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1.0 SITE DESCRIPTION AND PROPOSAL 

1.1. The application site is an isolated farmstead located near the head of a localised valley to 
the south-east of the village of Buckland, located within the Cotswolds AONB. Due to the 
topography of the site it benefits from significant visual containment. The site includes a 3-
bedroom farmhouse constructed in the 1970s, swimming pool, patio, stables (converted to 
guest accommodation and outhouses) and a tennis court, as well as an extensive driveway, 
parking and hardstanding. This area encompasses the residential curtilage of the property.  
The site is accessed via a long private driveway that branches off the road that passes 
through the village (The Lane). 

1.2. The wider land ownership extending beyond the residential curtilage encompasses a total 
area of 166 acres (67 hectares). North of the site are two large agricultural buildings and to 
the east and south of the site are a number of fields bounded by a young tree belt. To the 
west is the existing access road. The wider site contains several landscape character areas, 
which can be categorised as woodland, the lower plateau, managed parkland, built form and 
hardstanding, the valley and the lower scarp.  

 



1.3. There are no listed buildings in close proximity to the existing dwelling. The closest is the 
Grade II Buckland Wood House, located 700m to the east, and the listed buildings in 
Buckland village some 650m to the northwest. The site lies outside Buckland Conservation 
Area. Three Public Rights of Way (PROW) are in proximity to the site but there is no public 
access through the site. The Cotswold Way passes to the north and east and there is a 
private access to it from the barns. The Winchcombe Way to the south of the site links the 
Cotswold Way with Buckland. The application site is located in Flood Zone 1, defined as an 
area with the lowest probability of flooding. 

1.4. The current proposal is for the demolition of the existing agricultural workers dwelling and 
ancillary buildings at Buckland Manor Farm and the erection of a substantial detached, 
seven-bedroom open market dwelling of contemporary, modern design, as well as 
landscaping and other associated works. The proposed accommodation includes: a boot 
room, WC/cloak room, gym, office, music room, hobby room, main living/sunrooms, 
kitchen/utility/pantry, breakfast and dining areas, snug/library, guest bedrooms/bathrooms, 
an internal lift and balconies. Externally there would be a courtyard, terrace, swimming pool, 
car port and undercroft car parking. The existing driveway leading up to and around the 
property would be retained in a similar location, with a drop-off point provided at the front of 
the property and the main, household entrance to the rear. A new barn would be constructed 
adjacent to the existing barns on the site to provide a bat roost. An extensive landscape 
strategy has been drawn up for the application site and extends to the wider setting outside 
of the application boundary. 

1.5. A substantial package of supporting information has been submitted with the application: a 
Planning Statement, detailed Architectural and Landscape Proposals, comprising a Design 
and Access Statement, a Landscape and Visual Assessment, Ecology Report, Arboricultural 
Method Statement, and Arboricultural Impact Assessment and Tree Protection Plan. This 
includes a detailed analysis of the site/wider area and its defining characteristics, surveys of 
the existing site, details of the design strategies and process, and design proposals 
(including landscape, buildings, bat mitigation, access strategy and construction and energy 
methodology).  

1.6. The applicant recognises that the site lies outside of a settlement boundary and, whilst it is 
technically a replacement dwelling, the development is being submitted as a dwelling of 
exceptional quality and innovative design, which they consider would satisfy the tests set out 
at Paragraph 79e of the NPPF; relating to the creation of isolated homes in the countryside. 
The removal of the agricultural tie on the existing dwelling is also proposed through the 
application and a justification provided. 

1.7. The Planning Statement and Architectural and Landscape Proposals state that the proposal 
has been led by a meticulous design process that has been informed by identification of the 
site constraints from the outset, assessment of the applicant’s brief, and identification of a 
number of design rules and parameters. The design has been informed by opportunities to 
provide mitigation measures and enhancement to the baseline landscape character and 
visual amenity.  

 

 

 

 

 



1.8. The building would be a large-scale, contemporary design that differs from traditional 
buildings in the locality. However, the applicant states that the dwelling has been sensitively 
designed in response to the setting and the site’s defining characteristics and seeks to raise 
the standard of architecture more generally within a rural area. The meandering flowing 
landforms of the valley setting have inspired the organic, fluid, curved architectural form of 
the proposed dwelling. It would be two-storey and no higher than the existing dwelling on the 
site. The mass of the building would be greater as it would broadly occupy the footprint of the 
existing dwelling, adjacent outbuildings and the spaces in between. It would comprise a 
central ‘atrium’ with two ‘wings’ flowing out from either side. The building elevations would be 
set back under the deep eaves of the curved, flowing form of the roof. The north-west wing 
features a soft cantilever that extends out to meet the adjacent landform and a landscape 
wall which provides a visual anchor. Due to the rising topography of the site the building 
would nestle into the head of the valley, with the front elevation facing west/southwest down 
the valley and the rear elevation concealed from public view behind the rising valley 
landform.  

1.9. A simple palette of materials is proposed, including a limited colour palette to respond to the 
tones and colours in the locality. Cotswold stone and timber would be the predominant 
materials; the stone sourced from local quarries and local timber where appropriate and 
available. Any contemporary materials would respect the local colour palette. Cotswold stone 
would be used mainly at ground floor level to ground the building with lighter weight timber 
and some grey metal cladding at first floor. The central atrium/sunroom would feature 
expanses of glazing with bronze coloured frames, with large glazed openings also present 
on both elevations. Lightweight English Chestnut timber fins are proposed to be fitted over 
the atrium glazing and a number of other openings to manage sustainability objectives and 
lightspill. The brown roofscape would incorporate a cover of local stone aggregates, with a 
mat brown bronze metal perimeter to harmonise the building into the landscape setting. 
Local Cotswold stone and aggregates would also be used in terraced walls and parking 
areas around the dwelling. 

1.10. The applicant explains that the design ethos of the building has been informed by the 2030 
climate change agenda, which the architectural practice appointed to design the building has 
been committed to throughout its long involvement with Paragraph (55) 79 schemes. The 
proposed dwelling is designed according to the principles of Passivhaus, optimising passive 
solar gains and built with airtight fabric first principles to retain heat during winter months, 
allowing for significantly less energy to be used than normally required. To this end the 
proposal includes a bespoke combination of renewable energy technology systems: a roof 
mounted PV array utilising existing agricultural buildings to power the proposed dwelling and 
buildings; and biomass: extensive areas of woodland and tree planting on land under the 
applicant’s ownership and stewardship will generate tonnage of wood through sustainable 
management.  

1.11. The application includes an extensive landscape masterplan for the wider site beyond the 
domestic curtilage which is integral to the design proposal. The overarching concept is to re-
wild and increase the biodiversity value of the site by removing more formal, non-native 
landscaping and mown grass areas associated with the existing dwelling. The intention is to 
have a beneficial impact on the quality and longevity of landscape features and habitats, 
creating a more naturalised landscape to protect and enhance the existing character of the 
site and the wider AONB setting. This would include some remodelling of landforms around 
the new dwelling to produce a softened approach that flows into the natural landscape 
around it. Beyond this the proposals include: extending woodland areas, creating areas of 
rough species rich grassland and marshy grassland, hedge planting, filling gaps in existing 
hedgerows and removal of non-native laurel, enhancing botanical interest along widened 
stream corridors and the existing pond, reduce mowing of grassland to produce a hay 
meadow, a SUDS strategy that would include a new pond to collect rainwater run-off from 



the dwelling and swales, and overflows into existing streams, sensitive positioning of solar 
panels on existing barns where they would be screened in views from the public right of way, 
and a new portion of driveway to allow for a shallower turn into the parking area. 

