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1.0 SITE DESCRIPTION AND PROPOSAL 

Application Site 

1.1. The application site comprises of a 5.9 hectare parcel of land which falls within 
Gloucestershire Airport in Staverton and the land presently forms part of the northern side of 
the airfield associated with the Airport. The site lies to the west of Anson Business Park and 
is bounded by the B4063 to the north. To the west and south, the site is bounded by the 
airfield. The site would be accessed from the B4063. 

1.2. The site is relatively flat and contains part of the existing north-south runway (Runway 18-36) 
and part of the internal circulation road of the airfield. The remainder of the site is laid to 
grass besides a group of trees in the north east corner of the site adjacent to the B4063 and 
to the west of Anson Business Park. 

1.3. The site is located within the designated Green Belt and is located with the ‘Essential 
Operational Area’ of the Airport as defined in the Joint Core Strategy (JCS) Proposals Map. 

 

 



1.4. However, part of the eastern section of the application site situated to the south of Anson 
Business Park is a Proposed New Major Employment Site (Policy EMP1) in the Emerging 
TBP and is also proposed to be removed from the Green Belt.  This part of the site is also 
proposed to be removed from the Essential Operational Area of the airport in the Emerging 
TBP.  The proposed allocation extends to 4.2ha and 3.8ha of the application site is located 
within the proposed allocation (a map is provided in the Committee presentation). 

1.5. The remainder of the site subject to this planning application (2.1ha), comprising the western 
part of the application site, is not included in the land proposed to be allocated or removed 
from the Green Belt in the Emerging TBP but lies directly adjacent. It is also not proposed to 
be removed from the Essential Operational Area. Therefore, in the Emerging TBP this part of 
the application site is proposed as being within the Green Belt and the Essential Operational 
Area.  

1.6. It is noted that the applicant is promoting the allocation of an additional 8.5 hectares of land 
for employment purposes at the airport, and its removal from the Green Belt. This proposed 
additional allocation includes the remainder of the application site not already subject of the 
proposed allocation in the emerging TBP. The Borough Council has sought to work positively 
with the applicant to explore the inclusion of this additional land through the examination 
process and the Local Plan Inspector will be asked to consider this as part of the 
Examination process. This does not however change the application site’s designated Green 
Belt status. 

1.7. The site is not subject to any landscape designations and is located in Flood Zone 1. 

Current Application 

1.8. The application has been revised during the planning application process and the size of the 
application site has been reduced from 8.5 hectares to 5.9 hectares further to objections 
received from existing businesses operating at the Airport. 

1.9. The amended application is submitted as a hybrid application and seeks: 

1. Full permission for the provision of a new site access off the B4063, internal estate roads 
and associated infrastructure; and 

2. Outline permission with all matters reserved besides access for a mixed-use development 
comprising of Class B1(c), B2 and B8 employment uses on 5.9 hectares of land.  

1.10. The full application includes a new site access off the B4063 together with an internal road 
network which forms two primary routes leading to individual plots.  The two access roads 
contain footpaths running parallel with associated space for services, landscaping and 
drainage (including swales).  All secondary and tertiary routes would form part of a future 
reserved matters application for each individual plot. 

1.11. The outline application seeks permission for a mixed-use development comprising of Class 
B1(c), B2 and B8 employment uses on 5.9 hectares of land.  The application seeks to 
determine access and the internal estate road at this stage as part of the full application; 
however, appearance, landscaping, layout and scale are reserved for future consideration. 

1.12. Whilst the above matters are reserved, the applicant has provided details including 
Illustrative Masterplan documents and a Design and Access Statement which set out the 
design and layout principles. The Design and Access Statement confirms that the total gross 
internal floor area generated through the development would be up to 30,000 sqm. 



2.0 RELEVANT PLANNING HISTORY 

2.1 There is a significant planning history to the airport, the most recent of which is as follows: 

Application 
Number 

Proposal Decision Decision 
Date    

01/00115/CLP Certificate of lawfulness relating to erection of an 
airport fire station. 

CLPCER 28.03.2001  

02/01236/FUL Construction of two storey offices (Class B1) and 
associated parking and road alignment. 

PER 16.12.2002  

89/91001/OUT Outline application for the erection of 3 warehouses 
for air freight storage. 

REF 17.01.1990  

97/01057/FUL New airport terminal building comprising hangar and 
multi-user facility (public concourse, 
departures/arrivals lounge, cafe/viewing gallery). 

PER 06.01.1998  

98/00549/FUL New terminal building comprising hangarage and 
multi-user facility (public concourse, 
departures/arrivals lounge cafe/viewing gallery and 
office space (revised scheme). 

PER 21.07.1998  

98/00687/FUL Erection of a building containing aircraft hangar, 
workshops, stores, flying club accommodation and 
office accommodation exclusively for aviation 
purposes. 

PER 18.08.1998  

98/00737/OUT Outline application for erection of a building for 
propeller production. 

REF 15.09.1998  

98/00738/FUL Construction of car park. PER 15.09.1998  

98/00925/FUL Erection of a building to contain fire rescue 
emergency unit, hangar and associated office space. 

PER 10.11.1998  

98/01163/FUL Erection of an aircraft hangar. PER 11.12.1998  

98/01353/FUL Removal of Condition 7 of planning permission 
98/7133/0738/FUL dated 15.9.98 (removal of hard 
surfaced area). 

PER 02.02.1999  

99/00121/FUL Erection of aircraft hangar with offices (revised 
scheme). 

PER 16.06.1999  

99/00519/FUL Removal of condition 10 of planning permission 
reference 98/7133/0549/FUL dated 21.7.98 
(demolition of existing buildings). 

PER 20.07.1999  

99/01355/FUL Variation of condition 7 of planning permission 
ref:99/7133/0497/FUL to permit the use of the 
premises/land for the manufacture of aircraft 
components and the conducting of light industrial 
operations. 

PER 09.02.2000  



03/00941/FUL Construction of temporary car park. REF 14.11.2003  

06/01668/FUL Change of use of agricultural land to airport 
operational land, grading of land to create a Runway 
End Safety Area, construction of paved area at the 
end of main runway, culverting of brook, erection of 
security fence and footbridge. 

PER 18.08.2009  

06/01669/FUL Construction of a new access road to 
Gloucestershire Airport including new junction with 
Bamfurlong Lane. 

PER 21.09.2009  

83/00457/FUL Construction of a runway extension. PER 04.10.1983  

11/00965/CLP Proposed extension to existing airport car park. CLPCER 17.10.2011  

11/01231/FUL Erection of extensions to existing hanger and 
creation of new internal access road. 

PER 06.01.2012  

12/00049/FUL Variation of condition 6 attached to permission Ref: - 
06/01669/FUL to retain the surface finish of the 
existing access road. 

REF 09.03.2012  

15/00498/CLP Erection of a new general aviation hangar. CLPCER 24.06.2015  

15/00549/CLP Erection of a new general aviation hangar with 
associated concrete apron, car parking area and 
extended access road. 

CLPCER 17.07.2015  

16/00780/CLP Erection of general aviation hangar. CLPCER 02.09.2016  

17/00958/FUL Small patio sized area with a memorial stone erected 
on a circular plinth edged by shrubs connected to the 
road by a footpath. 

PER 30.11.2017  

18/00313/CLP Proposed use of Hangar SE51 and associated apron 
and car parking area as a flight training academy. 

CLPCER 11.04.2018  

18/00741/FUL Erection of a student accommodation block for use 
strictly in association with the Skyborne flight training 
academy, including site access, parking and 
landscaping. 

CALLIN   

20/00071/FUL Full planning application for the proposed use of land 
for the storage of commercial vehicles for a 
temporary period of five years and then as a car park 
in association with the Airport.  Associated 
development includes hardstanding, fencing and 
lighting. 

   

20/00819/CLP Rehabilitation and repair of existing runways at 
Gloucestershire Airport. 

  

 

 



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), National Planning Practice Guidance (NPPG) 
and Aviation Policy Framework (2013). 

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

3.3. Policies: Joint Core Strategy (JCS) 2017 – SP1, SP2, SD1, SD3, SD4, SD5, SD6, SD9, 
SD14, INF1, INF2, INF6, INF7. 

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

3.4. Saved Policies: TPT3, TPT5, TPT6, TPT9. 

Churchdown and Innsworth Neighbourhood Plan 2018 – 2031 (Made June 2020) 

3.5. Policies: CHIN9, CHIN10, CHIN11, CHIN12, CHIN13, CHIN14, CHIN16. 

Tewkesbury Borough Plan 2011-2031 – Pre-Submission Version (October 2019) 

3.6. Policies: EMP1, EMP4, EMP5, GRB1, GRB2, NAT1, ENV2, HEA1, TRAC1, TRAC2, TRAC3, 
TRAC9. 

Tewkesbury Borough Plan Addendum: Schedule of Changes to the Pre-Submission 
Plan’ document 

Employment land and economic development strategy review (November 2016) 

Pre-submission Tewkesbury Borough Plan employment sites background paper 
(October 2019) 

Flood and Water Management Supplementary Planning Document (March 2018 

Economic Development and Tourism Strategy (2017-21) 

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

The First Protocol, Article 1 (Protection of Property) 

Constraints 

Adjacent to a classified highway. 

Adjacent to public transport corridor. 

Green Belt. 

 

 



4.0 CONSULTATIONS 

4.1. Churchdown Parish Council – Objection to the 8.5 ha application as submitted: The 
proposed development represents over development on Green Belt land.  No objection to 
revised 5.9 hectare proposal. 

