places that are safe, inclusive and accessible and which promote health and well-being, with a high standard
of amenity for existing and future users. Likewise, Policies HOUB and SD4 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.

5.6 The impact of the proposal upon neighbouring properties has carefully been assessed and it is
considered that there would not be an undue impact upon their amenity in accordance with Policy HOUS of
the Local Plan and Policy SD14 of the JCS.

6.0 Conclusion

6.1 Overall, whilst the Parish Council's comments are noted, itis considered that the proposal would not be
harmful to the appearance of the existing dwelling nor the street scene and it would not result in an
unacceptable loss of residential amenity to neighbouring dwellings. The proposal would also be of an
acceptable size and design. It would therefore accord with Policy HOUS of the Local Plan, the Joint Core
Strategy and the NPPF 2019. The application is therefore recommended for permission.
RECOMMENDATION Permit

Conditions:

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

2. The external materials of the proposed walls of the extensions shall match as near as possible the
materials of the existing dwelling.



3. The development hereby permitted shall be carried out in accordance with the application form, site
plan, block plan and proposed elevations / proposed floor plans dated 13th March 2019 except
where these may be modified by any other conditions attached to this permission.

Reasons:

1. To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.
2. To ensure that the proposed development is in keeping with the existing dwelling.

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

1. Statement of Positive and Proactive Engagement

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

2, Your attention is drawn to the Parly Wall Act 1996. The Act will apply where work is to be carried out
on the following:
- Work on an existing wall or structure shared with another property.
- Building a free standing wall or a wall of a building up to or astride the boundary with a
neighbouring property.
- Excavating near a neighbouring building.

The legal requirements of this Act lies with the building/ site owner, they must find out whether the
works subject of this planning permission falls within the terms of the Party Wall Act 1996. There are
no requirements or duty on the part of the local authority in such matters, Further information can be
obtained from the DCLG publication Preventing and resolving disputes in relation to party walls -
explanatory booklet.

3. Your attention is drawn to the requirements of the Building Regulations, which must be obtained as a

separate consent to this planning decision. You are advised to contact the Building Control Team on
Buildingcontrol@chelienham.gov.uk.
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18/01094/APP Land At Hayfield Way , Bishops Cleeve, 14

Valid 07.11.2018 Approval of reserved matters further to planning permission reference
17/00955/0UT (erection of up to five dwellings including infrastructure,
ancillary facilities, open space and landscaping).

Grid Ref 394812 228031

Parish Bishops Cleeve

Ward Cleeve West

RECOMMENDATICN Approve

Policies and Constraints

National Planning Policy Framework {2018)

Planning Practice Guidance

Joint Core Strategy (2017) SD6, SD11, SD12, SD14, INF1, INF2

Consultations and Representations

Parish - Bishop's Cleeve Parish Council objects to the application. The proposed development is of poor
design. It does not improve the character and quality of the area and is not complementary with the
neighbourhood.

Urban Design Officer - The revised plans are generally in line with the outline application. The close board
fence has been amended in line with my previous comments. | have no objection to this application.

County Highways - Further to alterations to the layout. No objection.

Severn Trent - No comments received

Land Drainage Officer - No objection subject to conditions

Local Residents - No comments received

Planning Officers Comments: Paul Instone

1.0 Application Site

1.1 The application site comprises a relatively flat rectangular parcel of land which is laid to grass located on
the northern edge of Bishops Cleeve. The application site is currently fenced off preventing public access. A
residential estate lies to the south and east of the site and to the north lies a watercourse and trees. To the

north east the site is adjoined by Hayfield Way which provides vehicular access.

1.2 The site is located within the Residential Development Boundary of Bishops Cleeve as defined in the
Tewkesbury Borough Local Plan - March 2006. The site is not affected by any landscape designations.

2.0 Planning History

2.1 The application site was included in outline application {87/00026/0UT) for approximately 1000
dwellings though was not covered by the subsequent reserved matters approval for Phases 16 and 17
{95/00064/APP), which is now Ashlea Meadows, Acacia Park and Beechurst Way.

2.2 Outiine planning permission (ref: 17/00955/0UT) with all matters reserved was permitied on the site for
up to 5 dwellings including infrastructure, ancillary facilities, opens space, landscaping and construction of
private drives off Hayfield Way in January 2018.

3.0 Current Application

3.1 The current application seeks approval of reserved matters pursuant to the outline planning permission
mentioned above (ref:17/00955/0UT) and seeks approval for access, appearance, landscaping, layout and
scale, The application proposes 5 dwellings (open market) with access onto the Hayfield Way.
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3.2 The proposed dwellings are three bedroom, two storey with a pitched roof and front facing dormer
window arranged in two terraces with an access road to the north.

3.3 The applicant has been amended further to comments from officers to allow maintenance access to the
watercourse which runs to the north of the application site.

3.4 The application also seeks to discharge certain conditions as part of the reserved matters application
which were imposed on the outline planning permission.

3.5 Condition 13 of the outline permission required that the floorspace of the proposed development did not
exceed 1000 square metres, in light of planning policy regarding affordable housing at the time. The current
reserved matters scheme comprises a total floorspace of 640 square metres, thus complying with the outiine
permission.

4.0 Planning Policy

4.1 Section 38(6) of the Planning and Compuisory 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 Care 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 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 considerations indicate otherwise.

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

5.1 The principle of residential development at the site for 5 houses has been established through the grant
of outline planning permission. The key issues in relation to this reserved matters application are considered
to be:

- Layout, scale, character, appearance and landscaping

- Existing and future residential amenity

- Access, turning and parking

Layout, scale, character, appearance and landscaping

5.2 The NPPF states that the creation, of high quality buildings and places is fundamental to what the
planning and development process should achieve. Good design is a key aspect of sustainable
development, creates better places in which to live and work and helps make development acceptable in
communities. Policy SD4 of the JCS advises that new development should respend positively to and respect
the character of the site and its surroundings, enhance local distinctiveness and the grain of the locality.

5.3 The proposed layout of the development is broadly consistent with the indicative layout which was
considered to be acceptable in the determination of the outline application. The layout has been redesigned
further to comments from officers to allow maintenance access to the watercourse which lies to the east of
the site. Each dwelling would sit comfortably within its plot, provide adequate separation and private amenity
space and the positioning and orientation of the dwellings would provide a frontage onto Hayfield Way, and
the density of the built form is considered appropriate for the urban context of the site.

5.4 In respect to scale, the proposed dwellings are two storey pitched roof structures. The applicant has
provided a levels plan and it is considered that the levels, size and massing of the proposed dwellings are
appropriate in relation to existing and neighbouring properties. On this basis the proposal is considered to be
of an acceptable scale.
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5.5 In terms of appearance, the proposed dwellings would have a red buff brick finishing with grey tiled roof,
which take architectural cues from surrounding dwellings. Within the communal areas fencing would
comprise of post and rail and knee rail fencing which would enable integration of the site with the
surrounding built form.

5.6 In regard to landscaping, the application provides tree protection measures showing the retention of the
existing tree and hedge belt to the south of the site and the trees to the north west of the site which lie
outside of application site. It is recommended that a condition is imposed to secure these tree protection
measures. Grassed areas are proposed to the south of the dwellings and at the entrance to the site
adjacent to the bin collection point. In addition a mixture of external surfaces are proposed demarking public
and private areas and providing legibility to the layout. Overall it is considered that the landscaping
approach is acceptable.

Residential Amenity

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

5.8 In respect to existing residents, the dwellings most effected by the proposal would be numbers 11-16
Acacia Park. There would be a separation distance of approximately 15 metres between the front elevation
of numbers 11-15 and the nearest side elevation of the proposed dwellings, which do not have any windows.
There would be some overlooking of the rear gardens of the proposed dwellings from numbers 11-15, but
given the separation distance and the architectural approach it is considered that the propased would not
give any unacceptable overlooking or overdominating impact arising from the proposal.

5.9 Number 11 Acacia Park is located closer to the application site and the separation distance is
approximately 2 metres from the single storey side extension of the number 11 to the nearest proposed
dwelling, However it is the single storey side elevation of the number 11 which faces towards the application
site and it is therefore again considered that there would not be any unacceptable overlooking or
overdominating impact arising from the proposal.

5.10 In respect to the amenity of future residents, the layout demonstrates that there is an adequate 24
metre separation distance between the proposed dwellings which would not give rise to unacceptable
overlooking and it is considered that the outdoor amenity space is acceptable for the size of the dwellings
proposed.

5.11 Overall it is considered that the proposed development would not unacceptably detrimentally impact on
the residential amenity of existing residents. In respect to future residents it is considered that the residential
amenity would be acceptable.

Flood Risk and Drainage

5.12 The NPPF states at paragraph 163 of the NPPF staies that when determining planning applications,
local planning authorities should ensure that flood risk is not increased elsewhere. Policy INF2of the JCS
echoes these requirements.

5.13 The site lies wholly within Flood Zone 1 where there is a low risk of flooding from all sources, however
there is a watercourse to the north of the application site. Further to comments from the Council's Flood Risk
Management Engineer the layout has been redesigned to allow access to the watercourse for maintenance
via communal area.

5.14 Whilst a drainage plan has been submitted with the application this does not meet the requirements of
condition 9 of the outline planning permission which requires a detailed drainage strategy to be submitted
supported by evidence of ground conditions.

5.15 Notwithstanding this matter, it is considered that the proposed layout is capable of accommodating a
drainage scheme which is compliant with the NPPF and Policy INF2 of the JCS.

116



Highway Safety and Access

5.16 Paragraph 109 of the NPPF requires that safe and suitable access be achieved but states that
development should only be refused on transport grounds where the cumulative impact is severe. This
advice is echoed in Policy INF1 of the JCS.

5.17 The layout shows that the proposed dwellings are to be accessed off Hayfield Way and that 11 parking
spaces would be provided in the site. This level of parking is considered acceptable for 5 no. three bedroom
dwellings.