1.12. As the above commentary describes the proposals have been through a design process 
which is thoroughly documented in the application submission and available for Members to 
view via public access. The plans attached to this report show the final proposed site plan 
and elevations. A number of 3D colour images have also been produced which assist in the 
understanding of the final scheme but have not been attached to this report as they do not 
reproduce effectively. These can also be viewed via public access. The officer 
presentation at Planning Committee will include the proposed site plans, elevations, 
illustrative landscape masterplan and 3D images. 

2.0 RELEVANT PLANNING HISTORY 
 
Application 

Number 
Proposal Decision Decision 

Date    

01/00080/FUL Alterations and extension to existing dwelling NONDET 
APPEAL 
DISMISSED 

04.07.2001  

07/01001/FUL Lean-to extension to existing livestock agricultural 
building. 

PER 07.05.2008  

82/00359/FUL Erection of a boundary wall and fence 1.064m. high.  
Erection of a greenhouse. 

PER 28.09.1982  

84/00491/FUL Erection of a 1m high boundary fence. PER 18.05.1984  

10/01009/FUL Removal of existing flat roofed garden room and 
replacement with first floor bedroom extension within 
new pitched roof above. 

WDN 08.11.2010  

11/00059/FUL Replacement of existing single storey flat roofed 
garden room with a proposed two storey side 
extension. 

REF 18.03.2011  

12/00915/CLE Application for the continued residential use of the 
dwelling without complying with an agricultural 
occupancy condition. 

NONDET 
APPEAL 
DISMISSED 

24.10.2013  

13/00038/PRE Proposed replacement dwelling DONE 25.10.2013  

14/00483/FUL Application to remove agricultural occupancy 
condition (b) of planning application: T.6206/D 

WDN 25.11.2015  

 

3.0 RELEVANT POLICY 

3.1. The following planning guidance and policies are relevant to the consideration of this 
application: 

 National guidance 
3.2. National Planning Policy Framework (NPPF) and the National Planning Practice Guidance 

(NPPG). 



 Gloucester, Cheltenham and Tewkesbury Joint Core Strategy (JCS) - Adopted 11 
December 2017 

3.3. Policies: SD3, SD4, SD6, SD7, SD8, SD9, SD10, SD14, INF1, INF2, INF3, INF5. 

 Tewkesbury Borough Local Plan to 2011 - March 2006 (TBLP) 
3.4. Policies: HOU7, AGR3, AGR5. 

 Tewkesbury Borough Plan 2011-2031 – Pre-Submission Version (October 2019) 
3.5. Policies: RES3, RES9, AGR4, NAT1, NAT3, ENV2, INF6. 

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

3.7. The First Protocol, Article 1 (Protection of Property). 

 The Cotswolds Area of Outstanding Natural Beauty Management Plan 2018-2023  

3.8. Policies: CC3, CC7, CC8, CE1, CE3, CE7, CE10. 

4.0 CONSULTATIONS 

4.1. Buckland Parish Council: No objection but raises the following comments/ concerns: 

• No objection to the design or positioning of the replacement dwelling. 

• No evidence that the Agricultural Occupancy condition has been lifted. Does this not 
have a bearing? 

• Will the Parish Council benefit from CIL receipts, or some benefits from the disruption 
caused by this large build? 

• Extremely concerned about the damage heavy traffic over a prolonged period will 
cause to verges, drains and road surfaces. Would hope this can be reviewed through 
the build. 

• Concerns that tight corners/ gradient could create a dangerous conflict between HGVs 
and walkers/cyclists/horse riders. Could a traffic light system be implemented? 

• If the road to Top Farm is used the safety of walkers should be addressed. 

• Entry onto the village road from the B4632 needs a wide swing round, perhaps this can 
be looked at. 

• Residents have voiced concerns about potential damage to footings of roadside 
houses. 

4.2. County Highways – No objection initially. Later objection received on the grounds of the 
sustainability of the location for a new dwelling. 

4.3. County Public Rights of Way – No objection. 

4.4. County Archaeologist – No objection. 

4.5. Natural England – No comments. 



4.6. Cotswolds Conservation Board – Object. 

• Acknowledge that the development is of a high-quality design and has the potential to deliver 
a number of benefits, including naturalising the existing grounds. 

• Acknowledge that the visual impacts of local footpaths, including the Cotswold Way, are 
likely to be limited due to existing, intervening vegetation. 

• Considers it does not meet the requirement, under paragraph 79 of the NPPF, for the design 
to be of exceptional quality. It is not sufficiently sensitive to the defining characteristics of the 
local area. 

• Does not meet the requirement under JCS Policy SD7 for the proposed development to be 
consistent with the policies in the Cotswolds AONB Management Plan. 

• The development is in a highly sensitive location on the Cotswolds escarpment which is one 
of the ‘special qualities’ of the Cotswolds AONB. 

• The proposal would be excessive in scale for the local landscape character. 

• It would not adequately respect local distinctiveness and character, including local building 
styles and materials. 

• It would have an adverse impact on the tranquillity and dark skies of the Cotswolds AONB. 

• It would have an adverse visual impact for local receptors: Buckland Conservation Area, 
users of the Winchcombe Way, Buckland Manor Hotel, St Michael’s Church, users of the 
footpath on Burhill Iron Age Hillfort. 

• Summary of key concerns: Scale of the proposed dwelling, local distinctiveness, tranquillity 
(reflection of sunlight), dark skies (light pollution) and visual impact.  

• Whilst the submitted Landscape and Visual Assessment seek to address all these issues to 
varying degrees, the Board’s concerns are not adequately addressed, in particular with 
reference to the scale of the building which should be significantly reduced. 

• Advise the LPA to thoroughly assess the proposed removal of the agricultural workers’ 
occupancy condition. 

• If planning permission is granted recommend conditions be imposed to minimise reflection of 
sunlight, light pollution, use of stone from local quarries and incorporation of architectural 
features that reflect the local, Cotswold vernacular. 

4.7. Drainage Adviser – No objection. 

4.8. Landscape Adviser – No objection. 

4.9. Ecology Adviser – No objection subject to updating of the Ecological Report to include 
details of ecological supervision during the demolition of building B1. 

4.10. Environmental Health Officer – No objection 

5.0  PUBLICITY AND REPRESENTATIONS 

5.1. The application has been publicised through the posting of a site notice for a period of 21 
days. Following the receipt of amended plans and details a revised plans site notice was 
posted in December 2020 for a further period of 14 days. Six representations have been 
received in response to the submitted plans and none to the revised plans. The comments 
raised are summarised below:  



• The proposed house and buildings would blend in well where it is situated; it is virtually 
impossible to see the existing house from surrounding walks. 

• Contemporary design is out of keeping with local Cotswolds architecture and the AONB and 
should be of a traditional design in Cotswold stone. 

• Using hi-tech and modern materials does not equate in this case to exceptional design. 

• The size, design, location and disruption to ecology, AONB and village life would be severe 
with no enhancements or improvements. 