4.2. Civil Aviation Authority – No comments received. 

4.3. Highways England – No objection to revised proposal subject to conditions. 

4.4. County Highways Authority - Advised that the application should be deferred and 
additional information is submitted. (Note: The applicant has submitted additional information 
and a formal response following re-consultation is awaited). 

4.5. Local Lead Flood Authority – Following submission of further information relating to 
surface water discharge rates and pollution control measures, no objection subject to 
conditions.  

4.6. Environmental Health (Noise) – No objection, subject to conditions to restrict noise levels 
from fixed plants to protect the amenity of residential receptors.  Environmental Health 
advise that access to the estate from Bamfurlong Lane should be avoided/prohibited to 
protect the amenity of existing residents from an increase in noise levels associated with 
HGV movements. 

4.7. Environmental Health (Air Quality) – No objection subject to conditions. 

4.8. Environmental Health (Contamination) – No objection subject to conditions. 

4.9. County Archaeologist – No objection, no further archaeological investigation or recording 
need be undertaken in connection with this scheme further to the results of trial trenching 
were negative. No significant archaeology was encountered within the current application 
area.  

4.10. County Minerals and Waste – No objection subject to conditions. 

4.11. Severn Trent – No object subject to conditions.  

4.12. Urban Design Officer – No objection - The proposal relates well to the existing employment 
uses surrounding and responds well to this character and identity. The built form as shown in 
the illustrative masterplan is appropriate for this context, albeit this is in outline. There is a 
good amount of green infrastructure and well-connected pedestrian movement network 
around the site. The access road should include segregated cycle paths from the entrance of 
the site. It is positive that the intention is for the buildings to be constructed with sustainable 
building techniques and materials. 

4.13. Natural England – No comments to make. 

4.14. Tree Officer – No objection subject to conditions.  

4.15. Landscape Officer – No objection subject to conditions. 

4.16. Planning Policy - Gloucestershire Airport is a key strategic economic asset and employment 
location within the Borough and the Council is broadly supportive of the economic 
development potential of the airport in line with GFirst LEP SEP, the Tewkesbury Council 
Plan, the Tewkesbury Economic Development and Tourism Strategy and the adopted JCS. 



4.17. The adopted JCS reflects this, and its status as a developed site within the Green Belt, and 
provides policy guidance around development that may be acceptable within the designated 
Essential and Non-Essential Operational Areas. The application site is currently located 
within the Essential Operational Area where Policy SD5 states that new structures, buildings 
or extensions to buildings will only be permitted if they are essential to the operation of the 
airport and require an airport location. 

4.18. The emerging Tewkesbury Borough Plan seeks to continue to examine the growth of the 
airport and support its economic development potential as well as and the businesses around 
it. To support the this, the Pre-Submission TBP proposes the allocation of extensions to the 
existing Meteor Business Park and Bamfurlong Industrial Park (Anson Business Park) under 
Policy EMP1 and their removal from the Green Belt through policy GRB1. The proposed 
allocations do not include all of the land subject to this current application. 

4.19. However, through the latest Regulation 19 consultation on the Pre-Submission TBP, GAL 
submitted representations promoting the allocation of additional land at the airport that would 
include the land subject to this application. As the TBP is supportive of employment 
development at this strategically important location it has been working positively with GAL to 
explore the inclusion of this additional land through the examination process. This has 
resulted in the additional land being proposed through the ‘Tewkesbury Borough Plan 
Addendum: Schedule of Changes to the Pre Submission Plan’ document and is being put 
forward to the Inspector to consider the additional land as main modification to the plan. 

4.20. At the current time, the land subject to this application is contrary to JCS policy SD5 and the 
proposed modifications presented through the examination can have no weight at this stage. 

4.21. However, through the Borough Plan the Council is already seeking to allocate employment 
land at the airport (at land adjacent to the application site) in the Pre-Submission TBP and it 
has been established that exceptional circumstances may be demonstrated to justify the 
release of Green Belt land in this strategically important employment location. The Council is 
working positively with GAL, through the examination process, on the potential for application 
site to also be allocated and removed from the Green Belt in addition to the proposals 
already in the Pre-Submission TBP. 

5.0 PUBLICITY AND REPRESENTATIONS 

5.1. The application has been publicised through the posting of a site notice for a period of 28 
days and the publication of a press advertisement. 

5.2. Original Proposal (8.5 ha Proposal) 

5.3. 14 objections, one of which was signed by 6 operators at the airport, were received from 
local residents and businesses to the 8.5ha proposal which was subsequently amended.  
The comments raised are summarised below.  One of these objections has formally been 
withdrawn and is not summarised. 

- The significant reduction in the grass area to the North of the main 27-09 Runway (the 
runway that is used most frequently) would seriously affect the ability of businesses to 
operate due to their being in adequate distance between buildings on the airfield. Loosing 
this facility will severely curtail, if not completely frustrate, all helicopter operations. This 
entry/exit route passes over the least-densely populated area in the immediate 
neighbourhood, thereby restricting noise disruption in the surrounding communities. The 
option of moving helicopter operations to the South side of the airfield would impinge on 
the more densely populated areas of both Churchdown and the western outskirts of 



Cheltenham. A compromise could be found that allowed some development to take place 
whilst not affecting the main function of the airport to provide flights and flight training. 

- What appears to have been overlooked is a regulatory requirement from the 
Standardised European Rules of the Air which states that a helicopter manoeuvring on 
an aerodrome must not be operated closer than 60 metres to any persons, vessels, 
vehicles or structures located outside the aerodrome or site. The fencing of the 
development is significantly less than 60m from the FATO (it is approximately 45m) so 
the plans do not work. 

- It is understood that the appropriate physical, operational and technical safeguarding 
processes, which GAL is required to submit to the Civil Aviation Authority (CAA) prior to 
any development on, or in the vicinity of the Aerodrome, have not been completed. 

- The airport should be recognised in its own right as a critical infrastructure component in 
and not just an area of land for development. 

- The airport supports national Air Ambulance and Police helicopter communities and this 
should not be lost or compromised. 

- The loss of helicopter flights may compromise the long-term financial viability of the entire 
airport. 

- Closing the north/south (36/18) runway entirely, as this proposal requires, will severely 
affect fixed wing training operations. This would result in loss of income not only for those 
businesses but the airport too, in terms of fuel sales, landing fees and other revenue 
generated by visiting aircraft. 

- The site is designated both Green Belt and an Essential Operational Area and the 
proposals in the application are not consistent with these designations. 

- The proposed development is inappropriate development and conflict with the purposes 
of the Green Belt and harm openness. It would constitute urban sprawl and it would 
comprise a further push towards Cheltenham and Gloucester merging into each other. 

- The proposals are located in the Essential Operational Area of the Airport and conflict 
with the Emerging TBP. 

- Operators were not consulted on the Emerging TBP SoCG which proposes the inclusion 
and the site in to the Emerging TBP. This proposed revision has not been subject to any 
statutory consultation exercise. The inclusion of the larger site can be considered by the 
Inspector during the examination process but will not be treated as part of the submitted 
plan. The weight attached to SoCG should reflect this. 

- The NPPF and PPG states that planning policies should recognise the importance of 
airfields.  The development proposals are not consistent with this guidance. 

- The LEP funding deadline must be weighed against the financial implications to the 
airport of potentially causing irreparable damage to the future viability of many of the 
flying schools, which are a core part of the airport itself as well as its current position in 
the national context and the network of airfields. 

- The proposal will make the B4063 less safe for cyclists due to construction of second 
refuge island. 



- There are alternative development opportunities at the Airport and on surrounding 
sites/industrial estates that could be developed and it is not necessary for the airfield to 
be developed. 

- The development will increase noise pollution. 

- The development will increase air pollution along Cheltenham Road East. 

- The development will increase traffic congestion and the submitted Transport 
Assessment is not correct.  This could compromise the commercial success of existing 
businesses at nearby industrial estates. 

- The development will increase surface water run-off and flooding. 

Revised Proposal (5.9ha Proposal) 

5.4. One objection has been received signed by five operators at the Airport: 

- There has been no report on air safety submitted with the application, despite this being a 
material planning consideration in determining the application. 

- Safety margins that only provide for the minimum distances in relevant guidance are not 
suitable at this airport, where student and inexperienced pilots may require more 
manoeuvring space because the chance of error is so much greater than for an experienced 
pilot. Furthermore, the specialist training and recurrent checking of the pilots of larger, 
commercially operated helicopters, such as Police and Air Ambulance, also frequently 
simulate systems failures aboard the aircraft, which require larger safety margins. 

- Making changes to the physical space in the airport layout will result in greater potential 
conflicts between the different types of aircraft and operations. 

- An operational trial, based on new helicopter circuit tracks and procedures, has been 
proposed and there are concerned that the parameters for this trial are inadequate. However, 
this operational trial has been postponed indefinitely and clearly cannot realistically now take 
place before a committee date in February. 

- Committee members may be asked to make a decision without all of the relevant material 
considerations in front of them. In the absence of an air safety report based upon a trial with 
suitable parameters, the planning considerations raised by this application cannot properly 
be weighed in the planning balance. 

– Some operators have signed a Statement of Common Ground subject to the trial taking 
place and the trial demonstrating a satisfactory level of air safety. 

- In the absence of a published report on the air safety implications of the proposed 
development from an independent consultant and based upon a trial with suitable 
parameters, the local planning authority has inadequate evidence on which to determine 
the application. 

- The proposed operational trial, which is to be based on new helicopter circuit tracks and 
procedures, so there will clearly be changes to the noise environment as a result of the 
proposed development. These changes need to be evidenced and assessed to establish 
whether there will be any harm by way of noise. The applicants have not provided a noise 
report addressing these points and the environmental health officer at the Council has 
therefore not taken these points into consideration when making their response. In the 



absence of a proper assessment of the noise implications of the proposed development, 
the local planning authority has inadequate evidence on which to determine the 
application.  