5.18 The County Highway Authority has been consulted on the application and are content with the access,
layout and parking provided at reserved matters stage. The submitted vehicle tracking has demonstrated that
the layout can accommodate the expected vehicles that will be accessing/egressing the development site
enabling vehicles to enter, turn, park and leave in a forward gear without conflict.

5.19 In light of the above, it is considered that the proposal would not have a 'severe’ impact on the safety or
satisfactory operation of the highway network, and would accord with the NPPF and policy INF1 of the JCS.

Other Matters

5.20 This reserved matters application addresses the conditional requirements of condition 1 {reserved
matters), condition 2 (reserved matters), condition 4 {levels), condition 5 (tree retention}, condition 7
{materials) and condition 8 {parking and turning).

5.21 The applicant is advised that the following conditions of planning permission 17/00955/0UT Still need to
be complied with condition 3 {(commencement of development), condition 6 (landscaping implementation},
condition 9 (drainage), conditions 10, 11 and 12 (contamination remediation and investigation), condition 13
{maximum floorspace).

6.0 Conclusion and Recommendation
6.1 Taking the above matters inlo consideration it is recommended that all reserved matters are approved

Summary of Reasons for Decision:

RECOMMENDATION Approve
Conditions:

1. The development shall be carried out in accordance with the following approved plans:
- PLOO5S E Proposed Site Plan
- PLO06B Proposed Plans and Elevations 3,4and 5
- PLOO7 C Proposed Plans and Elevations 1&2
- PLO08 B Proposed Streetscenes
- PLO11 A Tree Protection Plan
- PLO12 B Proposed Landscape Plan
- Proposed Materials 18.20.015 B

2. The levels of the Proposed Development shall be constructed in accordance with approved plan
PLOOSE
3. All planting, seeding or turfing shown on approved plan PL012 B shall be carried out in the first

planting season following the occupation of the buildings, or the completion of the development,
whichever is sooner. Any trees, plants or areas of turfing or seeding, which, within a period of 5
years from the completion of the development, die are removed or become seriously damaged or
diseased, shall be replaced in the next planting season with others of similar size and species,
unless the Local Planning Authority first gives written consent to any variation.
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Protective fencing and/or other protective measures shall be erected around each tree and hedge to
be retained in accordance with approved plan PL11A and British Standard 5837:2012 Trees in
Relation to Design, Demolition and Construction before and site clearance works or development
commence, and before and machinery or equipment has been allowed on site. The area
surrounding each tree/hedge shall remain undisturbed during the course of the works without the
prior written approval of the Local Planning Authority

Reasons:

Notes:

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

To ensure that the proposal is constructed in an acceptable level with regards to the surrounding
area

On the interests of visual amenity

To ensure trees and hedges to be retained are adequately protected from damage during the works
hereby permitted and in the interests of amenity

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 environmenlal conditions of the area by negotiating amendments
to the layout of the proposal

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

The applicant is advised that the following conditions of planning permission 17/00955/0UT still
need to be complied with condition 3 (commencement of development), condition 6 {landscaping
implementation), condition 9 (submission of drainage details), conditions 10, 11 and 12
(contamination remediation and investigation), condition 13 (maximum floorspace)

118



RIRULR QNS | SIGUWOoD

J.rc.cg,. P

IS0 o fuaweg § peioyg

ALOF moT0 st

oo g

HIL) LY
“SARAE) SdORY ,
Erpapainie pa) pog

TR i e
BRI 5 3AN

T 14 B ard (o e oy o L0100 W S
At s Busmyy W P K ES (O8] o 3 e
PR rolE AN I Y v B M

TRopgrty e ) Pk Gy e [eaprine Pl
CUZTITL A YAdS

ey D TP AT e
W00 FERpa A ops &

FOEW UENUFRD ) ERGLSS s TLIOR Ir10Y
o 5 ¥519

wamppfloy G MR
SUTREN,

e W vue) daryy

SMOC
T
|

B e R

T T Ea e

P
B

50|
'anaa)|n sdoystg "Aepm pia




H900%)  -on B ; paioag LIET 4 SR TR
$10L A KT ] Ol peemgd W) Mg
wHos Rt St oo [tn]
e e o ]
sena) ylianeg R
RUTYL TR LY S T PUF S pescdnly B B

RIESOEE N BATH
Py pin
BUL P27 ¥ WATH

et e e 3 P s 0 4 Pt o e 8 b

o frs s e [ impeay

=
st < £t g Fmn

1nq sy R AL ILL T SR
{ i ¥ E SO wriops #
ACSE UNGANTRIND PSSO 1 SIl0R INI0 Y
[ J— e
Vit ooy Baeng R RO
APCLLICIRERS AN
e ey Ny - sy

00| | Uend Joot] sy

SO0 "Wweyuaj)|a
‘"anna)n sdoysig "Aep prai1jiel je pu

uoa
e



1ng e 1 ST LA ) mme
Jcrc.cét.rxh k L =g e ——
o arTw wnonEmny TSLTSSIN I I2LI0R IFFID L

e on Pusitad f ity R oIy o
000 o sy 35 1510
e = s X e e EeAguny o vy S1oHPyiley Ty waL IR
nee x E ] - M
LT 1. i oy e [R S e ! o hs ..53._.3., u..x
LI M SOtE- A GAR e e S Logpresy Aneqy pacy @ut b on g

EJ.;. ugillhu ARE iy i .t ey b el et 5. S S W i S— T
: s e BLCFEN 2" ¥t ¥ AT Ll dra el Amsundy || paywi) SEIBINEUE ISAS | SBOWOO0D

ke gy pymgier 0 o) 0 D BaPi POl 00 Buatig)

SO0|9 ‘'weyuvayrayn
..... 12 sdoysig "Aepm ptajjhey 1e puery



SO DAY ﬂ!m:.g

M MDA
_ ..x&._. ~ =ty W1 0 ETMRD A wvflope 8 —
| 12 &

BT o P [ peiog SLOOZEY DN kg
aL PO g A e

_ R10L X010 awg Vi

wvBoos L L2 i} ol Lagas]

g bt s s

ham

.la.a.!..s
sistiagl o gad
FERuma bige £ B IAINLR W jeeeprin prim
I % YATY

L e T o Ta
e peie e pany Ry

st i Popn . Pt .
— S ———
St g 1 g P =t

BRI RS (BTN S B

= & } ] [l I
- r _....(.E. g {4 ; efPs ath ey
_nm : == Ja, 1 1 A
! | e
e _ L
3 .“ i ._“_. 4 mxlwm
| = ¥ . b : i
. ¥ 5 ¥ 3 B
N mxw &
i
o bunoa a5

i L —
‘ i
/\
153 Bunyooy vomag aig
5019 ‘weyuajraysg
aaaat)y sdoysig ‘Aepm pra31)de ie pueq



19/00345/FUL Parcel 0020 Between Merville And Enderley, Main Road, 15

Valid 02.04.2019 Application to vary condition 2 (approved drawing numbers). The design
includes alteration to the layout at first floor and the addition of two
bedrooms and bathroom in the roof space, with roof lights to front and
rear elevations.

Grid Ref 377997 217211
Parish Minsterworth
Ward Highnam With Haw
Bridge

RECOMMENDATION Approve
Policies and Constraints

National Planning Policy Framework (2018)

Planning Practice Guidance

Joint Core Strategy (2017) - SD4, SD14,

Tewkesbury Borough Local Plan to 2011 (March 2006) - No relevant
Human Rights Act 1998 - Article 8

The First Protocol - Article 1

Consultations and Representations

Minsterworth Parish Council (summarised) - Objection
impact on streetscene,
Revised comments submitted on 20th May 2019,
Objection
o roof lights will be detrimental to the streetscene
+ rooflights will impact neighbours privacy and be overbearing
s additional bedrooms results in additional family size in turn impacting on exit and egress onto the
public highway.
s larger houses for sale produces an imbalance to village, larger houses outnumbering smaller homes.
Gloucestershire County Highway Authority (summarised - No objection to the proposal.
Neighbour comments - Comments with regard to the previous application process.
Objection to the current proposal

¢ The design of the development does not reflect the character of the area.
¢ Detrimental impact on Merville and Enderley due to the height and positioning of the dwellings.

Planning Officers Comments: Dawn Lloyd
1.0 Introduction

1.1 The application site is a broadly rectangular parcel of land, sited to the north of the A48 between the
properties on Enderley and Merville.

1.2 The site is not subject to any landscape designations.

1.3 Minsterworth does not have a housing development boundary. There is a linear form of development to
the south of the A48 and with residential development to the west of the site and some to the east that is
under construction. There is no overriding character of development in this area.

1.4 The sile is to the west and in close proximity to approved residential development for 8 dwellings (Ref
17/00855/FUL) Part of parcel 1228 Main Road Minsterworth.
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1.5 The site lies within the settlement boundary of Minsterworth as proposed in Tewkesbury Borough Local
Plan Preferred Options Consultation October 2018.

2.0 Relevant Planning History

2.1 Application 18/01024/FUL planning permission was granted on 18th December 2018 for two detached
dwellings.

2.2 Outline planning permission was granted in April 2017 for up to 6 dwellings and full approval 8 dwellings
in December 2017 on the parcel of land to the east of the site adjacent to Sunny Croft.

18/00045/MINOR was granted for granted to include roof lights in the roof space for a playroom and store,

2.3 85/00735/FUL A full application for the erection of a detached dwelling, construction of a new vehicular
and pedestrian access was refused on the site 28th June 1985.