• There will be an impact on the village arising from heavy construction traffic, which could 
take some years – vibration, congestion, damage to verges, dangerous conflict with walkers, 
horse riders, parked vehicles. 

• It would be a consolation if the project were to give something back to the region by 
providing opportunities for specialist craftspeople living in and around the AONB. 

• The proposal will only benefit the applicants with no reciprocal benefits to the village. 

• Dwelling should be sited so as not to restrict views of walkers using the Cotswold Way. 

• Query removal of removal of non-native species in the landscape strategy; would this apply 
to laurels planted in existing hedgerows on the periphery? 

 
6.0  POLICY CONTEXT 

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

6.2. The Development Plan currently comprises the Joint Core Strategy (JCS) (2017), saved 
policies of the Tewkesbury Borough Local Plan to 2011 (March 2006) (TBLP), and a number 
of 'made' Neighbourhood Development Plans.  

6.3. The Pre-Submission Tewkesbury Borough Plan was submitted to the Secretary of State for 
Housing, Communities and Local Government on 18 May 2020 for examination.  On the 
basis of the stage of preparation it has reached it is considered that the plan can be afforded 
at least moderate weight.  However, the weight to be attributed to individual policies will be 
subject to the extent to which there are unresolved objections (the less significant the 
unresolved objections, the greater the weight that may be given) and their degree of 
consistency with the NPPF (the closer the policies to those in the NPPF the greater the 
weight that may be given). 

6.4. Other material policy considerations include the National Planning Policy Framework (NPPF) 
and its associated Planning Practice Guidance.  

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

7.0  ANALYSIS 

7.1. The main issues for consideration within this application are: 

• The principle of the development, including the removal of the agricultural tie and a 
replacement dwelling of exceptional quality and truly outstanding or innovative design; 

• The design of the development and visual impact on the Cotswolds AONB; 



• The impact of the development on biodiversity and protected species; 

• The highway safety and accessibility implications of the development; 

• The impact upon archaeology and heritage assets; 

• The impact on flood risk and drainage; and 

• Impact on residential amenity. 

Principle of Development 

7.2. The proposed development lies in an isolated location in the open countryside outside any 
defined settlement boundary, the proposal is not intended to meet the essential need for a 
rural worker and nor does it seek to provide affordable housing. The proposal is therefore 
contrary to policies SD10 and SD12 of the JCS. Whilst technically the proposal is a 
replacement dwelling it is not considered to fall within the parameters of saved Policy HOU7 
of the TBLP by virtue of its scale and design. Nonetheless, emerging TBP Policy RES9 is 
less restrictive in this respect providing that a proposed design has no unacceptable adverse 
impact on the landscape. The proposal is however contrary to the adopted Development 
Plan. 

7.3. The applicants accept that the proposal is contrary to the Development Plan and are 
proposing it on the grounds that special circumstances exist to warrant the granting of 
planning permission allowed under Paragraph 79(e) of the NPPF. 

  ‘Exceptional quality’ argument 

7.4. Section 5 of the NPPF ‘Delivering a sufficient supply of homes’ states, at Paragraph 79, that 
planning policies and decisions should avoid the development of isolated homes in the 
countryside except in a limited number of circumstances. One such circumstance is where a 
development proposes a dwelling of ‘exceptional quality’, in accordance with the special 
circumstances identified within Paragraph 79e of the NPPF. The policy requires 
development of isolated homes in the countryside to be of exceptional quality in that it: 

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

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

7.5. Meeting the requirements of a Paragraph 79 dwelling is a high bar to reach and even more 
challenging in the sensitive setting of an AONB. 

7.6. Section 12 of the NPPF makes it clear that the Government attaches great importance to the 
design of the built environment and the creation of high-quality buildings and places. 
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, that they are 
sympathetic to local character and history, including the surrounding built environment and 
landscape setting, while not preventing or discouraging appropriate innovation or change. It 
goes on to say that great weight should be given to outstanding or innovative designs which 
promote high levels of sustainability or help raise standards of design more generally within 
an area, so long as they fit in with the overall form and layout of their surroundings.  

 



7.7. The submitted Architectural and Landscape Proposals comprising the Design and Access 
Statement (DAS) sets out the detailed site and contextual analysis that has been carried out 
to inform the eventual design. The site’s topography, its landscape character and defining 
characteristics (including that of the wider area) have been taken into consideration to inform 
the layout and design of the architectural style of the proposal. The aim being to create a 
building that responds to and integrates with its sensitive landscape setting. The 
complementary landscaping scheme for the wider site builds on this ethos by returning it to a 
more naturalised state befitting of the AONB setting and anchoring the new dwelling in its 
contextual landscape.  

7.8. The DAS explains that the central design objectives relate to: 

• Landscape character: enhancing the arrival experience, strengthening and reinforcing 
woodland, hedgerows and grassland mosaic, enhancing wooded stream corridors, 
enhancing views and sunrise/et; 

• Settlement character: responding to the dispersed, scattered grain commonly found in 
the valley character zone, retaining the sense of enclosure and containment provided 
by the valley; 

• Creation of a sense of arrival; 

• Retaining the sense of containment within the valley setting: proposed house should 
not exceed that of the existing ridge, respond to long, medium and short distance 
views within the valley and retain the sense of enclosure. 

• Retaining and responding to the sense of the valley: long and short distance views, the 
defining characteristics of the rolling, undulating topography to inform the architectural 
style and allowing the house to seamlessly integrate within the landscape. 

• Sense of place: the proposal should use a simple palette of materials, should be a 
limited colour palette as found within the local area, stone to be used as the primary 
material found in the valley character area, warm tomes to be used on the house. 

7.9. The DAS suggests that for designs to be considered original, innovative or exceptional they 
do not necessarily have to be of a form or appearance to that which already exists. They 
highlight other contemporary Paragraph 79 dwellings that have been permitted elsewhere in 
AONBs, including in Tewkesbury Borough (the ‘Leaf House’ at Headlands, Prestbury).  

7.10. The draft proposal was submitted to the Gloucestershire Design Review Panel (GDRP) at 
pre-application stage who provided detailed feedback on the scheme, which was then further 
developed by the applicant prior to submitting the planning application. The GDRP has since 
undertaken a second review of the submitted application. The panel concluded that the 
revisions undertaken were very positive, having evolved significantly since the first review. 
They considered that the scheme presents a strong sense of place and that the building sits 
comfortably in the landscape. The Panel were relaxed about the proposed scale and overall 
massing. Taking the scheme in its totality, subject to refinement of some elements, they 
considered that it had the potential to be a truly outstanding piece of architecture which 
would help raise the standards of design generally in rural areas. The panel considered that 
the proposal nestles harmoniously into the topography and is sympathetic to the landscape 
context, and the proposal is ‘sensitive to the defining characteristics of the area.’ 

7.11. The applicant has noted the Review Panel’s comments on detailed aspects of the scheme 
and has made a number of amendments in response to them. These are illustrated as 
‘Before and After’ images by the applicant which will be displayed in the Officer presentation 
at Planning Committee and are summarised as follows:  



• The heavy feel of the timber cladding on the first floor has been replaced with visually lighter 
timber fins to give the appearance of a more lightweight structure at first floor, which reflects 
the timber fins on the central sunroom and unifying the design around the building, together 
with a finer carport structure. 

• The eastern elevation has been simplified through reducing a number of elements and a 
continuous curve has been introduced to bind the elements together. The first floor now 
displays the use of timber fins which follow through from the front elevation, again producing 
a more unified design. 