- If the application has not been properly assessed before determination, resulting in later 
problems that require restrictions to be placed onto existing businesses in order to correct 
the problems created, these restrictions will harm the existing businesses. 

- If an effective stakeholder consultation process had been carried out in early 2020 before 
the application was submitted, it is likely that these concerns could have been resolved at 
that time. 

- There is an absence of evidence to demonstrate that there will not be harm to the 
economic future of the flying schools in the Essential Operating Area of the airport, which 
local and national policies seek to protect. 

- The application is inappropriate development in the Green Belt which would harm its 
openness. 

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

7.0 ANALYSIS 

Town and Country Planning (Environmental Impact Assessment) Regulations 2017 

7.1. The proposal is for development that falls within Column 1, Paragraph 10 (a) of Schedule 2 
of The Town and Country Planning (Environment Impact Assessment) (England and Wales) 
Regulations 2017 (EIA Regulations) and exceeds the threshold in column 2 of the table in 
Schedule 2. 

 

 



7.2. The proposal, which at the time was for a 8.5 hectare development, has been screened 
under the EIA Regulations. In the opinion of the Local Planning Authority, having taken into 
account the criteria in Schedule 3 of the Regulations, the development would not be likely to 
have significant effects on the environment, in the context of the EIA Regulations, by virtue of 
factors such as its nature, size and location. These conclusions remain valid for the current 
application which reduces the size of the proposal. Therefore, it has been determined that an 
Environmental Statement is not required. 

Principle of Development 

7.3. Policy SD1 of the JCS provides support for employment related development in the wider 
countryside where it is located adjacent to an existing settlement or employment area and 
where it allows the growth of existing business, especially those in key growth sectors. Policy 
SD5 (Green Belt) provides that only those buildings which are essential to the operation of 
the airport and require an airport location will be permitted in the ‘Essential Operational Area’ 
of the airport, where this application site is located. 

7.4. Paragraph 104 of the NPPF states planning policies should recognise the importance of 
maintaining a national network of general aviation airfields, and their need to adapt and 
change over time – taking into account their economic value in serving business, leisure, 
training and emergency service needs, and the Government’s General Aviation Strategy. 

7.5. Planning Practice Guidance states that aviation makes a significant contribution to economic 
growth across the country, including in relation to small and medium sized airports. Local 
planning authorities should have regard to the extent to which an aerodrome contributes to 
connectivity outside the authority’s own boundaries, working together with other authorities 
and Local Enterprise Partnerships as required by the NPPF. As well as the NPPF, local 
planning authorities should have regard to the Aviation Policy Framework (2013), which sets 
out government policy to allow aviation to continue making a significant contribution to 
economic growth as set out in paragraph 80 of the NPPF. 

7.6. The Aviation Policy Framework sets out the government’s policy to allow the aviation sector 
to continue to make a significant contribution to economic growth across the country. It sets 
out government’s objectives on the issues which will challenge and support the development 
of aviation across the UK. 

7.7. Paragraph 191 of the Aviation Policy Framework states that where a planning application is 
made that is likely to have an impact on an existing aerodrome’s (small and medium airports) 
operations, the economic benefit of the aerodrome and its value to the overall aerodrome 
network as well the economic benefits of the development will be considered as part of the 
application process. However, these benefits will be balanced against all other 
considerations. 

7.8. Paragraph 80 of the NPPF states that planning 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. The approach taken should allow each area 
to build on its strengths, counter any weaknesses and address the challenges of the future. 
Paragraph 82 of the NPPF states that planning decisions should recognise and address the 
specific locational requirements of different sectors. 

 

 



7.9. Policy SP1 of the JCS states that during the plan period 2011-2031 provision will be made for 
a minimum of 192 hectares of B-Class employment land to support approximately 39,500 
jobs.  Policy SP2 sets out the distribution of development and states that at least 84 
hectares of the 192 hectares provision will be delivered at Strategic Allocation sites and any 
further capacity will be identified in District Plans. The explanation to Policy SP2 states that 
this will include further exploration of growth opportunities in the wider M5 Growth Corridor. 

7.10. The supporting text to Policy SP1 also identifies that the evidence on land availability at the 
time indicated that approximately 40 hectares of additional employment land may be 
available in Tewkesbury Borough. The Emerging TBP proposes the allocation of employment 
land totalling just over 46 hectares. However, the proposed allocation at Malvern View 
Business Park has subsequently been granted planning permission for a residential-led 
scheme with a smaller element of employment land, Therefore, the proposed allocation of 
the additional 8.5 hectares of land at Gloucestershire Airport, which forms part of the 
application site alongside the existing allocations within the Emerging TBP would also have 
the benefit of rebalancing the employment land supply closer to the level originally proposed 
in the Emerging TBP. The Council is therefore working positively with GAL, through the 
examination process, on the potential for the application site, which forms part of the 8.5 
hectare site, to also be allocated and removed from the Green Belt in addition to the 
proposals already in the Emerging TBP. 

7.11. The Councils Economic Development and Tourism Strategy (2017-21) includes employment 
land planning as one of its strategic priorities. It seeks the allocation of employment sites 
through the JCS and the Emerging TBP as well as identifying growth opportunities at 
Gloucestershire Airport. To support the above, the Emerging TBP proposes the allocation of 
extensions to the existing Meteor Business Park and Bamfurlong Industrial Park (Anson 
Business Park) under Policy EMP1, land which is currently within GAL's operational area.  
Part of the application site comprises of land within Emerging Allocation EMP1. 

7.12. The Explanation for Policy SD5 of the JCS states that the JCS supports the LEP's Strategic 
Economic Plan for Gloucestershire to optimise the contribution and benefit that 
Gloucestershire Airport and the land around it makes to local communities and the economy.  

7.13. Therefore, whilst there is broad support generally for employment led development in this 
area, and the site is being promoted through the TBP, the proposals must be considered in 
the context of the site’s green belt location and the conflict with Policy SD5 of the JCS which 
restricts development in the Essential Operational Area of the airport. Green Belt matters are 
considered in detail below. 

Green Belt 

7.14. Although part of the application site is proposed to be removed from the Green Belt in the 
Emerging TBP, at the time of determination of the current application the entire site remains 
within the Green Belt and the application must be determined on this basis. 

7.15. Paragraph 145 of the NPPF states that a local planning authority should regard the 
construction of new buildings as inappropriate development except in specific exceptions as 
set out in NPFF. Paragraph 143 states that inappropriate development is, by definition, 
harmful to the Green Belt and should not be approved except in very special circumstances. 

7.16. Paragraph 144 of the NPPF states that when considering any planning application, local 
planning authorities should ensure that substantial weight is given to any harm to the Green 
Belt. 'Very special circumstances' will not exist unless the potential harm to the Green Belt by 
reason of inappropriateness, and any other harm resulting from the proposal, is clearly 
outweighed by other considerations. 



7.17. The exceptions to inappropriate development set out in paragraph 145 include, with this 
relevance to this application include: 

7.18. (g) limited infilling or the partial or complete redevelopment of previously developed land, 
whether redundant or in continuing use (excluding temporary buildings), which would: 

- not have a greater impact on the openness of the Green Belt than the existing 
development. 

7.19. Setting aside whether the application site is previously developed land, the application would 
have a greater impact on the openness of the Green Belt than the existing development. The 
proposed development therefore meets none of the exceptions of paragraph 145 of the 
NPPF. 

7.20. In regard to development plan policy, Policy SD5 of the JCS states that within the Essential 
Operational Area of the Airport in which the application site is located, new buildings will only 
be permitted if they are essential to the operation of the airport and require an airport 
location. The proposed development is not essential to operation of the airport and does not 
require an airport location. The proposal therefore does not meet the exceptions for 
development at the Airport set out in Policy SD5 of the JCS.  

7.21. Whilst part of the application site is proposed to be removed from the Green Belt in the 
Emerging TBP, this does not alter its Green Belt status for the determination of the 
application. 

7.22. The current proposals therefore represent inappropriate development in the Green Belt which 
is harmful by definition. Inappropriate development is, by definition, harmful to the Green Belt 
and should not be approved except in the very special circumstances. 

Purposes and Essential Characteristics of Green Belt 

7.23. Before considering whether very special circumstances existing it is appropriate to consider 
the essential characteristics and purposes of the Green Belt and the harm arising from the 
proposal. 

7.24. Paragraph 133 of the NPPF states that the fundamental aim of Green Belt policy is to 
prevent urban sprawl by keeping land permanently open; the essential characteristics of 
Green Belts are their openness and their permanence.  The application proposes buildings 
of up to 15 metres on the site which would permanently harm the openness of the Green Belt 
on the application site. 

7.25. Paragraph 144 of the NPPF states the Green Belt serves five purposes: to check the 
unrestricted sprawl of large built-up areas; to prevent neighbouring towns merging into one 
another; to assist in safeguarding the countryside from encroachment; to preserve the setting 
and special character of historic towns; and to assist in urban regeneration, by encouraging 
the recycling of derelict and other urban land. 

7.26. The characteristics of the application site and the potential degree of harm that may occur 
should land be considered for removal from the Green Belt is considered in Emerging TBP 
Evidence Base Document, Tewkesbury Part 2 (Partial) Green Belt Review Final Report 
prepared by LUC dated July 2017 (GBR). 