3.0 Current application

3.1 The proposal is to vary condition 2 approved drawing numbers of application 18/01024/FUL. The
proposal is to alter the design and internal layout of the two detached dwellings. The plans show the first
floor to have three bedrooms and bathroom, the master bedroom has a dressing room and ensuite. A further
two bedrooms and a bathroom are provided in the roof space. The design includes four roof lights to the front
elevation and three to the rear. The roof lights are 0.5 melres x 0.5metres sited 1.7metres above the eaves,

4.0 Policy Context

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

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

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

4.4 The site is bounded by the A48 to the south and is situated on a field between the bungalow and two
starey dwelling the proposal is therefore considered to constitute infill development in accordance with JCS
Policy SD10. Thus, the principle of the proposed development is considered acceptable subject to
compliance with other material planning considerations. Other material policy considerations include
national planning guidance contained within the National Planning Policy Framework.

5.0 Analysis

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

5.2 The Parish Council and neighbours have raised objections to the proposal on the grounds that the
proposed roof lights would have a detrimental impact on the streetscene and neighbours’ privacy.
Furthermore, that the resultant dwelling would be larger and result in more cars exit and egress onto the
public highway. It is also felt that larger houses produces an imbalance to village, with larger houses
outnumbering smaller homes.

120



Impact on the character and appearance of the area

5.3 The application is for alterations in the internal layout including two bedrooms and a bathroom in the roof
space. Application 18/01024/FUL was for two four bedroomed detached dwellings the current application is
for two five bedroomed properties.

5.4 The design remains similar to the original scheme and the ridge and eave height of the roof remains
unaltered from permission 18/01024/FUL. The proposal includes roof lights to the front and rear elevalions.

5.5 There is a mix of property types and designs within the Minsterworth. The dwellings would not appear
dissimilar to the form, character and plot size of neighbouring residential development under construction in
the vicinity of the site some of which have roof lights to the front and rear elevations.

5.6 JCS Policy SD4 of the Joint Core Strategy sets out requirements for high quality design with particular
attention should be paid to the character of the area, the layout and efficient use of land, scale proportions
and appearance.

5.7 The roof lights are small in scale and do not dominate roof. The design is in keeping with similar
developments within the vicinity of the site and therefore complies with policy JCS SD4.

5.8 Following the implementation and occupation of the dwellings under approval 18/01024/FUL the
properties would benefit from permitted development rights. Roof lights could be installed to the two
dwellings under Part 1 Class C The Town and Country Planning (General Permitted Development)
{England) Order 2015 (amended 2018) which would not require planning permission.

Residential Amenity

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

5.10 The proposed rooflights are to the front and rear elevations. The four roof lights to the front overlook the
access drive and parking area of the proposed dwellings. Objection has been raised by the Parish Council
and the occupier of Enderley to impact on privacy.

5.11 The dwelling to the west of Enderley has two roof lights to a bedroom on the front elevation. There is a
3.5 metre access between the boundary of Enderley and the side elevation of the adjacent proposed
dwelling. The front amenity area of Endersly provides parking and is partially visible from the streetscene.
This area is not the main private amenity space of Enderley, which is located to the rear. The roof lights to
the rear are sited towards the west and are significantiy set back from the side boundary with Enderley. Due
to the location, size and orientation of the rooflights it is considered that the impact from overlooking and
privacy from the rooflights is not of significant detriment. The development is considered not to have a
significant impact on neighbour amenity in accordance with policies SD4 and SD14.

Highway safety

5.12 The site access on to the A48 is as the existing access with a private drive to front the dwellings. The
Parish have objected to the proposal in terms of the additional bedrooms will lead to larger families in the
properties that in turn will impacting on exit and egress onto the public highway.

5.13 The Highway Authority have no objection to the proposal in terms of highway safety. The previous
vehicle tracking swept path analysis demonstrates that the access arrangement can support two way
passing for two cars to enter/turn/park/leave in a forward gear without conflict and also demonstrates that the
access arrangement can also accommodate a fire tender vehicle to enter, turn and leave in a forward gear,
and therefore not have any significant highway safety issues in regards the service vehicle not entering the
site. The proposal is not considered detrimental in terms of highway safety and the previous conditions of
access and parking are to be applied.



6.0 Conclusion

6.1 The proposed rooflights and amendments to the internal layout of the dwellings approved under
application 18/01024/FUL are considered acceptable and no other harm, in respect to amenity and highway
safety had been identified. In view of this, it is therefore recommended that Permission is Permitted.

RECOMMENDATION Approve
Conditions:

1. The development hereby permitted shall be begun before the expiration of five years from 18th
December 2018, the date of permission 18/01024/FUL.

2. The development hereby permitted shall be carried out in accordance with the following approved
plans:
- Proposed Floor Plans and Elevations Drawing Number 03 Rev PL4 received on 1st April 2019,
- The following plans of application 18/01024/FUL submitted 21 November 2019
- Proposed Streetscene and Sectional Elevations drawing Number 05 Rev PL4 Scale 1:200 @ A1
- Site Location Plan Drawing Number 06 Rev PL2 Scale 1:1250, 1:500 @ A1
- Proposed Site Plan Drawing Number 04 Rev PL5 Scale 1:200 @ A1

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

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

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

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

6. The first floor bathroom window in the east side elevation of the dwelling adjacent to the property
known as Merville; shall be glazed in obscure glass (at a minimum of Pilkington level 4 or equivalent)
and fitted with 'DGS Egress Friction Stays with inbuilt child restrictors' to restrict the apening of the
windows to a maximum of 150mm. The window shall thereafter be retained as such and not aitered
without the prior consent of the Local Planning Authority.

7. 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: 04 Rev PL5 , and
those facilities shall be maintained available for those purposes thereafter. Any gates shall be
sitluated 5.0m back from the carriageway edge of the public road and not open outwards. The area of
access road within 5 m of the carriageway edge of the public road shall be surfaced in bound
material and maintained thereafter.

8. 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) shall be maintained for the duration of the use.
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.
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The development hereby permitied shall not be occupied until full details of all foul and surface water
drainage systems to serve the development have been submitted to and approved in writing by the
Local Planning Authority. The approved drainage works shall be implemented in accordance with
the approved details before the first occupation/use of the development hereby permitted and shall
be retained thereafter

Reasons:

1.

Note:

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

Reason To define the permission.

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

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

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

To protect the amenity of neighbouring residents.

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

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

To ensure development would not result in unaccepiable risk of pollution or harm to the environment
and to ensure the proposed development does not exacerbate flood risk and deals with surface
water run-off from the site in a sustainable manner, in accordance with JCS policy INF 2 and the
NPPF.

Statement of Positive and Proactive Engagement

In accordance with the requirements of the NPPF the Local Planning Authority has sought to
determine the application in a positive and proactive manner offering pre-application advice, detailed
published guidance to assist the applicant and published to the council's website relevant
information received during the consideration of the application thus enabling the applicant to be
kept informed as to how the case was proceeding.
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18/01284/APP Land North Of Innsworth Lane, Innsworth, 16

Valid 31.01.2019 Approval of Reserved Matters pursuant to Outline planning permission
ref: 15/00749/0UT, for the provision of site infrastructure including
primary road carriageway and attenuation ponds along with associated
engineering works.

The outline planning application was the subject of environmental
impact assessment and an Environmental Statement was submitted
in support of the application.

Grid Ref 385508 221165

Parish Innsworth

Ward Innsworth With Down

Hatherley

RECOMMENDATION Delegated Approve
Policies and Constraints

Nationat Planning Policy Framework (2019)

Planning Practice Guidance

Joint Core Strategy (2017) - SD3, SD4, SD6, SD9, SD10, SD14, INF1, INF2, INF3, INF6, A1
Tewkesbury Borough Local Plan to 2011 (March 2006) - TPT3, TPT6

Flood and Water Management SPD

Manual for Gloucestershire Streets

Human Rights Act 1998 - Article 8§

The First Protocol - Article 1

Flood Zone 1

Public Rights of Way

Consultations and Representations
Churchdown Parish Council - Strong Objection - The Parish concerns are summarised as follows:-

» The proposed road network, encompassing a junction onto Frogfurlong Lane, would not facilitate
traffic flow and will exacerbate congestion and compromise highway safety;

s The flood maps used to delineate the proposed attenuation ponds are out of date and most of the
proposed ponds are in Flood Zones 2 & 3;

o The application is ambiguous in relation to Green Infrastructure

Down Hatherley & Twigworth Parish Councils - Opposition to the application - Concerns raised,
summarised as follows;

»  Wish to re-iterate their deep-felt concerns regarding flood risk associated with developing the
Innsworth and Twigworth sites;

s Traffic management concerns due to the huge increase in traffic that will flow across the parishes
from these areas;

» Significantly increased traffic flows via the narrow rural roads of Frog Furlong Lane and Down
Hatherley Lane will be unmanageable, with wider, more complex highways issues along the A38,
Longford Roundabout and the Hare & Hounds junction;

The Parish Council's must have absolute confidence that the flood mitigation proposals will work;
Half of the SuDS/altenuation ponds are in Flood Zone 2 or 3. Most flood-waler storage areas
proposed in these plans are actually in the maost vulnerable sites, as they are effectively in flood zone
3;
e The application need to be radically revised to correct the flood management preposals and
« minimise the predicted flood risk;
e Concerns regarding the use of SuDS within the particular environment (soil type, gradient etc)
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Innsworth Parish Council - Comments and concerns which are summarised as follows;

s The Parish supports the comments of the UDO with regard to the position of 'Ditch 1' along the
Spine Road;

» Lack of detail regarding the proposed attenuation ponds - will they have standing water all year
round or be dry craters?;

+ The wishes of the community, as expressed within the Neighbourhood Plan, should be respected
with imaginatively designed multi-benefit water features. A pond/lake should be provided, for the
benefit of wildlife and residents to enjoy;

« Concern regarding the proposed use of a Management Company in respect of certain infrastructure
and the associated costs for residents;

¢ Caoncern expressed regarding the current physical condition of Innswarth Lane;

e Concern regarding the highway safety in relation to construction traffic in view of the existing bus
stops along Innsworth Lane;

s Query regarding the arrangements for the existing PRoW which is proposed to be routed partly
along the new road;

s Crossing points will be required and existing bus stops may need to be re-located in connection with
the development;

e The police should provide input in respect of this application and future applications on the site.