• The eaves line has been amended to provide a more constant width, simpler geometry and 
less undulations in the elevations. 

• To reduce the impact of the cantilever and bind it more successfully to the flowing 
architectural form of the building within its immediate landscape setting a curved landscaped 
wall has been introduced below the cantilever which visually ‘supports’ the first floor and 
assists its integration with the landscaping around the building. 

• Amendments to the SUDs strategy have been made and the Council’s Drainage Adviser 
considers that an acceptable detailed drainage strategy for the site can be achieved, which 
would be secured via condition. 

• The applicants desire for a ‘drop-off point’ visitor entrance at the front, separate from the 
private entrance to the rear, does not completely overcome the DRPs comments regarding 
legibility of the main entrance in the overall design. Nevertheless, amendments to the design 
of the front entrance have been made to simplify its form, with the removal of the majority of 
formal terracing and its replacement with naturalised, landscaping that blends more 
successfully with the immediate garden landscape setting of the building. This is considered 
an improvement which enhances the overall design. The legibility of the front entrance whilst 
desirable is not considered to be critical. 

7.12. On balance it is considered that the further refinements to the design resolves the points 
raised by the GDRP, producing a more cohesive, sculptural building that integrates the 
architectural form into an enhanced landscape context, as expressed in the original design 
objectives. 

  Sustainability and innovation 

7.13. The DAS sets out that the architect built his own house of exceptional quality and design 
(‘Crossway Passive House’) in the countryside of Kent in 2009 under the policy provision of 
paragraphs 10 and 11 of PPS7 as it then stood. The Crossway Passive House has 
incorporated an array of monitoring systems that, in collaboration with Cambridge University, 
monitor various aspects of building physics, lifestyle and resource consumption. It is 
suggested that the data obtained over the intervening period, and which continues to be 
collected, provides the Architect with a unique and valuable evidence base from which they 
are able to innovate. Indeed, the approach taken at Crossways has been further developed 
in successive domestic building projects, in different contexts, which themselves are 
monitored to build the evidence base for the continued development of innovative low carbon 
strategies. The construction and energy technologies developed are not unique, having been 
used elsewhere, but represent the highest standards of sustainable design in architecture. 

7.14. The DAS confirms that underpinning the exceptional quality of the design of the proposed 
development are a series of innovative low carbon energy strategies that relate specifically 
to the site characteristics and the opportunities presented therein. The proposed strategy 
would be as follows. 



7.15. Fabric First: The initial objective is to reduce the amount of energy the building needs in the 
first instance.  This ‘fabric first’ approach would provide for extremely well insulated walls and 
triple glazed windows. A proposed minimum of 300mm wall and roof insulation will trap heat 
within the building. The building will be built with a high airtightness level. A Mechanical 
Ventilation Heat Recovery system will recover over 90% of heat from stale air. Having made 
the building envelope as efficient as possible, the sustainable energy strategy moves to the 
consideration of how the energy needs of the house could be generated on-site, taking 
account of localised climatic conditions and landscape features. Based on experience at the 
Crossway Passive House the architect has established that energy production and demand 
varies from day to night and from summer to winter. The challenge therefore is to maximise 
efficiency at all times. 

7.16. Maximise Opportunities for Solar Gains: Harnessing solar gains uses less energy. The 
dwelling has been designed so the majority of glazing faces from east to west to maximise 
solar gains through the day. On the south elevation high summer sun is controlled by glazing 
set deep inside the structural opening to prevent overheating. A high thermal mass would 
provide resilience to outside temperature fluctuations through the year. Due to the open 
unshaded areas on the site and low visual impact, solar is favoured as the primary 
renewable energy and would be integrated into the design via solar arrays mounted on the 
existing agricultural buildings on site. A secondary source of energy would be Biomass, 
providing the building with heat from a biomass boiler, the feed for which would be locally 
sourced from the woodland management under the applicant’s ownership. 

7.17. Integrated Renewable Technology to Provide a Reduced Energy Requirement: From 
analysing the site the most appropriate renewable technologies for the proposed dwelling 
are considered to be solar and biomass due to the large existing agricultural barn roofs and 
large areas of woodland requiring ongoing management. By implementing the strategy the 
architect estimates that the heat load of the proposed dwelling can be reduced by 70% 
compared to a normal new dwelling. 

7.18. The architect confirms that whilst the scheme is not seeking justification for the dwelling on 
the basis of technological innovation, the design of the dwelling of exceptional quality is 
indivisible from meeting the highest standards of sustainable design in architecture. It has 
been confirmed that the mechanical and electrical design would undergo continual evolution 
up to the point of ‘design fix’ and that planning conditions can be framed to ensure that the 
aims and sustainability objectives are met. 

7.19. In concluding on design and innovation, Officers consider that the current proposal has 
responded well to the concerns of the Gloucestershire Design Review Panel in terms of the 
revisions made.  It is acknowledged that the question of outstanding design is a subjective 
judgement, however on balance, having regard to the requirements set out in Paragraph 79 
of the NPPF (see above), it is concluded that the proposed design does represent a form of 
development which is considered to be truly outstanding, reflecting the highest standards in 
architecture and would help to raise standards of design more generally in rural areas.  The 
incorporation of the highest standard of sustainable energy technology would contribute to it 
meeting the highest standards in architecture. The rationale for the design is considered 
demonstrate how the dwelling would be sensitive to the defining characteristics of the local 
area and, subject to the proposal in all its aspects being delivered in accordance with the 
submitted details, could significantly enhance the immediate setting. 

 

 

 



  Removal of the agricultural tie 

7.20. Planning permission of the erection of the existing dwelling at Buckland Manor Farm was 
granted in 1975 (Ref. T.6206/D). Condition (b) attached to the permission stated: The 
occupation of the dwelling shall be limited to persons employed or last employed solely or 
mainly and locally in agriculture as defined by Section 290(1) of the Town and Country 
Planning Act 1971, or in forestry and the dependants (which shall be taken to include a 
widow or widower) of such. The applicant describes the farmstead as ‘not a functional 
farmstead’ as it is farmed by the applicants as a side-line at an uneconomic level. 

7.21. Policy AGR3 of the TBLP states that: “Applications for the removal of agricultural workers’ 
occupancy conditions will only be permitted where it is demonstrated that the dwelling is no 
longer required to serve the existing or future needs of the agricultural community”. As such 
dwellings are only permitted exceptionally the LPA will only permit the removal of such 
conditions in exceptional circumstances. Such circumstances will only apply where the LPA 
is satisfied that the retention of the restrictive occupancy serves no useful agricultural 
purpose either now or in the future. Policy AGR4 of the emerging TBP states that the 
removal of agricultural occupancy conditions will only be permitted where no longer serves a 
need in connection with the agricultural holding, or nearby holding, and such needs are likely 
to arise in the foreseeable future. Furthermore, it requires evidence that the dwelling has 
been marketed for sale or rent with its occupancy restriction, at a realistic price for a 
reasonable period and no interest has been shown for sale or rent. 