 



7.27. In the GBR, the application site forms part of parcel P07, which also includes the remainder 
of the airfield to the south. In the appraisal of the site in respect to its contribution to Green 
Belt purposes the GBR recognised that this parcel forms a large part of the settlement gap 
between Churchdown and Cheltenham. It is also a principal element in the gap between 
Churchdown and Meteor Business Park, Bamfurlong Industrial Estate, and Staverton 
Technology Park. The large size of the parcel (of which this site is part) provides a strong 
physical separating feature between Churchdown and these areas of industrial development. 
The release of parcel P01 from the Green Belt would lead to an almost continuous area of 
development between Churchdown and the M5 which would significantly reduce the critical 
settlement gap between Gloucester and Cheltenham. The parcel also plays an important role 
in preserving the perceptual gap between Churchdown and Cheltenham while travelling 
along the A40.  

7.28. Whilst the site is considered to be open countryside for planning purposes the GBR 
concluded that there is a strong distinction between this parcel and the wider area of open 
countryside to the north and releasing this parcel from the Green Belt and any subsequent 
development would therefore unlikely to constitute significant encroachment into the open 
countryside. 

7.29. Having regard to this analysis the GBR concludes that the harm arising from entire parcel of 
land P07 being removed from the Green Belt, which includes the application site and the 
airfield to the south, would be high, principally due to reducing the of the gap between 
Churchdown and the various industrial estates to the east, and leading to an increased 
perception of a continuous area of development from Churchdown to the M5. However, the 
GBR notes that the extent of Gloucestershire Airport and airfield has reduced the countryside 
character of this gap but does not diminish the fact that it remains largely open and serves a 
critical role as Green Belt. 

7.30. Notably, the application site only includes the northern part of parcel P07 and would therefore 
not reduce the gap between Churchdown and Cheltenham when viewed from the A40.  
However, it is the case, that the development of the application site would result in an 
increased perception of a continuous area of development from Churchdown to the M5 and 
Cheltenham when viewed from the B4063, albeit the existing airfield has reduced the 
countryside character of this gap.  

7.31. It is therefore considered that the harm arising from the proposed development would be 
moderate having regard to the purposes of the Green Belt, however a sense of openness 
across the extent of the airport would be retained by the Airport and surrounding Green Belt. 

7.32. Inappropriate development is also, by definition, harmful to the Green Belt, and should not be 
approved except in very special circumstances. 

Alternative Site Assessment 

7.33. Given the Green Belt location of the site it is necessary to consider whether there are 
alternative sites available which could accommodate the development, either outside the 
Green Belt, or sites within the Green Belt which would have lesser harm. 

7.34. The economic benefits of supporting key growth sectors through locating employment uses 
in proximity to the Airport, and other inter-related business, is a consideration when 
assessing alternative sites. To deliver the economic benefits of these key growth sectors, it is 
considered that businesses benefit from being located in proximity to the airport.  Besides 
the built-up area of Churchdown and the adjacent business parks, the majority of the 
surrounding area is located within the Green Belt.  There are no opportunities for the scale 
of development proposed within the adjacent business parks outside the Green Belt. It is also 



considered by virtue of the presence of existing built form in the vicinity of the application site, 
which reduces the impact of the proposal on the Green Belt, that there are no other sites 
within the Green Belt in proximity of the Airport which would have a lesser harm.  It is 
therefore concluded that there are no other sites which could deliver the same economic 
benefits either outside the Green Belt, or sites within the Green Belt which would have lesser 
harm. 

Are there Very Special Circumstances? 

7.35. The applicant has put forward the following case in support of the application which they 
consider would amount to the very special circumstances to justify the development in green 
belt terms. 

1.The development will provide substantial economic growth benefits that will assist in 
meeting the employment land and job creation aspirations of the JCS and Emerging TBP. 
This development amounts to 15% of the total employment land allocation proposed within 
the Emerging TBP and the total allocations at Gloucestershire Airport amount to 35% of its 
overall employment land requirement. 

2. The granting of planning permission now will release an initial £1.885m of grant funding 
from the GFirst LEP through the ‘Local Growth Deal 3’, which will facilitate the essential 
infrastructure enabling works necessary to deliver this employment location. This will then 
leverage a further £46.0m through private sector investment over a 10-year period and 
£45.5m in GVA per annum. The updated terms of the LEP funding agreement requires 
planning permission to be granted by 19th March 2021 and enabling infrastructure works to 
be completed by the end of June 2021 or the funding will be lost. Therefore, this 
development must be progressed now and in advance of the adoption of the Emerging TBP. 

3. The development is forecasted to create around 1,520 new FTE jobs for local people, 
including skilled and semi-skilled workers. According to the GFirst LEP, this level of job 
creation and associated economic growth has the potential to significantly assist in the 
county’s economic recovery from the Covid-19 pandemic. 

4. The proposal will attract high profile businesses to Tewkesbury Borough which require an 
airport location and will allow for the retention and expansion of existing businesses that are 
already based at Staverton but have outgrown their current premises. There are at least 
three long-standing businesses based at Staverton which are, subject to planning, intent on 
signing terms for new commercial premises on the site. This will secure their long-term future 
in Tewkesbury Borough. 

5. The development is likely to accommodate businesses that support the aviation, cyber 
technology and engineering industries, which are defined by the Strategic Economic Plan 
and JCS policy SD1 as three of their “key growth sectors”. 

6. The main east-west runway at Gloucestershire Airport is in need of repair in order for the 
airport to remain operational. The cost of repair, together with associated borrowing costs, 
are such that this can only be serviced through the income generated from the delivery of this 
development. The refurbishment of the runway is critical to the longevity and sustainability of 
the Airport as a going concern. 

 

 

 



7. The site forms part of the employment land allocations in the emerging TBP under Policy 
EMP1 and has been found suitable for Green Belt release. The land is therefore expected to 
be developed for employment purposes in the very near future. Withholding permission until 
the Emerging TBP’s inevitable adoption would serve no good purpose and would only delay 
much needed growth and jobs and would jeopardise the release of LEP funding which is 
critical to its delivery. 

7.36. What constitutes a very special circumstance is a matter, depending on the weight of each of 
the factors put forward and the degree of weight to be accorded to each, is a matter for the 
decision-maker. The first step is to determine whether any individual factor taken by itself 
outweighs the harm and the second is to determine whether some or all of the factors in 
combination outweigh the harm. 

7.37. Officers consider the key benefits of the proposal relate to the economic benefits arising from 
the proposal. The proposed development would contribute to economic growth generally and 
also attract businesses which require an airport location and will allow for the retention and 
expansion of existing businesses that have outgrown their current premises, although it is 
recognised that the identity of end users cannot be secured through the planning process. In 
addition to the benefits to the national economy the retention of and creation of new local 
jobs is a clear benefit arising from the proposal. There would be economic benefits during 
construction as well as knock on benefits to local suppliers and the service industry. 

7.38. Whilst the application is not for directly related development, it is clear that the proposals 
would support the continued operation of the airport. The general aviation industry is one 
which is recognised as requiring support and it is by no means unusual that local airports 
often require the support of ancillary features, such as business parks, to facilitate their 
business. Paragraph 104(f) of the NPPF in particular recognises the importance of 
maintaining a nation al network of general aviation airfields and their need to adapt and 
change over time -taking into account their economic value in serving business, leisure, 
training and emergency service needs, and the Government’s General Aviation Strategy. It is 
also noted that there is an all-party Parliamentary Group on General Aviation which, as part 
of its mission statement believes that a network of General Aviation airfields must be 
protected and enhanced by the government. In this context it is clear that the Airport is a 
unique and important asset in the wider area. The contribution of this proposal to ensuring 
the longevity of this asset is a matter which weighs in favour of development. 

7.39. In this instance, officers appreciate that planning permission is sought ahead of the adoption 
of Emerging TBP to secure grant funding from the GFirst LEP through the ‘Local Growth 
Deal 3’ and prior the adoption of Emerging TBP and therefore the reasoning for the timing of 
the application is understood however it is not considered that this factor would outweigh the 
harm to the Green belt on its own or in combination with other factors. 

7.40. Similarly the weight to be given to the consideration of the wider site in the emerging Plan 
can be given very limited weight at best as the wider site, within which part of this application 
site sits, was not included within the Pre-submission version of the Plan and has not been 
subject to public consultation. 

7.41. Substantial weight must be given to the identified harm to Green Belt. However, officers have 
carefully considered the individual and in-combination benefits put forward by the applicant 
and it is considered that the significant economic benefits arising from the development in 
meeting the employment land and job creation aspirations of the JCS, and the general 
support of the Airport which is a unique and important asset in the wider area, are capable of 
amounting to the very special circumstances required to outweigh the harm to the Green Belt 
by reason of inappropriateness and the other harms to the Green Belt including its openness, 
permanence and purposes. 



Conclusions in respect of Green Belt policy 

7.42. It is concluded that the proposed development is inappropriate development in the Green 
Belt. Inappropriate development is, by definition, harmful to the Green Belt, and should not 
be approved except in very special circumstances. 

7.43. The application proposes buildings of up to 15 metres on the application which would 
permanently harm the openness of the Green Belt on the application site. It is also concluded 
that the harm arising from the proposed development would be moderate in regard to the 
purposes of the Green Belt. 

7.44. Substantial weight must be given to the identified harm to Green Belt. However, officers have 
carefully considered the individual and in-combination benefits of the scheme put forward by 
the applicant. As set out above, in this instance officers consider that there are benefits in 
this case which are capable of amounting to the very special circumstances required to 
clearly outweigh the harm to the Green Belt by reason of inappropriateness, and the other 
harms to the Green Belt, including its openness, permanence and purposes. 

7.45. The overall conclusion in respect to Green Belt harm is dependent on the identification of any 
other harm which may arise following analysis of all material planning considerations which 
are discussed in the following sections of this Report. 