Sandhurst Parish Council - Objects to the application on the following grounds;
» Traffic - the roads would be overloaded;
» Flooding - the main drainage site to Hatherley Brook would impact on Sandhurst Lane and impact on
flooding to the village

Urban Design Officer (UDO) - The drainage layout and infrastructure should pay regard to the details of the
approved Site Wide Masterplan Document (SWMD). Clarification sought in respect of one of the ditches
indicated along the proposed Spine Road - this has been confirmed by the applicant as existing rather than
proposed - The UDQ therefore, raised no objection.

Severn Trent - Surface water is not proposed to discharge inte the public sewerage system - therefore, ST
has no comment to make.

Public Rights of Way Officer - The existing PRoW across the site must not be built over or obstructed in
any way. If the paths are likely to be directly affected by building work then the developer should seek a
diversion under the planning process, which would be dealt with by Tewkesbury Borough Council. The new
path must be in place before the old path is stopped up.

Lead Local Flood Authority - No objection - The information provided shows the location of attenuation
basins and connecting conveyance channels that correspond with locations agreed with the consent for this
site. The positions are as shown in the FRA which included flood extents agreed with the Environment
Agency.

Land Drainage Engineer - No objections

Environment Agency - No objection following the submission of additional information to clearly indicate
existing and proposed contour levels. The EA concurs with the proposed compensation
proposals/calculations and figures set out in Tables 1 and 2 of the above report that the loss of storage will
be negated by the scheme. The EA checks highlight a slight loss still occurring but the methodology used is
coarser than that undertaken, and all figures compare proportionately.

The EA have recommended that additional wildlife/ecological benefits be incorporated within the proposed
SuDS scheme, in discussion with Natural England.

County Highways Officer - General observations and request for additional information in respect of Road
Safety Audit, planning layout and vehicle tracking. Updated comments from the CHO are awaited, following
the submission of additional information by the applicant.

Local Residents - No local representations have been received.,



Planning Officers Comments: Miss Lisa Dixon
1.0 Introduction

1.1 Oulline planning permission (reference: 15/00749/0UT) was granted by the Secretary of State for
Communities and Local Government (as was) in December 2017 following a non-determination appeal. The
description of development was as follows:

A mixed use development comprising demolition of existing buildings; up to 1,300 dwellings and 8.31
hectares of land for employment generating uses comprising a neighbourhood centre of 4.23 ha (A1, A2, A3,
Ad, A5, D1, D2, B1), office park of 1.31 ha (B1) and business park of 2.77 ha (B1 and B8 uses); primary
school, open space, landscaping, parking and supporting infrastructure and utilities; and the creation of new
vehicular accesses from the A40 Gloucester Northern Bypass, Innsworth Lane and Frogfuriong Lane.

1.2 The permission relates to the land located immediately to the north and west of Innsworth, and, for the
purposes of the outline planning application, was referred o as ‘Land at Innsworth' (see location plan
attached). To the west, the wider sile adjoins open countryside, including Horsbere Brook, which separates
it from the settlement of Longford. Hatherley Brook defines the majority of the northern boundary, beyond
which lies the adjoining 32 hectare site which is subject to outline planning permission for mixed use
development comprising up to 725 dwellings, local centre, primary school, open space, supporting
infrastructure and the creation of a new vehicular access off the A38 (Application ref: 15/01149/0UT). The
outline planning application was the subject of environmental impact assessment and an Environmental
Statement was submitted in support of the application.

1.3 A network of public rights of way (FRoW's} cross the outline site, including the Gloucestershire Way,
which is a long distance footpath along its northern boundary.

1.4 The current Reserved Matters application relates to the provision of site-wide infrastruclure to serve the
Innsworth development. The application includes the provision of the primary/spine road carriageway which
would run roughly east to west through the development, from Innsworth Lane. The proposal also includes
the provision/construction of 3nos. secondary roads which would link in with the eastern extent of the primary
highway. One of the secondary roads would link with the primary highway and provide access directly
to/from Innsworth Lane. A second route would provide connection onto Frogfurlong Lane, with the third
highway providing vehicular connection through the centre of the site, running south to north from the spine
road. The submitted plans and technical details show the primary road and adjoining footway to be surfaced
in asphalt concrete, to County Highways specifications See displayed plans.

1.5 A separate application for the first phase of residential development on the Innsworth site has also been
submitied alongside the infrastructure scheme (Ref: 18/01284/APP - 253 Nos. dwellings) and this also
appears on the current planning schedule. Phase 1 comprises a 5.77 hectare porlion of the Qutline site and
includes a section of the proposed primary street, together with the entirety of the secondary sireet off
Innsworth Lane and substantial sections of the other two secondary streets for which approval is sought
within the current infrastruclure RM.

1.6 The current RM application also includes details for the proposed construction of the surface water
attenuation ponds (SUDs) which would serve the overall development, together with the associated
engineering works, including proposed outfall channels, ditches and culverts. Associated landscaping works
in respect of both the attenuation ponds and primary and secondary highways, is also included for
consideration within the current infrastructure proposal.

1.7 The majority of the current infrastructure RM application, together with the entirety of the residential
Phase 1 RM housing scheme (18/01285/APP) is proposed for delivery within Phase 1 of the overall delivery
of the Innsworth outline site, as defined in the approved phasing plan required by condition 7 of the outline
permission. However, the south-western section of spine road, which would link in with the A40 and its
associated new roundabout/highways infrastructure, is proposed for delivery as part of Phase 3 of the overali
site, as indicated within the site-wide phasing plan.

1.8 A number of applications for approval of details required by conditions atlached to the outline permission
have also been submitted, most of which have now been approved.



Conditional Requiremenis

1.9 The outline permission includes conditions which required submission of information relating to the whole
development with the first RMA. Other conditions required further information to be submitted with each
phase of reserved matters. These conditions are summarised below:

» Condition 7 - Prior to or as part of the first reserved matters application, a Phasing Plan for the whole
site which should include details of the approximate numbers of market and affordable dwellings for
each phase, together with general locations and phasing of key infrastructure, including surface
waler drainage, green infrastructure and informal and formal public open space. This has been
approved.

o Condition 8 - A Site Wide Masterplan Document (SWMD) either prior to or as part of the first
reserved matters application. This has been approved,

s Condition 9 - A Recycling Strategy for the whole site - this has been approved and the RMA for each
phase shall include details of waste storage provision for that phase which shall be in general
accordance with the approved Recycling Strategy.

s Condition 10 - The first RMA submitted shall include details of all existing trees within the site, which
have a stem diameter exceeding 75mm, details of each retained tree including species and general
health and stability.

s Condition 11 - Submission of a tree and landscaping scheme for each phase.

s Condition 12 - No development to take place until a Written Scheme of Archaeological Investigation
{(WSI) has been submitted and approved in writing by the LPA. All development shall be in
accordance with the approved Witten Scheme of Investigation. The WSI has been approved.

s Condition 21 - Details of proposed arrangements for future management and maintenance of the
proposed streels for each RM phase.

Condition 25 - Details of existing and proposed ground levels included with RMA for each phase.
Condition 26 - Submission of a detailed Surface Water Drainage Strategy for the entire site - The
site-wide surface water drainage strategy has been approved under Condition 26 (Application
reference: 18/00123/CONDIS). Condition 26 also requires surface water drainage details to be
submitted as part of each RM application for each phase or part phase.

1.10 The outline permission was also subject to Section 106 agreements with the Borough Council and
Gloucestershire County Council. These matters also need to be taken into account when considering this
reserved matters application and are also discussed where relevant in the following sections of this report.

1.11 The following documents have been submitied in support of the application:
- Design & Access/Compliance Statement
- Detailed Planning Layout
- Tree Survey, Tree Work Schedule and Tree Protection Plans
- Proposed Landscape Management and Maintenance Plan
- Soft Landscaping/Planting and hard landscaping Proposals
- Kerbing, surfacing and signage plans, road sections and vehicle tracking plans
- Phasing Plan
- Flood Exceedance Routing & Flood Compensation Plans

2.0 Policy Context

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

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

2.3 The application site is subject to Policy A1 of the JCS which is the site specific policy for the Innsworth
and Twigworth Strategic Allocation. Whilst much of the policy relates to the principle of development, of
particular note to this reserved matters application are the following requirements:



ix. A layout and form of development that respects the landscape character as well as the character,
significance and setting of heritage assets and the historic landscape.

X. A layout and form that integrates, where appropriate, important hedgerows within the development.
xv. High quality public transport facilities and connections within and adjacent to the site.

xvi. Safe, easy and convenient pedestrian and cycle links within the site and to key centres, providing
segregated links where practical.

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

2.5 Other relevant polices are set out within this report.
3.0 Analysis

3.1 The principle of residential development at the sile has been established through the grant of outline
planning permission and its subsequent allocation for housing in the JCS as part of the wider Innsworth and
Twigworth allocation (Policy A1). This application relates to the approval of a substantial element of the
highways infrastructure, together with the site-wide drainage infrastructure (including SUDs) and the
discharge of a number of conditions as detailed in section 3 of this report.

3.2 The key issues in relation to this reserved matters application are considered to be:
o Access, turning, highway safety implications including satisfactory integration with the existing
highway network;
Surface water drainagefflood risk;
* Trees and landscaping associated with the proposed new infrastructure;
* Ecology and Wildlife

3.3 In assessing these matters it is also impaortant to consider whether they accord with the Outline Consent
and its supporting documents which set out the key principles governing the development of the site, namely:
the approved Parameter Plans and the approved Site Wide Masterplan Document (SWMD).