7.22. The applicant has presented evidence that in this case the size of the estate and its value is 
likely to rule out any realistic prospect of a qualifying occupier being able to afford to rent or 
buy the property. Advice from a local estate agent confirms that the dwelling, associated out-
buildings used for residential purposes, in approximately 26 acres (10.5 hectares) of land 
remote from other land holdings, which equates to the area in the immediate vicinity of the 
dwelling, would be valued at £2 million, based on their knowledge of the market. The agent 
confirms that they are unaware of any agricultural occupier who could afford the property 
and meet the agricultural occupancy condition. 

7.23. This principle has been previously accepted by Tewkesbury Borough in respect of the 
removal of an agricultural tie at Windrush Hill, Hawling (ref: 15/01366/FUL). In this case the 
value of the existing property and associated land was likely to rule out any realistic 
possibility of the agricultural community being about to afford to buy or rent it. The applicant 
also cites an appeal (ref: Bancroft Hall, Somerset – APP/R3325/A/06/2016472) in support of 
this approach. The Inspector found that even where policies require marketing or evidence 
that the property cannot be sold and no marketing or inadequate marketing has been 
undertaken, there can still be sufficient evidence to establish that there is very limited 
likelihood that the restricted occupancy dwelling could be sold or let to a qualifying occupier 
to meet a local agricultural need.  

7.24. In light of the information presented in relation to the value of the existing property and  
previous planning decisions, Officers consider that there is very limited likelihood that the 
agriculturally tied dwelling could be let or sold to a qualifying occupier to meet the existing or 
future needs of the agricultural community. In that regard the retention of the restrictive 
occupancy condition would serve no useful agricultural purpose now or in the future. On that 
basis it is concluded that a reason for refusal could not be substantiated in the event of an 
appeal. It is therefore not considered necessary to reimpose the agricultural tie on the 
proposed new dwelling in this particular case.  

 

 



Impact on the landscape of the Cotswolds AONB 
7.25. Section 15 of the NPPF seeks to conserve and enhance the natural and local environment 

by 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), and recognising the intrinsic character and beauty of the countryside. 
Great weight should be given to conserving and enhancing landscape and scenic beauty in 
National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the 
highest status of protection in relation to these issues. 

7.26. Policy SD7 is clear that all development proposals in the Cotswolds AONB will be required to 
conserve and, where appropriate, enhance the landscape, scenic beauty, wildlife, cultural 
heritage and other special qualities. Proposals will be required to be consistent with polices 
set out in the Cotswolds AONB Management Plan. 

7.27. The Cotswolds AONB Management Plan is a statutory plan which sets out the vision, 
outcomes and policies for the management of the Cotswolds AONB for the period 2018-
2023. Policies CC7 and CC8 focus on Climate Change mitigation and adaptation. Policy 
CE1 concerns landscape and states, proposals should have regard to, be compatible with 
and reinforce landscape character, … and proposals likely to impact on, or create change in, 
the landscape of the Cotswolds AONB, should have regard to the scenic quality of the 
location and its setting to ensure that views – including those into and out of the AONB – and 
visual amenity are conserved and enhanced. Policy CE3 concerns local distinctiveness and 
states innovative designs which are informed by local distinctiveness, character and scale 
should be welcomed.   

7.28. A Landscape Visual Assessment (LVA) has been submitted with the application which 
undertakes a visual assessment from 10 representative viewpoints of varying distance within 
a zone of theoretical visual influence. The Landscape Advisor has assessed the LVA and 
undertaken a site visit of the perimeter of the site from local footpaths. She confirms that the 
LVA has been set out broadly in line with the recommendations of the most up to date 
landscape assessment guidance, that the photographic record set out is a fair representation 
of the viewpoints that would be experienced from publicly accessible locations, using the 
naked eye. The photographs were taken in winter, as recommended by the guidance, so the 
views illustrated would be further filtered or screened by foliage in summer. The Landscape 
Adviser confirms that the LVA is acceptable and it is available to view via the Public Access 
website. A number of illustrative viewpoints will be included in the Officer presentation to 
Planning Committee. 

7.29. The LVA summarises the likely impacts of the development and confirms that, following the 
assessment, refinements were made to the design of the proposal to further minimise visual 
impact, e.g. the metal trim to roof and solar panels to the barn would have a matt finish to 
prevent glint, the raised terraces around the dwelling would be species-rich grass rather than 
formal shrubs, and window areas would be reduced areas to reduce the impact of lighting. 

7.30. The conclusion of the LVA states that the proposals are to, replace the entirely 
uncharacteristic managed open parkland with a proposal that integrates with the existing 
features, will result in a naturalising of the existing grounds that will assist with anchoring the 
new dwelling into its contextual landscape, reinforcing the rural character of the location and 
will lead to significant enhancements to the immediate setting, as required by Para 79 of the 
NPPF, as well as protect and enhance the character and visual amenity of the AONB 
landscape. This has been confirmed by the feedback of the Design Review Panel, detailed 
above. 

 



7.31. The Landscape Advisor is satisfied that the findings of the appraisal illustrate that the site 
would be capable of accommodating the proposed dwelling with little visual or physical 
impact on the local or wider Cotswolds landscape and AONB; the site being hardly 
discernible from nearly all publicly accessible viewpoints. Any potential impacts can be 
further mitigated through implementing the proposed landscape scheme in accordance with 
the Landscape Design Principles and Illustrative Masterplan. A fully detailed landscape 
proposal for the site would be required as a pre-commencement condition to ensure that the 
landscape principles and illustrative landscape masterplan proposals are implemented. This 
would include the wider landscape proposals, removal of non-native species, a longer-term 
landscape management plan and phasing plan.  

7.32. The Cotswolds Conservation Board (CCB) has commented on the application. Whilst the 
Board acknowledges that the development is of a high quality design and has the potential to 
deliver a number of benefits, including naturalising the existing grounds, and that the visual 
impacts on local footpaths, including the Cotswold Way, are likely to be limited they object to 
the scheme commenting that it does not meet the requirement, under Paragraph 79 of the 
NPPF, for the design to be of exceptional quality nor is it sufficiently sensitive to the defining 
characteristics of the local area. In summary they raise concerns about the scale of the 
building, local distinctiveness, tranquillity (reflection of sunlight) impact on dark skies (light 
pollution) and visual impact.   

7.33. The applicant has responded to the AONB Boards comments in an attempt to address their 
concerns. Regarding local distinctiveness, i.e. that the dwelling does not incorporate 
enough local materials or local vernacular building styles, the applicant explains that a sense 
of time depth needs to be applied when considering sense of place. They state that it is 
appropriate for a new dwelling of exceptional quality to be different to the long-established 
settlement, but it can still have a very strong sense of place through a rigorous architectural 
and landscape response. In this regard, the proposed dwelling could only exist in this 
particular location and it has absolutely been developed in direct response to the site’s 
defining characteristics, including the use of materials. The Board also considers that 
farmsteads are the predominant settlement type on hillsides of the Escarpment and that the 
change of use to an individual building (through the removal of the agricultural tie) would not 
be characteristic. The applicant points out that whilst farmsteads are identified as 
‘predominant’ the Landscape Character Type highlights localised variations including that 
individual dwellings are also evident. The introduction of a single dwelling would not change 
the predominance of farmsteads in the landscape and the agricultural buildings associated 
with the holding would remain. 