Operational Impact on Airport and Essential Operational Area 

7.46. The application site is located in the ‘Essential Operational Area’ of the Airport as defined in 
Inset Map 1 of the JCS.  The purpose of this definition of ‘Essential Operation Area’ is to 
define the functional area of the airport for the JCS Green Belt policy SD5 where only 
essential airport operational structures are to be located in order to retain the openness of 
the Green Belt. 

7.47. The Emerging TBP proposes to reduce the functional area of the Airport and remove part of 
the application site and surrounding land from the ‘Essential Operational Area’ of the Airport 
and the Green Belt. 

7.48. Paragraph 4.5.12 of the JCS states that Gloucestershire Airport is a general aviation airport 
that handles 90,000 aircraft movements every year, many for business purposes. The JCS 
supports the Strategic Economic Plan for Gloucestershire which states: “the Local Enterprise 
Partnership aims to optimise the contribution and benefit that Gloucester Airport and the land 
around it can make to local communities and the economy”. 

7.49. One of the key issues arising from the application has been concerns raised by several 
existing aviation related tenants, who operate from Gloucestershire Airport. These concerns 
relate to the proximity of the proposed southern boundary of the application site, in the 
vicinity of where helicopter operations presently take place. 

7.50. During the determination period of the application GAL have confirmed that they remain 
committed to its operators who provide helicopter training facilities and other aviation related 
operations and wish to see those parties continue to operate at the Airport. As such, a series 
of meetings and discussions took place throughout September– November 2020 with a view 
to addressing those concerns. 

7.51. As a result, GAL revised the current planning application and moved the proposed southern 
boundary of the development further north to enable the proposed southern boundary to be 
repositioned away from the existing helicopter training area.  This resulted in a reduction in 
the site area from 8.5 hectares to 5.9 hectares.  



7.52. Further to these amendments, a number of the operators who previously objected have 
signed a Statement of Common Ground stating they would be prepared to withdraw their 
objections, subject to the reduction in the site area, which has been done. Signatories are 
Babcock, Special Aviation Services, Heliflight UK and RGV Aviation. However, not all 
operators have removed their objections and some continue to object on the basis of 
operational safety and potential restrictions to activities. 

7.53. As part of the Statement of Common Ground, an illustration showing space for helicopter 
operations has been provided, which it is advised is subject to an agreed written operating 
procedures manual. A copy of this plan is included in the Committee Presentation. 

7.54. A Safety Case for an Operational Trial has also been provided, albeit the trial itself has been 
delayed due to the COVID-19 pandemic.  The Safety Case advises that: 

- With this development there will be limited space available for helicopters to continue 
to operate in the way that they currently do. 

-  What is currently in this area is not documented in any regulatory documentation and 
there is also no guidance or regulatory documentation on helicopter training areas, 
aiming spots etc. 

- There are no current procedures associated with operations at Heli North. Therefore 
the Safety Case presents the safety assessment to the change, or implementation, in 
operational procedures ready for an operational trial. It is intended that the Safety 
Assessment and associated changes for the operational trial will demonstrate that the 
operation will remain safe following the development. 

- The general consensus is that the area could do with procedures as it is but the need 
for more robust procedures following the proposed reduction in size is now essential. 

- The final design of the operational area to be developed has been done with 
continued liaison with operators. It has been decided that now the procedures are 
finalised an operational trail can be undertaken where any issues will be highlighted 
and tweaks can be made where necessary. 

-  The procedures have been developed to increase safety assurance in this area whilst 
at the same time keeping the procedures very clean and unambiguous. If done 
correctly then the increase in workload will be minimal and helicopter operators will 
not be affected adversely in terms of safety or heavy restrictions being implemented 
having an impact on the businesses. 

7.55. Due to the COVID-19 pandemic the operational trials have not gone ahead. It has been 
advised that due to the current national lockdown the level of air traffic is significantly 
reduced around the Airport at present. This means that carrying out the trials at this time 
would not be in any way representative of normal air travel levels. GAL have however 
advised that they are committed to and remain hopeful of the success of the trials. However, 
should the proposed procedures prove unworkable or unsuccessful for any reason, GAL will 
work with tenants on an alternative that meets the relevant regulations and it is advised that 
there are potentially several alternative options. 

 

 



7.56. Officers note the concerns of operators and it is evident that would be changes arising to 
helicopter movements as a result of the development.  However, the applicant has made 
amendments to the proposal to alleviate some of these concerns which has resulted in the 
removal of objections from some operators. Whilst the operational trial has not been 
undertaken, it was the purpose of the trial to demonstrate that the operation will remain safe 
following the development. 

7.57. It is the case that air safety issues is a matter for the Airport and it is not the role of the 
planning authority to regulate these matters. However, in terms of the economic impact which 
is a matter for the planning authority, it is evident that there may be potential impacts on 
existing operators as a result of the development which could result in economic impacts, 
which is a matter which weighs against the proposal.  However, officers consider that the 
revised site boundary, together with the revised operating procedures for helicopter flying, 
have alleviated some of these concerns and therefore it is considered that the potential 
economic impact on operations is acceptable. 

Landscape and Visual Impact 

7.58. Paragraph 170 of the NPPF states that the planning system should contribute to and 
enhance the local environment by, inter alia, protecting and enhancing valued landscapes in 
a manner commensurate with their statutory status or identified quality in the development 
plan.  Policy SD6 of the JCS echoes these requirements and 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.  The policy goes on to state that all 
applications for development will consider the landscape and visual sensitivity of the area in 
which they are to be located or which they may affect. 

7.59. The application site is not located within a designated valued landscape area within the 
development plan. 

7.60. The application is supported by a Landscape Appraisal which considers the character of the 
site and the relationship to its surroundings. The site currently comprises a section of paved 
runway and associated taxiway with areas of mown grass. The Appraisal identifies that the 
application site is positioned between two existing commercial developments and whilst this 
gap allows views of the airport’s open character, the extension of development along the 
road replicates and continues the commercial character of the existing buildings. The 
appraisal considered that the landscape resource present within the site is minimal, reflecting 
its active usage as part of the airfield. 

7.61. The Appraisal assesses the visual impact of the proposed development from nearby and 
distant viewpoints. The Appraisal identifies that owing to the flat open nature of the site views 
are enabled from along the B4063. These views extend across the airfield’s runway to 
Churchdown Hill and the Cotswold escarpment beyond.  There are also clear views of the 
application site from Bamfurlong Lane to the east, and from national cycle network route 41, 
a well used route runs to the south of the site along the Airport boundary with the A40.  
There are also distant views of the application site from Churchdown footpath 22 to the south 
where the site can be identified within the landscape with its hard-surfaced runways and 
expanses of open grassland. A map of these viewpoints is provided in the Committee 
Presentation. 

 

 



7.62. The Appraisal concludes that given the application site is on an airfield surrounded by 
existing commercial buildings the development could be suitably designed to redefine views 
along the B4063 and the setting back of built form and planting along the frontage will 
enhance the commercial street scene where currently there is a razored fence. In addition, 
the height and positioning of the built form can be arranged to help assimilate the 
development within the surrounding landscape. In addition, careful use of planting both along 
the runway edge and within the development’s linear corridors could filter views from the 
south.  On this basis, the Appraisal considers that the development could therefore be 
accommodated without having a detrimental effect on the existing visual environment. The 
findings of the Appraisal show that the study area would be capable of accommodating 
further commercial development and any potential negative effects can be mitigated through 
consideration of the height and positioning of built form, and the integration of a suitable hard 
landscape and planting strategy that will enhance the quality of the local landscape. 

7.63. The Council’s Landscape Advisor has been consulted on the application and advises that the 
Landscape Appraisal, appears to have been set out broadly in line with GLVIA3 (Guidance 
for Landscape and Visual Impact Assessment, Third Edition, Landscape Institute, 2013). The 
Landscape Advisor is also satisfied that the photographic record set out in the Viewpoints are 
a fair representation of the view from the naked eye.  

7.64. The Advisor concludes she is content that the Landscape Appraisal is an objective and 
accurate statement of fact in relation to the proposed business park infill development. Whilst 
there will clearly be a loss of open views into and across the airfield, the impact on the wider 
landscape character would not be significant and the visual effects could be mitigated 
through a well-designed landscape strategy for the development. 

7.65. Officers have carefully considered the visual impact of the proposed development having 
regard to the submitted information.  The amended application site boundary and illustrative 
layout is such that proposal would be viewed as a continuation of the built form of Anson 
Business Park and thus the proposal would be viewed as a continuation of the existing 
commercial streetstcene, particularly from the most prominent view point on the B4063.  
Whilst landscaping, layout, scale and appearance are reserved matters, it is considered that 
the illustrative masterplan demonstrates that the application proposals would not appear as 
an incongruous intrusion in the landscape and are capable of being assimilated into the 
existing built form. 

7.66. There would clearly be a visual impact on the area which would result in a degree of harm to 
the character and appearance of the area resulting in the loss of the open aspect of the 
existing gap when viewing the site from Cheltenham Road East in particular. Nevertheless, 
the design approach as demonstrated via the indicative layout and Design and Access 
Statement, including the positioning of built form and the inclusion of boundary landscaping, 
would serve to minimise the impact of the proposal. Overall, it is considered that the 
landscape impact arising from the proposal would be outweighed by the benefits in this case, 
notwithstanding the proposals impact on the openness of the Green Belt as discussed 
above. 

Design 

7.67. The NPPF highlights that the creation of high quality buildings and places is fundamental to 
what planning and development process should achieve. Paragraph 127 states, amongst 
other things, that planning decisions should ensure that development will function well and 
add to the overall quality of the area; will be visually attractive as a result of good 
architecture, layout and appropriate and effective landscaping and will be sympathetic to 
local character and history, including the surrounding built environment and landscape 
setting. 