Access, turning, parking and highway safety

3.4 Policy INF1of the JCS advises that proposals should ensure safe and efficient access to the highway
network is provided for all ransport modes and that the impact of development does not have a severe
impact upon the highway network. Policy SD4 (vii) also requires development to be well integrated with the
movement network within and beyond the development itself, ensuring links by other modes and to green
infrastructure.

3.5 In support of the application a suite of technical plans and documents has been submitted, including:
Combined Stage 1 & 2 Road Safety Audit; Detailed Planning Layout; Road section drawings; Vehicle
tracking plans; Detailed kerbing, surfacing and signage plans, including positioning details for the proposed
bus shelters which would serve the primary street and Detailed tree retention, tree planting/landscaping
proposals for the new streets

3.6 The County Highway Authority (CHA) has appraised the application from a highways perspective and a
technical review has been completed of all the relevant submitted documents to demonstrate compliance
with local and national guidance including Manual for Gloucestershire Streets (MfGS). The review is based
only on the internal site layout. Access junctions with the public highway are not included as these were
agreed through conditions on the outline permission which have been subsequently discharged. Concerns
have been raised by neighbouring Parish Councils regarding the proposed access points into the site and
the impact of the development on the wider road network. In particular, the proposed vehicular access
directly toffrom Frogfurlong Lane, which is proposed for delivery as part of Phase 1, has caused particular
concern with regard to traffic flow and congestion. It should be noted that these matters have been
previously considered in detail and subsequently approved as part of the Outline permission, whereby such
matters as 'Access and Movement’ were secured via the various agreed Parameter Plans (Plan Reference:
H.0355_29A-3). In light of this, vehicular means of access to the site cannot be reconsidered through the
current application or accompanying, Phase 1 residential RM proposal.
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3.7 The submitted Compliance Statement sets out how the detailed reserved matters submission complies
with the relevant conditions associated with the Outline Planning Permission. The CHO commented that the
originally submitted drawings did not make reference to the Construction and Design Management (CDM)
Regulations 2015. As the proposed works will be submitted to the Highway Authaority for adoption the
adherence to CDM 2015 would be expected. Furthermore, the original submission did not include a Stage 1
Road Safety Audit and as such, the CHO notes that a number of comments are made that would likely have
been addressed had this been undertaken. A combined Stage 1 & 2 Road Safety Audit was duly submitted
to the LPA for review and revised comments are awaited in respect of this An update will be provided at
Committee.

3.8 The CHO noted that the proposed bus turning area adjacent to the community centre would
accommodate movement from both directions yet insufficient evidence had been provided to demonstrate
that multiple vehicles would not arrive at the same time for passenger trips. Further, the CHO requested
clarity on whether this area would be for buses only and would be subject to any restrictions for other
vehicles.

3.9 The proximity of parking bays on side roads in relation to the primary road has also been questioned by
the CHO As to whether this would result in vehicles attempting to enter side roads and being unable to do so
due to cars undertaking parking movements. In addition, the CHO notes that the submitted 'General
Planning Layout Plan’ indicates works required outside of the red line boundary and advises that any works
on existing highway would require the applicant to enter into a S278 agreement with GCC to undertake these
works and this also applies to areas of existing highway within the red line planning boundary.

3.10 Further information was also required by the CHO in respect of the indicated route for the shared cycle
facility is questioned. In particular the intention for cyclists to cross belween a bus stop/shelter and
pedestrian refuge island and also concern in lieu of a Road Safety Audit {subsequently submitted), if
motorists can reasonably anticipate the likelihood of a cyclist crossing the carriageway in this location.
Further justification was also required by the CHO regarding the intention to disrupt the continuous cycle
facility by crossing cyclists to different sides of the Primary Road, as indicated by the proposed route of the
cycle path.

3.11 A number of further comments were raised by the CHO, which should be addressed prior to submission
for technical highways approval. These comments related to the proposed positioning of speed limit signs in
order to enable drivers to have a direct line of sight to signage, road markings.

3.12 With regard to the submitted Vehicle Tracking information, the CHO raised areas to be addressed,
including a review of the junction geometry of the Primary Street junction with Innsworth Lane to address
vehicle movements crossing centre line and a review of left turn movement from ‘Road 1' to Primary Road
and placement of pedestrian refuge to be undertaken.

3.13 In summary, in respect of the originally submitted plans and technical information, the CHO required
further Information in order to address the above referenced highways concerns. If the issues, as oullined,
have been satisfactorily addressed, the CHO advised that they would be minded to accept the reserved
matters submission.

3.14 The requested additional information has duly been submitted by the applicant and is currently under
review by the CHO. An update on this issue will be provided at Committee.

3.15 The approved Site Wide Masterplan Document {SWMD) outlines that the design of the development
aims to create a clear Spine Route which would carry traffic, not only to the proposed development but also
from the A40 through to the surrounding existing areas of Innsworth and Churchdown. Furthermore,
development should be arranged around a permeable grid, in order to encourage ease of use by pedestrians
and cyclists. The grid would be based on a permeable network of primary, secondary and tertiary streets,
which would form a clear, legible hierarchy, defined by appropriate use of formal and informal character with
planting and hard materials. In order to facilitate this, the SWMD includes a 'Street Hierarchy Plan', which
identifies the route of the Primary/Spine Road, linked Secondary Streets, Community Streets and Green
Lanes, together with proposed pedestrian and cycle routes and existing Public Rights of Way.



3.16 In addition, the SWMD incorporates a set of 'Street Design Principles’ which requires that the Spine
Road be an adopted highway corridor with public transport provision in accordance with the requirements of
the CHO and bus operator, 30mph design speed with applied traffic calming measures and shared
cycleway/footway provided on one side of the street.

3.17 As explained, the approved SWMD is based around defined character areas and road types. As shown
on the plan, a 'primary street’ (Spine Road) runs through the heart of the site and would act as a main bus /
transport corridor linking each phase of the wider masterplan. The carriageway would accommaodate both
buses and cars. A series of nodes are proposed along the primary street where landmark features, including
bus stops, feature trees or feature buildings, are incorporated to increase the legibility of the development.
'‘Secondary’ streets ("Core Neighbourhoods') would accommodate car movements, with footways of varying
width. ‘Community Streets& Green Lanes' ('Rural Edge’} incorporate shared surface, narrower carriageways
and priority given to pedestrian movement.

3.18 The proposed site layout for the infrastructure reserved matters application has been reviewed to check
the level of compliance with the approved SWMD, as well as the extent to which the proposals align with
local and national guidance regarding the design of new residential development. Following the CHA
requirements for additional information, the applicant has sought to address their concerns which has
resulted in the provision of additional/updated information covering the following matters: Combined Stage 1
& 2 Road Safety Audit; Revised general layout and revised kerbing, surfacing and signage details.

Detailed Surface Water Drainage/Attenuation Ponds

3.19 JCS Policy INF2 (2) (iv) requires new development to incorporate Sustainable Urban Drainage Systems
(SUDS) where appropriate to manage surface water drainage. Policy INF8 also requires that the
infrastructure requirements generated by a proposal are met, including by adequate on and off site
infrastructure,

3.20 The main objectives of SuDS are to minimise the impacts from development on the quantity and quality
of runoff and to maximise amenity and biodiversity opportunities. Furthermore, SuDS should aim to replicate
as close as possible the natural drainage from the site, reduce runoff rates and volumes to reduce the risk of
flooding downstream; reduce pollution concentrates to protect the quality of the receiving waters, contribute
to the enhanced amenity and aesthetic value of the development and provide habitats for wildlife and
biodiversity opportunities.

3.21 Condition 26 of the outline permission required the submission of a detailed surface water drainage
strategy for the entire site to be submitted to and approved in writing by the LPA. The details are required to
be based upon the submitted Flood Risk Assessment, dated 29 June 2015, included within the
Environmental Statement and the Addendum dated April 2017 (submitted in respect of the permitted Outline
application ref. 15/00749/0UT). A Detailed Surface Water Drainage & SuDS Strategy, prepared by Phoenix
Design Parinership, was submitted in August 20118 under planning reference; 18/00123/CONDIS and
following a request from the LLFA for the submission of Overland Flows and Exceedance Flow information,
this was duly submitted by the applicant.

3.22 Condition 28 also required floor levels for all properties to be set a minimum of 750mm above the
modelled 1 in 1000 year flood level, (as a proxy to the 1:100 plus 70% climate change event). Levels plans
have also been submitted which confirm that Condition 28 has been complied with.

3.23 The Council's Flood Risk Drainage Engineer (FRDE) considered the submitted surface water drainage
strategy and raised no objection in principle to the proposed 'Whole Site' drainage scheme, submitted in
respect of Condition 26. The FRDE advised that the drainage strategy is in accordance with the approved
flood risk assessment in application 15/00749/0UT and that the runcff rates for the higher return events
shows significant betterment. It is also noted that the built development, including the balancing ponds, are
outside the modelled 1:1000 flood outline {as a proxy for a 70% flow increase allowance for climate change).

3.24 Furthermore, the County Lead Local Flood Authority (LLFA) assessed the submitted information and

raised no objection, confirming that the scheme met the requirements of a major application for which the
LLFA is a statutory consuitee.
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3.25 A suite of information has been submitted in respect of the proposed surface water drainage
strategy/attenuation ponds and associated drainage infrastructure. The information includes Detailed
Planning Layout; Flood Exceedance Routing Plan; Flood Compensation Plans and detailed landscaping
plans. The current RM proposal essentially sets out the physical engineering works required in order to
deliver part of the SuDS strategy secured by Conditions approval ref: 18/00123/CONDIS (Condition 26). The
plansf/engineeringftechnical details have again been prepared by Phoenix Design Partnership, who prepared
the detailed site-wide Surface Water Drainage Strategy, submitted in respect of Condition 26. The detailed
site layout plan indicates the provision of 3nos. attenuation ponds, located within the north/north-western
extent of the site. The pond velume of each is indicated, together with outfall ditches, overflow pipe
positioning and associated connecting/supporting infrastructure. The accompanying Flood Route
Exceedance Plan indicates the proposed flood routes to both, existing watercourses and new ditch systems.
The attenuation ponds have been designed to provide storage and treatment to the surface water run-off
from the proposed development prior to final outfall to Hatherley Brook via existing and new drainage
ditches.