7.34. Regarding, the Board’s concerns about the impact of the proposed dwelling on tranquillity, 
the Board acknowledges that whilst the LVA takes a ‘positive step’ in relation to 
consideration of glint and glare from proposed materials, it does not address concerns 
regarding the potential reflection of sunlight from the multiple windows. The applicant states 
that the LVA demonstrates that the site is barely discernible from representative viewpoints 
and clarifies that the surrounding mature vegetation combined with deep roof overhangs, 
would also restrict the potential for glint and glare. The applicant has also subsequently 
amended the design to incorporate more timber fins (louvres) over some of the glazed 
openings, which further reduces the potential for glint/glare. Regarding concerns that the 
multiple windows would cause light pollution which may adversely affect the dark skies of the 
AONB and visual receptors, the applicant states (as set out above) that the visual receptors 
are few due to vegetation/topography and the extent of change would be very limited. As 
described, the design addresses night sky issues: the overhang of the roof and the use of 
timber fins limits the extent of sky glow, there are no skylights or external lighting proposed. 
Any external lighting could be controlled through condition. 



7.35. In relation to visual impact the Board raised concerns that receptors in Buckland village, are 
not included in the representative viewpoints. The applicant confirms that due to tree cover 
looking up the valley between the village and the site, it would be heavily and effectively 
screened resulting in no significant visual impact from any private or public receptors in the 
village. Proposed tree planting within the site as part of the landscape masterplan would 
increase the level of screening over time. The Board also suggests potential impacts from 
the Winchcombe Way to the south (viewpoint 3) and Cotswold Way. The Board considers 
the impact on the Winchcombe Way could be more significant due to the increased scale of 
the building and its use of glazing. The applicant confirms the height of the building (which is 
no greater than the existing dwelling) has been tested together with its appearance. The 
viewpoint photograph, taken in winter, confirms no more of the proposed building would be 
seen of the new dwelling due to intervening woodland and topography.  In terms of the 
Cotswold Way the Board is concerned that the agricultural barns that screen the site from 
the route could be taken down following the removal of the agricultural tie. The applicant 
confirms that intervening woodland planting is proposed to the north of the dwelling which 
would effectively screen it from view, in addition to the screening offered by natural 
topography. However, since the barns are a recent addition to the holding, used in 
connection with the agricultural business, would host the PV panels for electricity generation 
for the dwelling, and a further adjacent barn will be erected as part of this proposal to provide 
a bat roost, their removal is an unlikely prospect. 

7.36. Overall, it is considered that the proposal would not result in a prominent form of 
development within the landscape, with views of the site being extremely limited from 
publicly accessible receptors and proposed landscape enhancements providing additional 
screening. It is evident that the proposed design has been carefully conceived with regard to 
landscape and visual impact to ensure that the building sits harmoniously within the 
topography of the site and is sympathetic to the landscape context and characteristics. Given 
this rigorous approach and the quality of the proposed design it is considered that the impact 
of the proposal on the AONB would not be harmful but would be sensitive to the areas 
defining characteristics and enhance the immediate setting of the area.  

Biodiversity 
7.37. Section 15 of the NPPF seeks to, inter alia, protect and enhance, sites of biodiversity or 

geological value and soils (in a manner commensurate with their statutory status or identified 
quality in the development plan), and minimise impacts on and provide net gains for 
biodiversity, including by establishing coherent ecological networks that are more resilient to 
current and future pressures. JCS Policy SD9 states that the biodiversity resource of the 
area will be protected and enhanced in order to establish and reinforce resilient ecological 
networks, including the safeguarding of protected species in accordance with the law. This is 
reiterated in Policy NAT1 of the emerging TBP, which also seeks proposals to deliver a 
biodiversity net gain. 

7.38. The application is accompanied by an Ecological Appraisal which sets out the results of a 
habitat survey. As a result of the proposals it concludes that there are not considered to be 
any significant adverse effects on any statutory and non-statutory sites of nature 
conservation interest. The development proposal includes the demolition of buildings on the 
site which would result in the loss of a Brown Long-eared bat maternity roost, along with the 
occasional roosts for Common Pipistrelle, Soprano Pipistrelle and Brandt’s bats, which are 
within the main house. Accordingly, a Natural England licence would be necessary before 
work can commence on demolition. In order to compensate for the loss of the maternity roost 
and occasional roosts, a new ‘bat barn’ is proposed to be erected adjacent to existing barns 
within the site to create replacement roosts for these species. New bat boxes would be 
erected within the site and new areas of naturalised planting would provide enhanced 



foraging and navigational opportunities. No external lighting is proposed and if required can 
be controlled by condition. 

7.39. As described, the woodland, hedgerows, scattered scrub, streams and ponds within the site 
would be retained and enhanced, which would provide opportunities for birds. Birdboxes 
would be erected within the site and safeguards employed during vegetation clearance. 

7.40. Two off-site Badger setts were recorded during surveys and would not be impacted, but 
contractors would be briefed regarding the presence of Badgers and any working 
requirements highlighted. Ponds on the site are not suitable for Great Crested Newts and it 
is considered they are not present on site. The rough grassland, hedgerows and woodland 
offer suitable habitat for reptiles and are to be retained. If any suitable reptile habitat is 
removed a habitat manipulation exercise is recommended prior to removal. 

7.41. The Ecological Adviser has considered the ecological assessment report including the 
proposed mitigation/ compensation/ enhancement measures. The bat mitigation is 
considered acceptable but the Ecological Assessment needs to be updated, prior to 
determination of the application, to reflect the new bat barn that is proposed and the 
inclusion of what supervision would take place during the demolition of the building hosting 
the existing bat roosts. The applicant is currently arranging an updated report, which it is 
anticipated will be complete and submitted by the date of Planning Committee. All other 
measures proposed in the ecological report in relation to other species are considered 
acceptable. The Ecological Adviser raises no objections subject to conditions. 

Access and highway safety 
7.42. Paragraph 109 of the NPPF states that development should only be prevented or refused on 

highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. JCS Policy INF1 
reiterates this objective and is clear that developers should provide safe and accessible 
connections to the transport network 

7.43. The development proposal seeks to use the existing access and approach road from the 
west of the site. The proposed dwelling would not result in an increase in traffic which would 
significantly impact on the local highway network and the proposed access and parking 
arrangements are commensurate with a new dwelling.  

7.44. Having considered the information submitted as part of the application, the Highway 
Authority in March 2020 recommended no highway objection be raised and no conditions be 
attached. However, in the intervening period the Highway Authority has taken a different 
stance to their consideration of remote residential sites based on grounds of sustainability. In 
January 2021 an objection was therefore received on the grounds that the proposed 
development would be located in an unsustainable location and occupiers would be reliant 
on the private car for their daily needs for employment, schools, health and recreation and 
shopping, which would be at variance with paragraphs 108 and 110 of the NPPF. 

7.45. The revised position of the Highway Authority is understood but it is considered that, in this 
case, the sustainability of the location must be balanced against other planning matters. 
Importantly the principle of the residential use of the site by a single dwelling has been long-
established and the replacement of the existing dwelling with a new dwelling does not effect 
any change to that position. Indeed, adopted and emerging local development plan policy 
provides for replacement dwellings in certain circumstances (Polices HOU7 and RES9 refer), 
regardless of the sustainability principles of their location. Furthermore, Paragraph 70 of the 
NPPF makes provision for the development of isolated homes in the countryside in a number 
of exceptional circumstances, recognising that this does not satisfy the objectives of 
sustainable development but does meet other important planning objectives. As set out 



above, Officers consider this development meets the tests of a dwelling that is of an 
exceptional quality design in accordance with Paragraph 79(e). In this instance it is therefore 
considered that there are overriding planning reasons for permitting the development 
contrary to the Highway Authority’s objection. 