7.68. This advice is echoed in JCS Policy SD4 which states new development should respond 
positively to, and respect the character of, the site and its surroundings, enhancing local 
distinctiveness, and addressing the urban structure and grain of the locality in terms of street 
pattern, layout, mass and form. It should be of a scale, type, density and materials 
appropriate to the site and its setting. 

7.69. All matters relating to design and layout are reserved for future consideration. However, the 
application has been supported with a Design and Access statement and an illustrative 
masterplan and anticipated plot boundary plan which provides an indication as to how the 
site could be developed.  The application is also supported by a parameters plan which 
shows proposed maximum building heights. These parameters would be used to inform the 
submission of any subsequent reserved matters applications. 

7.70. The application site is located immediately to the west of the Anson Business Park and the 
proposal would be viewed as a continuation of the existing commercial streetstcene. The part 
of the application submitted in full proposes a new access off the B4063. The main 
circulatory route runs from the north to the south, parallel to the existing taxiway and along 
the north east boundary.  The orientation of these main access routes provides good access 
to all parts of the site and allows for future flexibility as well as the efficient use of the site.  
The layout as shown in the indicative masterplan shows that the development would address 
the streetscene providing a continuation of built form assimilating with the wider commercial 
context of the site, but also providing an opportunity for planting along the north of the site 
which would screen the development and enhance the street scene. There is also potential 
for a new pedestrian link to improve the site connectivity. 

7.71. In terms of scale, the parameters plan shows the proposed development heights range from 
12 metres by the B4063 road to 15 metres at the centre of the site and reduces down 
towards the south east corner to 8 metres.  It is considered that these maximum building 
heights which it is recommended are controlled by condition, are appropriate in the context of 
the wider commercial built environment. 

7.72. The Council’s Urban Design Officer has been consulted on the application and advises that 
the proposal relates well to the existing employment uses surrounding and responds well to 
this character and identity. The built form as shown in the illustrative masterplan is 
appropriate for this context, albeit this is in outline. There is a good amount of green 
infrastructure and well connected pedestrian movement network around the site. It is positive 
that the intention is for the buildings to be constructed with sustainable building techniques 
and materials. 

7.73. In conclusion, in terms of design it is considered that the proposed illustrative masterplan, 
anticipated plot boundary plan, parameters plan and design and access statement are 
acceptable and demonstrate that the new development would integrate with and complement 
its surroundings in an appropriate manner. The detailed layout, scale, appearance and 
landscaping would be addressed through any subsequent reserved matters application; 
however, the submitted details show up to 30,000 sqm of B1c, B2 and B8 uses could be 
accommodated on the site in an acceptable manner. 

Residential Amenity 

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



7.75. The application site is located within the operational area of an existing airport and wider 
context of the site is characterised by industrial estates. The nearest residential properties to 
the application site are at Cotswold Court Park approximately 300 metres to the north east 
beyond the B4063.  There are also dwellings on Bamfurlong Lane located approximately 
400 metres to the east. 

7.76. The application is accompanied by an Environmental Noise Survey which advises that noise 
associated with the development shall be controlled to 46Db during day time and 40Db at 
night when assessed in accordance the British Standard Method for rating and assessing 
commercial industrial sound at the nearest sensitive receptor. The Survey advises that these 
limits have been set to be equal to the background noise level which should ensure ‘low 
impact’. 

7.77. The Environmental Health Officer (EHO) has been consulted on the application and advises 
the location of further commercial/industrial units between the existing Anson and Meteor 
business park appears logical, reducing the potential for noise/nuisance impacts by 
separating noise generating activities from residential receptors. The EHO notes that there 
are existing residential receptors located along Bamfurlong Lane. The development is likely 
to lead to more HGV movements in the vicinity and if well managed should not be an issue. 
The EHO therefore advises that access to the proposed development via Bamfurlong Lane 
should be avoided/prohibited to protect the amenity of existing residents from an increase in 
noise levels associated with HGV movements. In this regard, the planning application seeks 
full permission for access and no access is proposed from Bamfurlong Lane in accordance 
with the recommendations of the EHO. 

7.78. The Environmental Health Officer advises that the submitted noise assessment appears to 
have been carried out in line with relevant guidance and standards. The proposed noise 
rating levels appear suitable and should be sufficient to ensure that nearby residential 
receptors are protected from fixed plant noise. The Officer advises that the maximum noise 
rating levels be controlled by condition to protect residential amenity of nearby sensitive 
receptors. 

7.79. Officers note that objectors have stated that operations at the airport may change as a result 
of this application which may give rise to variations in existing noise levels. Should this occur, 
this a separate matter which would be considered under Environmental Protection Act 1990, 
and other relevant legislation.  

7.80. In terms of air quality, the application is supported by an air quality assessment.  The main 
purpose of the assessment is to determine what impact future increases in vehicle 
movements associated with the development might have on existing sensitive receptors.   
The EHO has reviewed the assessment and advises the report is considered to represent a 
suitable air quality assessment and includes detailed modelling utilising the dispersion model 
ADMS-Urban. The study includes modelling at various 2019 and 2024 scenarios, with and 
without development, and includes a sensitivity test accounting for real-world emissions 
factors not reducing as predicted within the road traffic emissions projections. Suitable model 
verification is provided utilising monitored locations.  

7.81. Air quality impacts have been modelled at various relevant receptor points including 
residential properties. The outcome of the model has predicted negligible increases from the 
operational phase of development and no exceedances of the air quality objective as a result 
of the proposal.  

 



7.82. The EHO advises that whilst the air quality assessment predicts only negligible impacts as a 
result of the development it is still advisable to incorporate air quality mitigation measures (ie. 
EV charging and cycle parking) as standard practice for a development of this size to help 
alleviate pollution creep in the area and encourage the uptake of low emission modes of 
transport. These conditions are likely to also be recommended to be imposed by the 
Highways Authority. 

7.83. The impact of any industrial activities during the operational phase of the development would 
be controlled through The Pollution Prevention and Control (England and Wales) 
Regulations. 

7.84. Having regard to all of the above, and subject to appropriate conditions, it is considered that 
the proposed development would result in acceptable levels of amenity being maintained for 
nearby residents in accordance with the NPPF and JCS policies. 

Access and Highway Issues 

7.85. 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. 

7.86. The application is supported by a Transport Statement which is undertaken on the basis that 
the proposed development will be limited to B1c, B2 and B8 use classes and models the 
traffic impacts arising. 

7.87. The revised proposals comprise up to 30,000sq.m GIA of mixed-use B1, B2 and B8 
commercial floor space. The Transport Statement indicates that a development comprising 
up to 30,000sq.m GIA of industrial estate use could be expected to attract 205 two-way 
vehicle trips during the weekday AM peak hour and 201 two-way vehicle trips during the 
weekday PM peak hour. Across the day the application site is forecast to attract 2,236 
two-way vehicle trips. 

7.88. The Transport Assessment considered the impact of these vehicle movements on the 
surrounding highways network, taking account of existing commitments. Highways England 
have been consulted on the application and have considered the level of trips in their role as 
statutory consultee, highway authority, traffic authority and street authority for the Strategic 
Road Network. 

7.89. Highways England have advised that the development impact at the junctions (except M5 
J10) is considered to be significant for which a capacity assessment should normally be 
undertaken, but on the basis that a number of planned improvement schemes have recently 
been delivered/are in construction, Highways England are satisfied that the development 
impacts would not be significant. 

7.90. In regard to construction traffic, Highways England have advised that a full Construction 
Environmental Management Plan (CEMP) should be secured via planning condition to 
manage the impacts of the construction process on the highway network.  

7.91. Having regard to the comments from Highways England, it is considered that subject to the 
imposition of conditions that the proposal would be not have a severe impact on the Strategic 
Road Network.  

 



7.92. In respect of the Local Road Network, the Local Highway Authority originally advised that 
they were unable to support the application and requested further information in relation to 
existing traffic flows, trip generation, trip distribution, area of impact, junction modelling, site 
access and internal street design. Following the submission of further information, and the 
reduction in scale of the proposal, the County Council have further considered the proposals 
and have outstanding concerns in respect of the internal street design and the design of the 
proposed access. The LHA also advise that further traffic modelling is required. 

7.93. The LHA have also advised that a travel plan would need to be secured to make the 
development acceptable in planning terms. Officers consider that this is necessary and would 
meet the tests for planning obligations set out in the CIL Regulations. 

7.94. It is understood that discussions are ongoing between the applicant and the LHA and an 
update will be provided at Committee. 

Ecology 

7.95. 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) 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. 

– preventing new and existing development from contributing to, being put at unacceptable 
risk from, or being adversely affected by, unacceptable 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. 

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

7.97. The application is supported by an Ecological Appraisal.  The Appraisal identifies that the 
airport consists of surfaced runways and associated roads with buildings and extensive areas 
of grassland. The application site itself lies towards the northern end of the airfield and is 
bounded in the north by the B4063 road. Most of the survey area is occupied by grassland, 
but there is a small area of plantation and some scrub and suckering tree growth in the 
northern part. In the north east corner of the application site is a small planted area of young 
sycamore with some ash and field maple over a dense understorey of snowberry and 
bramble. 

7.98. The Appraisal concludes that none of the survey area is subject to any designations on 
account of its biodiversity value. The young plantation in the north east corner of application 
site is small and species-poor, with significant cover of non-native species, particularly 
snowberry. The Appraisal advises that none these features is of significant ecological interest 
and the trees which are located adjacent to street lamps are too young to have significant bat 
roost potential.  The Appraisal also advises that the area of grassland is species poor and of 
no significant ecological interest. 