3.26 The Detailed Surface Water Drainage Strategy (DSWDS) notes that the natural drainage regime
(surface water run-off) from the site drains to the existing ditches (ordinary watercourses) running through
the site which outfall into the Hatherley Brook. The site is located between the Hatherley Brook which runs
along the northern boundary of the site and the Horsbere Brook which is located to the southwest of the site.
Both are classified as Main Rivers by the Environment Agency and flow in an east to west direction and
outfall to the River Severn located approximately 2km 1o the west of the site. The Drainage Strategy advises
that the onsite flow routes would follow the contours of the site and fall towards the existing drainage ditched
within the site, where run-off will be collected and conveyed to Hatherley Brook. Existing ditches would be
retained as part of the proposed development and improved where necessary by cleaning out and regrading
as well as new ditches provided to ensure that the on and offsite flow routes are maintained.

3.27 Flow routes have been provided for exceedance events or for local failure of the drainage system which
would ensure that flood flows are directed safely through the development to the downstream attenuation
features or into existing watercourses. The submitted Flood Exceedance Route Plan indicates how off site
areas currently flowing towards the site would continue to be collected and conveyed by the existing and
proposed new ditches.

3.28 The site wide development would be constructed on phased basis, in accordance with the details
submitted to discharge Condition 7 of the Qutline consent. The approved site-wide drainage strategy takes
into consideration the anticipated phasing of the development in order to ensure that, through the use of
sustainable drainage techniques, the surface water run-off would be reduced from pre-development green
field rate, for all stages of construction. The site-wide drainage strategy included an indicative site SuDS
Phasing Plan that indicates the required attenuation ponds and associated drainage infrastructure for each
phase. The attenuation ponds indicated within the current RM application are proposed for delivery within
Phase 1 (in conjunction with the Phase 1 residential development for 253nos. dwellings).

Attenuation Pond Design

3.29 The ponds have been designed to provide storage and treatment to the surface water run-off from the
proposed development. To provide treatment to the surface water run-off and remove pollutants prior to
discharge to the downstream receiving walers, all ponds would have a permanent pool. Attenuation ponds
have been designed with slopes of 1 in 5, below permanent water level for safety purposes, with a shallow
Zone (aquatic bench) along the edge of the permanent pool to support wetland planting which would act as a
biclegical filter and safety margin. The pond embankments above the permanent water level have been
designed with 1 in 5 slopes for safety and maintenance purposes. The exception to this is pond 3, which,
due to its shallow depth, has been designed with 1 in 4 slopes. Relevant guidance recommends a maximum
of 1 in 3 bank slopes and therefore, the proposed ponds meet current guidance in this respect.

Landscaping
3.30 The landscaping and aquatic planting for the proposed attenuation ponds would be designed to provide
a diversity of plant species to enhance visual interest and provide a variety of wildlife habitats. Officers

consider that the imposing of a landscaping condition would ensure that appropriate planting within and
around the attenuation ponds is carried out and maintained thereafter.
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Adoption, Management & Maintenance of Attenuation Ponds

3.31 The attenuation ponds and entire SuDS would require appropriate management and maintenance over
the life time of the development, in order to ensure efficient operation. Vehicle access lo the ponds for
maintenance and routine inspection purposes would be via the new development roads or from a 2m wide,
grassed maintenance strip provided around the pond perimeter.

3.32 A dedicated SuDS Management & Maintenance Document has been produced for the development
and included within the approved Site Wide Surface Water Drainage Strategy. It is intended that the SuDS
Management & Maintenance Document is provided by the developer to those responsible for SuDS within
Innsworth, that being property owner, tenant or management company. The maintenance document is
intended to be an active document, based upon guidance document, ‘'The SuDS Manual', published in 2015.
As such, the appointed Management & Maintenance Company would be responsible for reviewing it yearly
and updating the document accordingly.

Health and Safety Aspects arising from Attenuation Ponds

3.33 The attenuation ponds are designed as an online hydraulic feature for water quality purposes and are
not intended for recreational use. However, the ponds would be located within areas of public open space
within the overall development and as such, the health and safety implications must be given careful
consideration.

3.34 The UK Flood Hazard for attenuation ponds is based upon 'Defra's Flood Risk to People - Phase 2
Document'. Based upon the Flood Hazard Classification, the attenuation ponds have been specifically
designed with slopes of 1 in 5 for safety purposes, with a shallow zone along the edge to support wetland
planting, whilst also acling as a barrier and discourage access to the open areas of water. As mentioned
above, the proposed ponds meet with the requirements of current guidance in respect of bank slopes and
safety of members of the public.

3.35 In addition, the approved surface water drainage strategy notes that safety signage and information
boards would be provided around the perimeter of the ponds in order to improve awareness, discourage
unauthorised access and inform the public of the potential danger. Furthermore, fencing or guarding would
be provided around any structures such as headwalls where there is a vertical drop of 600mm or more.
Officers consider that it would be appropriate to secure the submission of a detailed risk assessment,
together with details for the proposed location and design of signage and information boards, via the
imposing of a planning condition, should Members be minded to approve the current application.

3.36 The Flood Risk Drainage Engineer has subsequently confirmed that the Whole Site surface water
drainage strategy is acceptable, in compliance with Condition 26 of the outline permission, and that the
current RM scheme is acceptable also, in respect of surface water drainage arrangements.

3.37 The LLFA has also reviewed the current RM scheme and has advised that the information provided
shows the [ocation of attenuation basins and connecting conveyance channels that correspond with
locations agreed with the consent for this site The positions are as shown in the FRA which included flood
extents agreed with the Environment Agency. As such, the LLFA have no objection to this application.

3.38 The EA has also been consulted in respect of the application and requested additional information
relating to flood storage compensation details for the access road. This information was duly provided by the
applicant (drawing 272-117 Rev A) to support the Compensatory Flood Storage Report dated November
2018 undertaken by Phoenix Design Partnership Limited

3.39 The EA advised that they have checked the proposed compensation proposals/calculations and concur
with the figures set out in within the above referenced report that the loss of storage will be negated by the
scheme. Whilst these checks highlight a slight loss still occurring, the EA note that the methodology used is
coarser than that undertaken, and all figures compare proportionately.

3.40 The EA have also confirmed that as the new road embankment is the subject of a planning permission

that no further permissions in the form of a permit for flood risk activities under the Environmental Permitting
Regulations will be required from us in this instance.
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3.41 On the basis of the information submitted within the current infrastructure RM application, it can be
confirmed that this accords with the approved surface water drainage strategy (Whole Site All future phases
of development must comply with this approved strategy.

Trees and Landscaping

3.42 JCS Policy SD6 seeks to protect landscape character for its own intrinsic beauty and for its benefit to
economic, environmental and social well-being. All applications will consider the landscape and visual
sensitivity of the area in which they are to be located and which they may affect. Furthermore, JCS Policy
8D4 (iv) requires the design of open space and landscaped areas to be of a high quality design, proving a
clear structure and constitute an integral and cohesive element of the design.

3.43 The principle of the development has been established by the outline permission and the allocation of
the site for housing in the JCS. Nevertheless, the site must be carefully designed to ensure its successful
integration with Innsworth, the surrounding landscape and landscape features.

3.44 The approved Site Wide Masterplan approved through Condition 8 of the Oulline permission details a
strong network of existing and proposed green infrastruciure across the wider site, with the creation of green
north south routes which retain existing hedgerows to form corridors connecting the developed areas of the
site with the natural landscape to the north and east. The design and route of the primary/spine road has
been proposed in order to reflect the meandering nature of the east west flowing Hatherley Brook. Proposed
street tree planting would incorporate Sustainable Urban Tree Planting Systems and a well-designed
Sustainable Urban Drainage System would provide the natural functions of storing water and would also
provide new landscape features and the creation of a wildlife habitat through careful wetland and marginal
planting using locally appropriate native species.

3.45 The Streetscape Strategy embedded within the SWMD sets out that the spine road should include
formal tree planting in verges, with secondary streets allowing for verges and planting. Street tree planting
should be incorporated within the development, not only to soften the built form but provide structure, visual
interest, ecological habitats and for their vital role in mitigating local micro-climate and reducing atmospheric
pollution.

3.46 Condition 10 of the outline permission requires existing and proposed landscaping details to be
submitted as part of the first RM application. The applicant has submitted a suite of information in support of
the application to demonstrate compliance with the approved Masterptan and compliance with a number of
conditions on the outline permission {Conditions 10 and 11) relating to landscaping. The information
includes: soft landscape proposals, hard landscape proposals, Aboricultural survey, tree protection plans;
proposed tree pit details; proposed tree work schedule and Landscape Management and Maintenance Plan.

3.47 The purpose of this management plan document is to ensure the appropriate management of the
retained and proposed landscape areas on the site following the construction and completion of the
development. The landscape areas include existing boundary vegetation along with all new planting (trees,
hedges, shrubs and grass) and other hard or soft landscape components outside of private gardens,
Furthermore, the management plan also seeks to ensure that management practices are monitored and
where necessary reviewed on an annual basis in accordance with changing site circumstances and the
views of key stakeholders (Adopting Authority, resident's representatives and LPA).

3.48 The landscape areas subject to this Landscape Management Plan are stated to include the following
components:

Existing trees,; Existing hedgerows; Existing brooks or ditches; Existing ponds; Proposed tree planting;
Proposed native hedgerows; Proposed ornamental hedgerows; Proposed ornamental shrubs; Proposed
amenity grass/lawns with bulbs; Proposed swale; Structures, walls, railings, fencing and gates; and Hard
landscape areas.