7.46. The Public Rights of Way Officer also confirms that the development does not appear to 
affect any public right of way, however if there is any suggestion that it will, whether through 
a need for a temporary closure or permanent diversion then contact should be made with the 
PROW team at the earliest opportunity.  

7.47. Concerns have been raised by the Parish Council and local residents of the impact on the 
local road network of the construction phase of the development. Issues raised include the 
impact of heavy goods vehicles travelling through the village, damage to roads and verges, 
difficulties of large vehicles negotiating the narrow network, and conflict with other road 
users, notably pedestrians, cyclists and horse riders. Some of these issues could potentially 
be addressed through a Construction Management Plan (CMP). The Highway Authority was 
reconsulted on the issues raised by local residents. The Highways Officer confirmed that, 
whilst they understand the reasoning for a CMP, they do not consider that a condition is 
necessary to make the development acceptable in planning terms. There are no records 
near the vicinity of the site that indicate any extant highway safety issues that would be 
exacerbated by the proposal and the nature of the development is not conducive to a severe 
cumulative impact on the road network. Nonetheless, the applicant has indicated they would 
accept a planning condition for a CMP to address the concerns of local residents and a 
condition is therefore recommended. 

Heritage assets 
7.48. JCS Policy SD8 concerns the historic environment, stating that development should make a 

positive contribution to local character and distinctiveness, having regard to valued and 
distinctive elements of the historic environment.   

7.49. The County Archaeologist has been consulted and confirms that, having checked the site 
against the County Historic Environment Record, there is no significant underground 
archaeology know at the location and it is considered that the development proposal has low 
potential for any adverse impact on archaeological remains. No further archaeological 
investigation or recording is therefore recommended. 

7.50. The remaining heritage assets (listed buildings, Buckland Conservation Area) are located 
some distance from the site. As described above there would be little inter-visibility between 
the site and local receptors. On this basis it is considered that there would be no 
unacceptable adverse impact from the development proposal on local heritage assets in the 
local vicinity. 

Drainage and flood risk 
7.51. JCS Policy INF2 set out how development proposals must avoid areas at risk of flooding in 

accordance with a risk-bases sequential approach. 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.  

7.52. The site is located in Flood Zone 1 which is considered the most suitable zone for residential 
development in terms of flood risk. An indicative SuDs strategy has been submitted which 
includes concepts such as: blue roofs, swales and attenuation ponds to manage surface 
water runoff from the site. A Packaged Water Treatment Plant is proposed for foul 
discharges. 



7.53. The Drainage Adviser has commented on the proposal and considers that the indicative 
strategy could assist in controlling flashy run-off from the Combe into Buckland and raises no 
objections. However, a detailed strategy would need to be submitted prior to the 
commencement of development and a suitable condition is proposed. 

Residential amenity 
7.54. JCS Policy SD14 concerns health and environmental quality, it sets out how high-quality 

development should protect and seek to protect environmental quality. Development should 
no create or exacerbate conditions that could impact on human health or cause health 
inequality.   

7.55. The Environmental Health Officer confirms no objection on the grounds of noise impacting 
on or emanating from the proposed dwelling which is remote from other residential 
development in the locality. In respect of any potential lighting of the site it is recommended 
that any lighting should comply with the Institute of Lighting Professionals Guidance. In 
respect of nuisance arising from noise, vibration and dust emissions during the demolition 
and construction phases the applicant is recommended the applicant complies with the 
Worcestershire Regulatory Services Guidance. 

7.56. Concerns have been raised by local residents concerning noise, disturbance and vibration 
that could arise from construction traffic passing through Buckland village in connection with 
the development. As detailed above, a condition for a CMP is recommended. It is further 
recommended that an informative note be included highlighting the WRS guidance to 
minimise any nuisance. 

8.0 CONCLUSION AND RECOMMENDATION 

8.1. In light of the above, it is considered that the proposed development represents, on balance, 
a development of exceptional quality. It is considered that the proposal complies with the 
tests set out in paragraph 79(e) of the NPPF in that it is truly outstanding, reflecting the 
highest standards in architecture, and would help raise the standards of design more 
generally in rural areas. It is also concluded that the proposal would not unduly impact on the 
landscape character of the AONB and the proposed landscape enhancement measures 
would significantly enhance the site’s immediate setting and be sensitive to the defining 
characteristics of the local area. For the reasons explained above, it is also not considered 
necessary to retain an agricultural tie on the site. The proposal is recommended for 
Delegated Permit, subject to the receipt of an updated Ecological Report and any 
consequential updating of conditions. 

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

this consent. 
 
Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
2. The development hereby permitted shall be carried out in accordance with the following 

approved documents: 
 

- Site Location Plan, dated 03/02/2020 
- Proposed Site Plan, including definition of residential curtilage, 5.2.1.1C, dated 01/12/2020 
- Proposed Elevation South, 5.2.11.1B, dated 01/09/2020 
- Proposed Elevation West, 5.2.9.1B, dated 01/09/2020 



- Proposed Elevation North 5.2.13.1B, dated 01/09/2020 
- Proposed Elevation East, 5.2.15.1BA, dated 01/09/2020 
- Proposed Roof Plan, 5.2.3.1B, dated 01/09/2020 
- Proposed Basement Plan, 5.2.4.1B dated 01/09/2020 
- Proposed Ground Floor Plan, 5.2.5.1B, dated 01/09/2020 
- Proposed First Floor Plan, 5.2.6.1B, dated 01/09/2020 
- Proposed Section through main hall/sunroom, 5.2.19.1B dated 01/09/2020 
- Proposed Section through snug and master bed, 5.2.21.1B, dated 01/09/2020 
- Proposed Section through swimming pool and basement,5.2.24.1B, dated 01/09/2020 
- Proposed Section through under croft garage, 5.2.25.1B, dated 01/09/2020 
- Proposed Section through terraces, 5.2.26.1B, dated 01/09/2020 
- Bat Barn External Specifications Rev A, dated 13/11/2020 
- Bat Barn Internal Specifications Rev A, dated 13/11/2020 
- Bat Barn Location Plan Rev A, dated 13/11/2020 
- Bat Barn Planning Drawings: Proposed Elevations, Floor, Roof and Section Plan, dated 

01/12/2020 
- Topographical Survey, 3205/2/R1, dated 04/03/2020 
- Existing Site Plan, 3.1.1A, dated 02/03/2020 
- Arboricultural Impact Assessment & Tree Protection Plan, for trees at Buckland Manor Farm, 

prepared by Nick Baxter BSc (Hons) TechArborA Arboricultural Consultant, report dated 14th 
January 2020 

- Arboricultural Method Statement, for development works at Buckland Manor Farm, prepared 
by Nick Baxter BSc (Hons) TechArborA Arboricultural Consultant, report dated 14th January 
2020 

- Ecological Assessment, Buckland Manor Farm, by Ecology Solutions, dated January 2020. 
 

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. Notwithstanding the submitted details, no development shall take place until samples of all 

external facing and roofing materials have been submitted to and been approved in writing by 
the Local Planning Authority. The development shall be carried out in accordance with the 
approved samples. 

 
Reason: To ensure that the proposed development is in keeping with the existing dwelling. 
 