 



7.99. The presence of nesting birds has been confirmed on the application site and the presence 
of house sparrow and skylark have been confirmed on site. The Appraisal makes 
recommendations for the development to include measures to promote their conservation 
such as sparrow terraces in new buildings and alterations to grassland management. It is 
recommendation that the removal of the vegetation is undertaken outside of the bird nesting 
season. It is recommended that a condition is imposed on the outline permission to secure 
the measures recommended in the Ecological Appraisal. 

7.100. Natural England have been consulted on the application and have no comments to make.  
The Council’s landscape advisor also advises that ecological improvements to achieve 
biodiversity net gain should be incorporated into the development. 

7.101. In light of the above, and subject to the imposition of conditions, there is no evidence to 
suggest that there are any overriding ecological constraints to the development of the site for 
employment purposes and the application accords with the NPPF and policy SD9 of the JCS. 

Arboricultural implications 

7.102. Policy INF3 of the JCS states that existing green infrastructure will be protected in a manner 
that reflects its contribution to ecosystem services and the connectivity of the green 
infrastructure network. Development proposals that will have an impact on woodlands, 
hedges and trees will need to include justification for why this impact cannot be avoided and 
should incorporate measures acceptable to the planning authority to mitigate the loss.  
Mitigation should be provided on-site, or where this is possible, in the immediate environs of 
the site. 

7.103. The application is supported by an Arboricultural Survey, Impact Assessment and Method 
Statement including Tree Retention/removal and Protection Plan. The main areas of trees 
and groups of trees are situated in the north of the site, including some outside the site within 
Anson Business Park. Out of the 30 species/groups that were assessed, it is estimated that 
10 trees and 2 partial groups would be removed to facilitate the development. The trees are 
mainly early mature. 

7.104. The Council’s Tree Officer has reviewed the assessment and raises no objection to these 
removals providing a good planting scheme mitigates for these losses. The Officer also 
recommends that a condition is imposed to ensure works are carried out in accordance with 
the protection measures within the Arboricultural Reports to protect those trees that are to be 
retained within and adjacent to the site. The Tree Officer also recommends that a condition is 
imposed on the outline planning permission requiring full details of proposed tree planting 
and landscaping scheme. 

7.105. In light of the above and subject to the imposition of conditions it is considered that the 
proposal is acceptable with regard to trees. 

Drainage and flood risk 

7.106. The site boundary comprises an area of approximately 5.6 hectares and is located within 
Environment Agency Flood Zone 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. 

 

 



7.107. 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 determining planning applications local 
planning authorities should ensure that flood risk is not increased elsewhere. 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. 

7.108. The Local Lead Flood Authority initially raised concerns raised concerns to the drainage 
strategy due to surface water discharge rates and pollution control measures.  The applicant 
has submitted additional information including a drainage strategy which would result in the 
discharge rate from entire site being equivalent to the greenfield rates. How that is balanced 
between the plots and highway is a matter that can be managed by the site owner and the 
drainage strategy indicates that this will be achievable. Some clarity will be required over the 
detailed design and what SuDS features will be used where to achieve acceptable 
management of pollutant runoff from the site. The LLFA therefore have no objection subject 
to conditions requiring a detailed SuDS scheme. On that basis the proposal accords with 
JCS policy INF3. 

Archaeology 

7.109. The NPPF states that that where a site on which development is proposed includes or has 
the potential to include heritage assets with archaeological interest, local planning authorities 
should require developers to submit an appropriate desk-based assessment and, where 
necessary, a field evaluation. 

7.110. The County Archaeologist has been consulted on the application and initially advised that 
there was potential for significant archaeological deposits to be present within the application 
site and that ground works and intrusions for the proposed development may have an 
adverse impact on significant archaeological remains. 

7.111. In response to these concerns, the applicant undertook trial trenching and the County 
Archaeologist was reconsulted on the application and confirmed that the results of the trial 
trenching were negative and no significant archaeology was encountered within the current 
application area. Therefore, it is recommended that no further archaeological investigation or 
recording need be undertaken in connection with this scheme. 

7.112. In light of the above, it is considered that the proposal does not have the potential to impact 
on heritage assets with archaeological interest and is acceptable in this regard. 

Contaminated Land 

7.113. 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. 

7.114. The applicant has submitted a Ground Investigation Report and a Desk Study Report in 
support of the application and potential contamination risks that have been identified from 
previous site investigation work.  The report indicates that there is very likely contamination 
associated with the old runway and taxi areas. 

 



7.115. The Council’s contaminated land consultant advises that there is a lack of contamination 
information for parts of the proposed development area and there is a need to prevent 
inadvertent mobilisation of potential contamination from construction activity. It is therefore 
recommended that a condition is imposed requiring a site investigation of the nature and 
extent of contamination has been carried out in accordance with a methodology which would 
need to be approved before work starts on the development. 

Timescale for Implementation of Permission 

7.116. The provisions of Section 92 of the Town and Country Planning Act 1990 allows for the 
planning authority to extend the date for applications for approval of reserved beyond the 
expiration of three years beginning with the date of the grant of outline planning permission. 

7.117. Officers have liaised with the applicant and acknowledge that this will be a phased 
development over a number of years.  It is therefore recommended that a condition is 
imposed requiring the submission of reserved matters within 7 years of the grant of outline 
planning permission. Should permission be granted, this would ensure submission of all 
reserved matters by 2028 and commencement of development on all phases by 2030 
meaning that the development would be implemented within 2011-2031 plan period. 

8.0 CONCLUSION AND RECOMMENDATION 

Green Belt 

8.1. The proposed development is inappropriate development in the Green Belt. Inappropriate 
development is, by definition, harmful to the Green Belt, and should not be approved except 
in very special circumstances. The application would permanently harm the openness of the 
Green Belt on the application site. It is also concluded that the harm arising from the 
proposed development would be moderate in regard to the purposes of the Green Belt. 
Substantial weight must be given to the identified harm to Green Belt. The proposal would 
thus conflict with the development in so far as Green Belt policy is concerned, including the 
restrictions on the type of development allowed within the Airport’s essential operational 
area. 

8.2. Whilst part of the site is included within the proposed employment allocations in the emerging 
Borough plan and the remainder of the site is being promoted through the Examination with 
the support of the Council, the entirety of this proposed allocation has not been subject to 
consultation and on that basis only very limited weight can be attributed to this factor. 

Beneficial Effects 

8.3. The key benefits of the proposal relate to the economic benefits and job creation arising from 
the proposal. This would include benefits arising during construction and knock on effects on 
the local economy, for example, to the supply chain and service industry. The proposed 
development would contribute to economic growth generally and attract businesses which 
require an airport location and will allow for the retention and expansion of existing 
businesses that have outgrown their current premises. Significant weight should be placed 
on the need to support economic growth and productivity. This benefit is tempered by the 
potential impact on existing operators at the airport due to the potential impact on helicopters. 
There is also a benefit in delivering part of the employment land requirements of the JCS. 
Furthermore, whilst the proposal is not directly airport related, the proposals would provide 
general support for the Airport which is a unique and important asset in the wider area. 

 



Neutral Effects 

8.4. The proposed development would have an acceptable impact on drainage, contaminated 
land, ecology and trees, archaeology and residential amenity subject to imposition of 
condition. Whilst the application for the buildings is in outline, the application has 
demonstrated that, subject to approval of reserved matters, the design and layout would also 
be acceptable.   

Other Harms  

8.5. There would be harm due to the loss of open views into and across the airfield. There would 
also be impact on the wider landscape character. However the design approach, including 
the positioning of built form and the inclusion of boundary landscaping would mitigate the 
impact of the proposal and it is considered that the landscape impact arising from the 
proposal is acceptable, notwithstanding the proposals impact on the openness of the Green 
Belt as discussed above. 

8.6. There may be potential impacts on existing operators as a result of the development which 
could result in economic impacts, which is a matter which weighs against the proposal.  
However, officers consider that the revised site boundary, together with the revised operating 
procedures for helicopter flying, have alleviated some of these concerns. 

Overall Balance and Recommendation 

8.7. On the one hand is the harm to the Green Belt which must carry substantial weight. This 
harm must be weighed against the benefits outlined above. What constitutes very special 
circumstances to justify inappropriate development in the Green belt is a matter for the 
decision-maker. When taken as a whole, it is considered that the benefits of the proposed 
development identified above clearly outweigh the harm to the Green Belt by reason of 
inappropriateness and other harms. As such it is considered that very special circumstances 
exist in this which clearly outweigh the harm to the Green Belt and other identified harms. 

8.8. Due to the scale and nature of the proposals and the sites location in the Green Belt, should 
the Planning Committee be minded to permit it would be necessary to refer the application to 
the Secretary of State to consider whether to 'call-in' the application. It is therefore 
recommended that the permission be delegated to the Development Manager, subject to  
resolution of highways matters and referral of the application to the Secretary of State. 

CONDITIONS: 

1. The development hereby grants full permission for the provision of a new site access, internal 
estate roads and associated infrastructure. These works as shown on 

- GAL-HYD-00-ZZ-DR-C-7105 Rev 02 

- GAL-HYD-00-ZZ-DR-C-7106 Rev 02 

- GAL-HYD-00-ZZ-DR-C-7108 Rev 02 

shall be begun before the expiration of five years from the date of this permission. 

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

 



2. The development hereby granted full planning permission shall be carried out fully in 
accordance with the following approved plans, unless otherwise agreed in writing by the local 
planning authority. 