3.49 The overall landscape approach for the current infrastructure RM is considered to accord with the
approved Site Wide strategy for strategic planting and green infrastructure. The majority of existing trees are
to be retained and protected during construction works. New formal tree planting and verges are proposed
along the Spine Road and Secondary Streets, with more naturalistic grassed and wildflower seeded areas
adjacent the attenuation ponds.



3.50 The strategic planting has been designed to meet the requirements of the approved strategy for site
wide green infrastructure embedded within the SWMD and the landscape design retains existing corridors of
vegelation within the layout and where necessary these areas are strengthened. The protection, retention
and enhancement of green infrastructure through the site would provide wildlife linkages and opportunities
identified in the Green Infrastructure Strategy within the SWMD.

3.51 The Council's Landscape Advisor {LA) and Tree Officer are currently reviewing the submitted scheme
to ensure that the proposed planting includes appropriate species and mix An update will be provided at
Committee.

3.52 Subject to the favourable response of the Landscape Consullant and Tree Officer in respect of tree
retention and new tree planting/landscaping, the landscaping proposals for the development are considered
to be acceptable and in compliance with Conditions 10 and 11 of the outline permission and the approved
Site Wide Masterplan Document.

Ecology

3.53 JCS Policy SD9 (Biodiversity and Geodiversity) seeks to protect and enhance the biodiversity and
geological resource of the JCS area by establishing and reinforcing ecological networks that are resilient to
current and future pressures. New development should be encouraged to contribute positively to biodiversity
whilst linking with wider networks of green infrastruclure, for example, by incorporating habitat features to
assist in the creation of wildlife corridors.

3.54 Natural England (NE) have been consulted in respect of the current RM application. Their advice is set
out in the form of an informative on the design of a suitable site solution with respect to the proposed
Sustainable Drainage Systems (SuDS).

3.55 In order to safeguard the Innsworth Meadow SSSI's hydrology (primarily groundwater), NE advise that
the final SuDS design needs to support the effective delivery of the Innsworth Landscape and Ecology
Management Plan (LEMP), in terms of water supply (i.e. to allow effective management of water levels). The
submission of a LEMP is a requirement of Condition 13 of the Outlline permission and discussions are
currently ongoing with NE on this issue in order to allow subsequent approval/discharge of Condition 13.

3.56 NE notes that the submitted plan 'Overview plan for infrastructures’ (James Blake dwg ref 18/295/24)
does not show the chain of 3 linked sustainable drainage ponds immediately south of the SSSI as depicted
on the Barton Wilmore Concept Masterplan. NE considers these ponds to be an essential part of the
mitigation proposals for the maintenance of groundwater levels within the $SSSI. As such, NE advises that
further information and/or clarification is needed before giving their approval on this matter.

3.57 With regard to those SuDS features that are shown in drawing reference 18/295/24, NE further advises
that the proposed attenuation features should form the 'downstream' component in a series of SuDS
‘treatment trains’ conveying surface water from the proposal site. Further consideration may therefore need
to be given to ensure that the submitted design of the water attenuation features the subject of this
application, relate satisfactorily to the final ‘upstream' SuDS design for the rest of the proposal site. This will
help to ensure that the ecological objectives of the Innsworth LEMP are met satisfactorily, in particular with
respect to water quality.

3.58 Furthermore, the Environment Agency (EA) have liaised with Natural England regarding the application.
The EA have advised that the area subject to the compensation proposals, if being used as open space,
would benefit from additional landscaping works such as reducing the level of the left bank of the Innsworth
Drain, in order to provide additional connectivity and habitat creation in the form of scrapes and other similar
wetland habitat. Such works would also provide additional storage which would help offset the changes in
the potential impacts of climate change that have been published since the original scheme was submitted
and may occur throughout the lifetime of the development in future.

3.59 Based on the above, the EA advise that there may be opportunity to deliver some environmental
improvements to the Hatherley Brook and are keen to pursue this opportunity and seek options for this
through these discussions. Whilst no format objection has been raised by the EA in respect of the
application, they have requested that the above comments relating to landscaping of the open space for
ecology and flood risk betterment be addressed by the applicant. The applicant is currently seeking to
address this matter, together with clarification on the matters raised by NE, and revised/additional
information is anticipated to be submitted shortly. An update will be provided at Committee.
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6.0 Conclusions & Recommendations

6.1 It is considered that the proposal would result in an acceptable layout, appearance and landscaping,
which would accord with the principles embedded within the approved Site Wide Masterplan Document.
Furthermore, the flood/attenuation/SuDS proposals would accord with the Site Wide Drainage Strategy,
approved in respect of Condition 26 of the Outline permission.

6.2 It is recommended that authority be delegated to the Technical Planning Manager to Approve the
application subject to resolving any outstanding minor matters concerning highways, a satisfactory
response from the Landscape Consultant and Tree Officer, subject to additional ecological and
wildlife benefits being incorporated within the SuDS/attenuation ponds and subsequent approval
from Natural England and the Environment Agency in this regard and any other revisions or
additions to conditions that may be required.

RECOMMENDATION Delegated Approve
Conditions:

1. Other than where varied by the conditions below the development hereby approved shall be
implemented in accordance with the following plans, documents and details;

- Received on 21st December 2018: Site Location Plan - Drawing No. 475-001; Flood Exceedance
Routing Plan - Drawing No. 474-510; Detailed Planning Layout Sheet - Drawing Nos. 475-051-01;
475-051-02; 475-051-03; 475-051-04; 475-051-05; 475-051-06; 475-051-07; 475-051-08; 475-051-
09; 475-051-10; Road Long Section Plans - Drawing Nos. 475-055-01; 475-055-02; 475-055-03;
Vehicle Tracking Plans - Drawing Nos. 475-405-01; 475-405-02; 475-405-03; Tree Pit Plans -
Drawing Nos. JBA 18/285-DT1; JBA 18/295-DT2; JP Associates Tree Survey Schedule (Whole
Site), dated December 2018; JP Associates Tree Protection Plan - Drawing No. D4 64 P3 5 of 7;

- Received on 17th January 2019: JP Associates Tree Protection Plans - Drawing Nos. D6 64 Part 4,
Plans -Parts 10of 7, 20f 7, 30f 7; 4 of 7,6 of 7and 7 of 7;

- Received on 28th January 2019: Phasing Plan - Drawing No. 105 Rev. G, dated November 2018

- Received on 29th January 2019: JP Associates Tree Work Schedule, dated December 2018;

- Received on 31st January 2019: James Blake Overview Plan for Infrastructures - Drawing No. JBA
18/295-24; James Blake Detailed Hard and Soft Landscaping Proposals - Drawing Nos. JBA 19-295-
07 Rev. A; JBA 19-295-08 Rev. A; JBA 19-295-09 Rev. A; JBA 19-295-10 Rev. A; JBA 19-295-11
Rev. A; JBA 19-295-12 Rev. A; JBA 19-295-13 Rev. A; JBA 19-295-14 Rev. A; JBA 19-295-15 Rev.
A; JBA 19-295-16 Rev. A; JBA 19-295-17 Rev. A; JBA 19-295-18 Rev. A; JBA 19-295-20 Rev. A;
JBA 19-295-21 Rev. A; JBA 19-295-22 Rev. A; JBA 19-295-23 Rev. A; James Blake Associates LTD
Landscape Management and Maintenance Plan for Infrastructures Document, dated January 2019;

- Received on 20th March 2019: A40 Access Flood Compensation Areas Plan - Drawing No. 272-117
Rev. A;

- Received on 4TH April 2019: General Planning Layout - Drawing No. 474-050 Rev. B; Kerbing,
Surfacing & Road Markings Plan - Drawing No. 475-250-02 Rev. A; J Barllett Consulting Ltd Stage 1
& 2 Combined Road Safety Audit, dated 28th January 2019

Reason: To define the terms of the permission.

2. The SuDS/attenuation ponds hereby permitied shall not be brought into use until a detailed risk
assessment for their operation, together with details for the proposed location and design of safety
signage, information boards and fencing/guarding in connection with the ponds, have been
submitted to and approved in writing by the Local Planning Authority. The SuDS shall be completed
in all respects in accordance with the approved details and maintained as such thereafter.

Reason: In order to ensure an acceptable standard of operation of the SuDS is maintained for the lifetime of

the development and in order to maintain public safety at all times, in accordance with paragraph
165 of National Planning Policy Framework.
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3 The SuDS hereby approved shall be operated and maintained thereafter, wholly in accordance with
the Site Wide Surface Water Drainage Strategy (including Dedicated SuDS Management and
Maintenance Document), approved in respect of Condition 26 of Qutline planning permission
reference: 15/00749/QUT.

Reason: In order to ensure an acceptable standard of operation of the SuDS is maintained for the lifetime of
the development and in order to maintain public safety at all times, in accordance with paragraph
165 of National Planning Policy Framework.

Notes:

1. In accordance with the requirements of the NPPF the Local Planning Authority has worked with the
applicant in 2 positive and proactive manner in order to secure sustainable development which will
improve the economic, social and environmenital conditions of the area by negotiating to improve
highway layout/design.

2. The decision is to be read in conjunction with planning permission 15/00749/0UT including the
associated S106 legal agreements.

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 Council before commencing those works.
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18/01285/APP Land North Of Innsworth L.ane, Innsworth, 17

Valid 16.01.2019 Approval of Reserved Matters {(access, appearance, landscaping,
layout and scale) comprising Phase 1 of Outline planning permission
ref: 15/00749/0UT for the erection of 253 no. dwellings with associated
infrastructure,

Grid Ref 385508 221165

Parish Innsworth

Ward Innsworth With Down

Hatherley

RECOMMENDATION Delegated Approve
Policies and Constraints
DEFERRED AT 18.04.19 COMMITTEE (ITEM 7 - PAGE NO 771}

National Planning Policy Framework (2019)

Planning Practice Guidance

Joint Core Strategy (2017) - SD3, SD4, 8D6, SD9, SD10, SD11, SD12, SD14, INF1, INF2, INF3, INF5, A1
Tewkesbury Borough Local Plan to 2011 (March 2006) - TPT3, TPT6
Flood and Water Management SPD

Affordable Housing SPD

Manual for Gloucestershire Streets

Human Rights Act 1998 - Article 8

The First Protocol - Article 1

Flood Zone 1

Public Rights of Way

The application was deferred from April 18th 2019 Planning Committee in order for Members to
undertake a site visit and to allow Members adequate opportunity to review the submitted revised
layout and elevation ptans. Deferral was also requested by Members in order to allow officers to
gather additional information relating to traffic movement/highways/access and drainage.