4. Notwithstanding the provisions of Schedule 2, Part 1, Classes A, B, C, E, F and G of the Town 

and Country Planning (General Permitted Development) Order 2015 (or any order revoking, re-
enacting or modifying that Order), no development shall take place other than that expressly 
authorised by this permission. 

 
Reason: In the interests of visual amenity and the character and appearance of the area. 
 
5. Notwithstanding the submitted details, no development shall take place until a fully detailed 

Landscape Plan for the site has been submitted to and approved in writing by the Local 
Planning Authority and these works shall be carried out as approved. The landscape plan shall 
accord with and incorporate the principles of the Illustrative Masterplan proposals set out in the 
Architectural and Landscape Proposals (Design and Access Statement), Buckland Manor Farm, 
dated January 2020. The Landscape Plan shall include, inter alia, proposed finished levels or 
contours; means of enclosure; hard surfacing materials; planting plans, specifications and 
schedules, the wider landscape proposals (such as the indicated removal of non-native species 
within the existing tree belt along the nearby PROWs) and details of tree and hedgerow 
protection for existing planting, to be retained, in accordance with BS5837: Trees in relation to 
construction. If the Landscape Plan is to be phased over several years a phasing plan shall be 



provided as an integral part of the plan, to include proposed planting dates. 
 

All approved tree and hedge protection measures shall be in place prior to the commencement 
of the development shall be retained thereafter until the development is complete. Any trees or 
plants that, within a period of five years after planting, are removed, die or become, in the 
opinion of the Local Planning Authority, seriously damaged or defective, shall be replaced as 
soon as is reasonably practicable with others of species, size and number as originally 
approved, unless the Local Planning Authority gives its written consent to any variation. 

 
Reason:  In the interests of visual amenity and the character and appearance of the area. 
 
6. A Landscape Management Plan, including long term design objectives, management 

responsibilities and maintenance schedules for all landscape areas that follows the principles 
set out within document Architectural and Landscape Proposals (Design and Access 
Statement), Buckland Manor Farm, dated January 2020 and the Landscape Plan approved 
under Condition 5 of this permission, shall be submitted to and approved in writing by the Local 
Planning Authority prior to the first occupation of the dwelling. The Landscape Management 
Plan shall be carried out as approved. 

 
Reason:  In the interests of visual amenity and the character and appearance of the area. 
 
7. No external lighting whatsoever shall be erected at the site without the express prior written 

consent of the Local Planning Authority. 
 
Reason: In the interests of visual amenity and the character of the area and to ensure proper 
provision is made to safeguard protected species and their habitats. 
 
8. The development hereby permitted shall strictly adhere to the mitigation detailed within the 

Ecological Assessment (Ecology Solutions, January 2020), including measures to safeguard 
badgers that may use the site, the safeguarding of the existing habitats on site, the sensitive 
timing for the removal of vegetation to be outside of bird nesting season and habitat 
manipulation for the protection of reptiles. 

 
Reason: To ensure proper provision is made to safeguard protected species and their habitats. 
 
9. A Landscape and Ecological Management Plan (LEMP) shall be submitted to and approved in 

writing by the Local Planning Authority prior to commencement of development. The LEMP 
shall expand upon the information recommended within the ecology report, setting out the 
ongoing monitoring and management of the site, and timescales of implementation. A plan 
detailing all ecological enhancements shall also be included. The LEMP shall be implemented 
as approved. 

 
Reason: To ensure proper provision is made to safeguard protected species and their habitats. 
 
10. No building works hereby permitted shall be commenced until a surface water drainage strategy 

has been submitted to and approved in writing by the Local Planning Authority. The information 
submitted shall be in accordance with the principles set out in the Illustrative SuDs Strategy 
Plan DLA.1925.L.001.46.S04 and shall be implemented as approved prior the occupation of the 
dwelling. The submitted details shall: 

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



iii. provide a 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. 

 
Reason: To ensure that the development is provided with a satisfactory means of drainage as well 
as to reduce the risk of creating or exacerbating a flooding problem and to minimise the risk of 
pollution for the lifetime of the development. 
 
11. The heat and power demands of the dwelling shall be met through the use of technologies as 

recommended at Section 5.6 of the Architectural and Landscape Proposals Document (Design 
and Access Statement), dated January 2020, full details of which shall be first submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of development. 
All systems so approved shall be fully functional prior to full occupation of the dwelling. 

 
Reason: To ensure that the aims and sustainability objectives of the development are met and 
implemented as proposed. 
 
12. No development shall take place until details of existing and proposed ground levels and 

ground floor slab levels of the buildings hereby permitted, relative to Ordnance Datum Newlyn, 
have been submitted to and approved in writing by the Local Planning Authority. The 
development shall thereafter be carried out in accordance with the approved details. 

 
Reason: In the interests of visual amenity and the character and appearance of the area. 
 
13.  No development shall take place, including any works of demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by the Local Planning 
Authority. The approved Statement shall be adhered to throughout the construction period. The 
Statement shall: 
i. Specify the type and number of vehicles; 
ii. Provide for the parking of vehicles of site operatives and visitors; 
iii. Provide for the loading and unloading of plant and materials; 
iv. Provide for the storage of plant and materials used in constructing the development; 
v. Provide for wheel washing facilities; 
vi. Specify the intended hours of construction operations; 
vii. Specify measures to control the emission of dust and dirt during construction. 

 
Reason: To reduce the potential impact on the public highway and accommodate the efficient 
delivery of goods and supplies. 
 
INFORMATIVES: 
 
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. Objective A of the illustrative SuDS strategy describes modifications to the existing watercourse. 

The developer is advised that any such works would require consent under the 1991 Land 
Drainage Act and that such a consent is additional to the planning consent. Details of how to 
gain such a consent can be found at: https://www.gloucestershire.gov.uk/planning-and-
environment/flood-risk-management/land-drainage-consent/ 

 
3. Should any external lighting be required at a future date, the developer’s attention is drawn to 

the Lighting Professionals Guidance 01/20 Guidance notes for the reduction of obtrusive light. 

https://www.gloucestershire.gov.uk/planning-and-environment/flood-risk-management/land-drainage-consent/
https://www.gloucestershire.gov.uk/planning-and-environment/flood-risk-management/land-drainage-consent/


Any such lighting strategy should also incorporate the following matters, inter alia, to minimise 
the impact of external lighting on ecology and dark skies: (1) identify those areas/features on site 
that are particularly sensitive for bats and hedgehogs and that are likely to cause disturbance in 
or around their breeding sites and resting places or along important routes used to access key 
areas of their territory, for example, for foraging; and (2) show how and where external lighting 
will be installed (through the provision of appropriate lighting contour plans and technical 
specifications) so that it can be clearly demonstrated that areas to be lit will not disturb or 
prevent the above species using their territory or having access to their breeding sites and 
resting places  

 
4. To minimise any nuisance from noise, vibration and dust emissions during the demolition and 

construction phases the developer’s attention is drawn to ‘Worcestershire Regulatory Services 
(WRS) Code of Best Practice for Demolition and Construction Sites, 2nd Edition, September 
2020’. 

 
5. Due to the offsite Badger setts identified and recorded and the mobility of Badgers, a pre-

commencement site check for evidence of Badgers should be carried out by a suitably qualified 
person prior to the commencement of development.  