- GAL-HYD-00-ZZ-DR-C-7105 Rev 02 

- GAL-HYD-00-ZZ-DR-C-7106 Rev 02 

- GAL-HYD-00-ZZ-DR-C-7108 Rev 02 

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

3. In respect of that part of the application where outline planning permission is granted 
(Illustrative Masterplan GAM-AHR-B-ZZ-DR-A-92-000 Rev P03 Issue D5), no development 
shall commence before detailed plans showing the layout, scale and external appearance of 
the proposed buildings, the proposed access to the highway for the proposed buildings, and 
the landscaping of the site (hereinafter referred to as "the reserved matters") have been 
submitted to and approved by the Local Planning Authority. 

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

4. Applications for approval of the reserved matters shall be made to the Local Planning 
Authority before the expiry of seven years from the date of this permission. 

 Reason:  To comply with the requirements of Section 91 of the Town and Country Planning 
 Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004 
 and to allow greater flexibility for the delivery of the scheme. 

5. The development hereby granted outline permission 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 91 of the Town and Country Planning 
 Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 

6. No more than 30,000 sq m gross internal area of floorspace shall be constructed on the site 
pursuant to the outline planning permission. 

 Reason – In the interests of proper planning and to allow an assessment of the impacts of 
 additional floorspace. 

7. The development shall be used for Class B1c, B2 and B8 purposes only as defined by the 
Town and Country Planning (Use Classes) Order 1987 (as amended) and shall not be used 
for any other purpose (including any other use within Classes B1a and B1b to the Town and 
Country Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in 
any statutory instrument revoking and re- enacting that Order with or without modification). 

 Reason: In the interests of proper planning, to maintain a supply of employment land and to 
 maintain the very special circumstances 

8. No part of the development (not including offices ancillary to employment uses) shall be 
developed for use class E(a), E(b), E(c), E(d), E(e), E(f) or E(g)(i) as defined in the Town and 
Country Planning (Use Classes) (Amendment) (England) Regulations 2020, or in any 
provision equivalent to that class in any statutory instrument revoking and re- enacting that 
Amendment with or without modification, and no part of the buildings shall not be used for 



these use classes notwithstanding the provisions of Class E of the Town and Country 
Planning (Use Classes) (Amendment) (England) Regulations 2020, or in any provision 
equivalent to that class in any statutory instrument revoking and re- enacting that 
Amendment with or without modification. 

 Reason: in the interest of the safe and efficient operation of the strategic road network, i.e. 
 A40 and M5, in the interests of proper planning, to maintain a supply of employment land 
 and to maintain the very special circumstances 

9. Prior to the commencement of any phase of the development hereby permitted a 
construction traffic management plan for that phase shall be submitted to and approved in 
writing by the local planning authority (in consultation with Highways England). The plan 
shall include as a minimum: construction vehicle movements; construction operation hours; a 
routing and signing strategy for construction vehicles to and from site; details of routing 
beyond the B4063 to show the predicted impact on the strategic road network; restrictions 
on deliveries during peak hours; mitigation measures to reduce vibration, dust and dirt, and; 
plans for notifying residents and local businesses of any expected particularly busy delivery 
periods and intense periods of construction activity. 

 Reason: in the interest of the safe and efficient operation of the strategic road network, i.e. 
 A40 and M5. 

10. The development hereby permitted shall not be brought into use unless and until a 
comprehensive Travel Plan has been submitted to and approved in writing by the local 
planning authority (in consultation with Highways England). The Travel Plan shall be 
prepared in line with prevailing policy and best practice and shall include as a minimum: 

- the identification of targets for trip reduction and modal shift; 

- the measures to be implemented to meet these targets including an accessibility strategy to 
specifically address the needs of residents with limited mobility requirements; 

- the timetable/ phasing of the implementation of the Travel Plan measures and its operation 
thereafter; 

- the mechanisms for monitoring and review; 

- the mechanisms for reporting; 

- the remedial measures to be applied in the event that targets are not met; 

- mechanisms to secure variations to the Travel Plan following monitoring and reviews. 

 Reason: in the interest of the safe and efficient operation of the SRN, i.e. A40 and M5 

11. Applications for the approval of the reserved matters shall be generally in accordance with 
the principles and parameters described in Illustrative Masterplan, 
GAM-AHR-B-ZZ-DR-A-92-000-Rev P03 Rev D5, Parameters Plan 
GAM-AHR-B-ZZ-DR-A-92-000-Rev P03 Rev D5 and Design and Access Addendum 
December 2020 

 Reason: To ensure the development is carried out in accordance with the agreed principles 
 and Parameters.  

 



12. The reserved matters submitted pursuant to condition 4 above shall include details of 
existing and proposed ground levels and finished floor levels of the buildings relative to 
Ordnance Datum Newlyn. The development shall be carried out in accordance with the 
approved details. 

 Reason: In the interests of visual amenity  

13. The details submitted for the approval of reserved matters pursuant to condition 4 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: In the interests of visual amenity 

14. The reserved matters submitted pursuant to condition 4 shall include samples/details of the 
materials proposed to be used on the external surfaces of the development. The 
development shall be carried out using the approved materials unless otherwise agreed in 
writing by the Local Planning Authority 

 Reason: In the interests of visual amenity 

15. The full and outline planning permission shall be implemented fully in accordance with the 
Arboricultural Survey, Impact Assessment and Method Statement prepared by ACAC dated 
15th October 2020 

 Reason: To protect retained trees 

16. No development shall take place on any building of the development until there has been 
submitted to and approved by the Local Planning Authority in writing, a comprehensive 
scheme of landscaping along the planting strip adjacent to the B4063 as shown on the 
Illustrative Masterplan GAM-AHR-B-ZZ-DR-A-92-000-Rev P03 Rev D5. All planting, seeding 
or turfing in the approved details of landscaping on the planting strip shall be carried out in 
the first planting and seeding season following the occupation of any building hereby 
permitted or completion of the development, whichever is the sooner, and any trees or plants 
which within a period of five years from the completion of the development die, are removed 
or become seriously damaged or diseased shall be replaced in the next planting season with 
others of similar size and species, unless the Local Planning Authority gives written consent 
to any variation. 

 Reason: In the interests of visual amenity and biodiversity 

17. All planting, seeding or turfing in the approved details of landscaping submitted pursuant to 
conditions 4 and 16 shall be carried out in the first planting and seeding season following the 
occupation of the building to which they relate, or completion of the development, whichever 
is the sooner, and any trees or plants which within a period of five years from the completion 
of the development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species, unless the Local 
Planning Authority gives written consent to any variation. 

 Reason: In the interests of visual amenity and biodiversity. 

 

 



18. There shall be no outside storage on the site whatsoever, unless otherwise agreed in writing 
by the local planning authority and through the approval of reserved matters pursuant to 
condition 4. 

 Reason: In the interest of visual amenity 

19. Prior to the installation of any external lighting for the development hereby permitted details 
of the lighting including the intensity of illumination and predicted lighting contours have been 
submitted to and agreed in writing by the Local Planning Authority. The development hereby 
permitted shall not be carried out otherwise than in accordance with the approved lighting 
details and the approved lighting details shall thereafter be retained for the lifetime of the 
development. 

 Reason: In the interest of visual amenity 

20. The reserved matters submitted pursuant to condition 4 shall include details of how the 
development shall be carried out in accordance with the Discussions and Conclusions of the 
Ecological Appraisal prepared by Richard Tofts Ecology dated August 2020 

 Reason: In the interests of biodiversity 

21. The use shall operate in strict accordance with the noise limits set out in Section 6 of the 
Environmental Noise Survey prepared by Hydrock dated 3rd July 2020 unless otherwise 
agreed in writing by the local planning authority 

 Reason: In the interest of residential amenity 

22. No development involving the construction of new buildings shall commence within an 
individual plot until a detailed Site Waste Management Plan has been submitted to and 
approved in writing by the local planning authority for each individual plot. Each detailed Site 
Waste Management Plan must include information on: - the type and amount of waste likely 
to be generated at the site preparation and construction phases; the details of the practical 
arrangements for managing waste during the site preparation and construction phases; and 
the measures for ensuring the delivery of waste minimisation during the site preparation and 
construction phases in line with the principles of waste hierarchy. Waste minimisation 
measures incorporated into each detailed Site Waste Management Plan must facilitate the 
re-use and recycling of waste materials generated during the site preparation and 
construction phase and the use of construction materials that have a recycled content. 

 Reason: To ensure the effective implementation of waste minimisation in accordance with 
 adopted Gloucester, Cheltenham, Tewkesbury Joint Core Strategy Policy SD3 – Sustainable 
 Design and Construction; adopted Gloucestershire Waste Core Strategy: Core Policy WCS2 
 – Waste Reduction; adopted Minerals Local Plan for Gloucestershire Policy SR01 and 
 paragraph 8 of the National Planning Policy for Waste (NPPW). 

23. No development involving the construction of new buildings shall commence within an 
individual plot until details of the provision made for facilitating the recycling of waste 
generated during the occupation phase have been submitted to and approved in writing by 
the local planning authority. Provision must include appropriate and adequate space to allow 
for the separate storage of non-recyclable and recyclable waste materials that will not 
prejudice the delivery of a sustainable waste management system in line with the waste 
hierarchy. The approved details shall be fully implemented as approved unless the local 
planning authority gives prior written permission for any variation. 

 



 Reason: To ensure the effective implementation of waste minimisation in accordance with 
 adopted Gloucester, Cheltenham, Tewkesbury Joint Core Strategy Policy SD3 – Sustainable 
 Design and Construction; adopted Gloucestershire Waste Core Strategy: Core Policy WCS2 
 – Waste Reduction; and paragraph 8 of the National Planning Policy for Waste (NPPW). 

24. No development shall take place until a site investigation of the nature and extent of 
contamination has 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 
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 1990 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 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. 

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. 