Consultations and Representations

Innsworth Parish Council: Commenis

s Orchards, veteran trees and hedgerows must be protected. If hedgerows must be removed,
replanting should be carried out in the interests of biodiversity/wildlife net gain.

s Variegated brick should be used for dwelling construction to mimic locally distinctive clay bricks

s The Parish is pleased to see that storage for wheelie bins appears 1o be adequately provided to the
rear of houses

s Capacity of physical infrastructure - concern the development will overload the drainage system and
result in problems.

Churchdown Parish Council: Objection
Qriginal Scheme
s Serious concern regarding the proposed access onto Frogfurlong Lane which would increase traffic
congestion and compromise highway safety
¢ Concern regarding development within an area at risk of flooding

Revised Plans
e Refer back to original comments;

Churchdown and Innsworth Parish Council Steering Group: Joint response setting out a number of
concerns and matters for consideration
* The developer should be required by planning condition to establish a 'Liaison Committee’ which
should meet a minimum of twice a year during construction of the site-wide development;
s Phase 1 omils any discussion of the LEAP, which should be clarified before permission is granted
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s QOverall, the Phase 1 scheme complies with the emerging NDP, though the status of the LEAP is
unclear and inadequate consideration has been given to orchard plant species within the planting
scheme

+ Any remnant orchard present within the site should be protected if possible or replacement orchard
planting incorporated elsewhere

e Closeboard fencing and brick screen walls are not in keeping with the emerging policies of the NDP.
Boundary treatments should allow for the movement of wildlife

s The design of the LEAP should be included in Phase 1 of the development, in close consultation with
the Parishes

Sandhurst Parish Council: Objection

e The site is subject to flooding;

e Thelane is too narrow and development would create excess traffic and traffic jams within the area;

s There is currently insufficient infrastructure and is unsafe as there is no footpath for pedestrians

Urban Design Officer: No objection following the submission of a revised layout.

The UDO has reviewed the revised layout and materials specification plans, together with the house-type
elevations and floor plans received on 10.04.2019 and has raised no objection. However, the UDO considers
that some of the walling and roofing materials proposed for the scheme are not acceptable and has
suggested suitable alternatives. Officers consider that the imposition of a 'materials schedule’ condition,
would allow appropriate materials to be secured, in line with the UDO's recommendations.

Housing Enabling Officer: No objection.

The affordable housing contribution was agreed at outline stage and the reserved matters application meets
with the approved affordable housing scheme, although for completeness, a breakdown of the intermediate
and rented units should be provided.

Landscape consultant:

ul Original Scheme - No objection.

Native hedgerow is proposed along the frontage to the Public Open Space, which is welcomed and the
planting plans are appropriate.

The LC raised a number of points of detail to be addressed: Details should be indicated within the submitied
layout plan as to how the public open space (including LEAP) would be accessed from the Phase 1 housing.
A planting schedule or specification should be provided to accompany the submitted proposed landscape
scheme,

Revised Plans - The LC has advised that there should be no access gates proposed, leading from the
private driveways of the new housing, onto the adjoining public open space (POS), as this would
allow/encourage the public to exit the POS onto someone's private drive. The gates indicated should
therefore be removed from the plan. A revised layout plan has been submitted on 16.04.2019 in order to
address this issue. The revised layout shows the previously proposed gateways removed and the
accompanying email from the developer indicates that alternative appropriate access points to the POS
would be provided. The revised layout is considered acceptable by the LC.

The requested planting schedule to accompany the scheme was duly been submitted on 16.04.2019 and is
considered acceptable by the LC.

Flood Risk Drainage Engineer:
Original Scheme
No objection and no further cbservations or comments to make;

Revised Plans
Refer to LLFA comments

Environmental Health Officer: No objection. The submitted noise assessment appears satisfactory.

County Highway Officer: The CHO raised a number of points of detail to be addressed, in relation to the
original scheme. Those issues related to visibility, footpath widths, traffic calming measures, crossing points,
car parking and refuse vehicle tracking.

The CHO has advised the following in respect of the revised layout plans received by the LPA on
10.04.20189;
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In principle, the revisions are supported and the layouts for the links and cul-de sacs are acceptable. The
shared space proposed is acceptable and the raised kerbs can be changed so as to be flush and have the
footway at grade. Gateway paving is considered important by the CHO to ensure partially sighted users can
identify where the shared space terminates. In-curlilage spaces should be rounded up to the next whole
number and visilor spaces should be provided at a rate of 1 space per 5§ dwellings.

In addition to the above 'in principle’ comments, formal comments from the CHO are awaited.

County Footpaths Officer (CFO) -

Original Plans - The public rights of way must not be built over or obstructed in any way, if the paths are to
be affected by building works, the developer should seek to divert them under the planning process and the
new path should be in place before the old one is stopped up.

Revised Scheme - The development affects two public rights of way ELO3 and ELO6. The CFO has no
objections to the development and the fact that the rights of way will be on a mixture of green space and
estale road/pavement, and not just on tarmac, is welcomed.

LLFA: No objection further to the site wide Flooding and Drainage - Compensatory Flood Storage
information submitted in order to discharge Condition 29 of the Outline consent. Whilst the LLFA have
acknowledged the submission of the general engineering and drainage proposal to accompany the Phase 1
scheme, they have advised that this is insufficient for them to make an accurate assessment of the drainage
strategy and surface water management proposals for this site. The site specific drainage details have been
requested by officers and an update will be provided at Committee.

County Archaeologist: No observations, archaeological miligation secured by condition.
Conservation Officer: No objection.

Historic England: No comments to offer in respect of the proposal.

Severn Trent Water: No objection.

Wales and West Utilities: No objection

Highways England: No objection

County Minerals and Waste Officer: No objection.

Environment Agency - No further comments following comments given in respect of the Qutline consent
and subsegquent conditions applications.

Natural England - No objection - NE considers that the proposed development would not have significant
adverse impacts on the designated sites. NE have provided advice in the form of an 'informative’ in order to
ensure that any approval takes account of delivering a suitable design for the site's sustainable drainage
systems (SuDS);

Local Residents:

Original Scheme
The application was advertised by means of site notices. 1 letter of objection has been received to date citing

the following matters:

» This is flood zone 3 which if housing to any density is built there this will push pluvial and fluvial
flooding further into flood zone 2 and 1. The houses will flood - Who will insure them and existing
residents;

Show us SUDS in this terrain that works - it does not exist;

¢ Frog Furlong Lane will not cope with excessive amounts of traffic. One car per household should be
insisted upon in the deeds of each house if it does go ahead;

¢ Innsworth lane and Frogfurlong are already rat runs and will not cope. Building a new roundabout will
encourage other road users to use the new estate and existing roads as a cut through.

Revised Plans - No additional comments received from local residents at time of report writing.

Planning Officers Comments: Miss Lisa Dixon
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1.0 Introduction

1.1 Qutline planning permission {reference: 15/00749/0UT) was granted by the Secretary of State for
Communities and Local Government (as was} in December 2017 following a non-determination appeal. The
description of development was as follows:

A mixed use development comprising demolition of existing buildings; up to 1,300 dwellings and 8.31
hectares of land for employment generating uses comprising a neighbourhood centre of 4.23 ha (A1, A2, A3,
A4, A5, D1, D2, B1), office park of 1.31 ha (B1) and business park of 2.77 ha (B1 and B8 uses); primary
school, open space, landscaping, parking and supporting infrastructure and utilities; and the creation of new
vehicular accesses from the A40 Gloucester Northern Bypass, Innsworth Lane and Frogfuriong Lane.

1.2 The permission relates fo the land located immediately to the north and west of Innsworth, and, for the
purposes of the outline planning application, was referred to as 'Land at Innsworth' (see location plan
attached). To the west, the wider site adjoins open countryside, including Horsbere Brook, which separates
it from the setllement of Longford. Hatherley Brook defines the majority of the northern boundary, beyond
which lies the adjoining 32 hectare site which is subject to outline planning permission for mixed use
development comprising up to 725 dwellings, local centre, primary school, open space, supporting
infrastructure and the creation of a new vehicular access off the A38 (Application ref: 15/01149/0UT).

1.3 A network of public rights of way {(PRoW's) cross the outline site, including the Gloucestershire Way,
which is a long distance footpath along its northern boundary.

1.4 The current Reserved Matters application represents residential Phase 1 of the approved outline scheme
as defined in the approved phasing plan required by condition 7 of the outline permission. Phase 1
comprises a 5.77 hectare portion of the Outline site, which occupies a relatively central position in relation to
the proposed, later phases of residential development. Phase 1 is bounded to the south by Innsworth Lane
and partially to the east by Innsworth House Farm. A Public Right of Way bounds the south-eastern extent of
the site and continues on through its centre before taking an easterly route through the wider Outline site.
The first phase also includes part of the spine road which is the main principal transport route, running
roughly west to east through the overall development and provides the context for the built form

1.5 The site would be abutted by Phase 2 (residential development and employment area), Phases 4 and 7
(Residential development) and proposed new primary school site (abutling Phase 1 to the north and west).

1.6 The current application seeks approval for the first phase of residential development (Phase 1) of the
Innsworth development in respect of Layout, Scale, Appearance, Landscaping and Access (plans w