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1.0 SITE DESCRIPTION AND PROPOSAL 
Site Description 

1.1.  The application site extends to approximately 18 hectares and is located to the north and 
east of Northway and includes an area extending over the Birmingham to Bristol railway line 
approximately 1.2km north of Ashchurch railway station. 

1.2.  Besides the section of the application site which encompasses the railway line and ballast, 
the remainder of the application site is agricultural land consisting mainly of arable semi-
improved grassland, hedgerows, and scattered semi-mature and mature trees. Ashchurch 
14 PRoW is located within the site and runs north-south on the western side of the railway 
line, including within part of the site where the Ashchurch Bridge over Rail (ABoR) is 
proposed. 

1.3.  The site extends to the west to Hardwick Bank Road, 650 metres west of the proposed 
ABoR, where the western end of a future link road is expected to connect with the highway 
network and to the east the site adjoins Aston Fields Lane. 

 



1.4.  To the north of the application site lies the Carrant Brook and a footbridge over the Brook 
beyond which are agricultural fields, to the north east beyond agricultural fields is the 
settlement of Kinsham and the closest dwellings are located approximately 430 metres from 
the application site and 700 metres from the proposed ABoR, to the east of the application 
site is agricultural land and a cluster of agricultural buildings/dwelling of which the nearest 
dwelling is Carrant Gardens located approximately 200 metres from the application site and 
750 metres from the proposed ABoR. To the south east beyond agricultural fields is the 
Ministry of Defence Site in Ashchurch which is located approximately 250 metres from the 
application site and 850 metres from the proposed ABoR. To the south and west of the site 
is the settlement of Northway and the closest dwellings are approximately 30 metres from 
the application site beyond the railway line and the proposed ABoR is located approximately 
230 metres to the north of the nearest dwelling in Northway. The nearest dwellings to the 
west are located approximately 20 metres from the site access on Hardwick Bank Road. 

1.5.  The application site is predominantly located in Flood Zone 1 including the site of the ABoR, 
although small sections of the site adjacent to Carrant Brook to the north are located in Flood 
Zones 2 and 3, and the site entrance to the west at Hardwick Bank Road is located in Flood 
Zone 2. The site is not subject to any landscape designations. 

1.6.  The application site is located within an area identified for housing development within the 
Tewkesbury Area Draft Concept Masterplan 2018. (TADCM) 
Current Application 

1.7.  The current application is submitted in full and comprises the following elements: 

-  Construction of a bridge over the railway line, comprising a concrete bridge deck integrated 
with concrete abutments supported on reinforced earthworks; 

- 1.8m close mesh security fencing; 

- Temporary western haul road to connect the proposed bridge with Hardwick Bank Road; 

- Temporary eastern haul road to connect the proposed bridge with Aston Fields Lane; 

- Two construction site compounds either side of the proposed bridge; 

- Two attenuation ponds, one either side of the railway line;  

- Surface water drainage channels either side of the railway line to outfall into Carrant Brook; 
and 

- Bridge Structure and Embankments (ABoR) 

1.8.  The proposed ABoR would be located approximately 400 metres to the south of Carrant 
Brook. The design of the ABoR comprises a concrete bridge deck integrated with concrete 
abutment pads that would be supported on reinforced earthworks. The approach 
embankment foundations would be subject to detailed geotechnical design but would be 
either piles or shallow spread foundations.  

1.9.  To maintain a suitable slope angle for the embankments at a 30mph speed limit, the 
embankments would extend 179.8 metres to the east and 200.9 metres to the west on each 
side of the railway. The proposed structure is 74 metres wide at its widest point (north-south 
axis) incorporating the bridge deck and the associated embankments utilising embankment 
slopes of between 1:25 to 1:3.  



 

1.10.  The bridge deck has been designed with a total highway width of 15.6 metres, comprising 
two 3.8 metres wide lanes for the highway and a 4-metre-wide path for a shared use 
footway/cycleway on each side of the highway, to encourage active transport. This total 
width of 15.6 metres is maintained over the bridge structure and embankments. The bridge 
itself would be enclosed adjacent to the footway/cycleway by 1.5 metre and 1.8 metre 
parapet metal fencing. 

1.11.  The bridge design has accounted for future electrification of the railway line beneath. This 
potential for future electrification of the line has increased the height clearance requirements 
for the bridge structure, with the structure being 6.1 metres above the existing railway at its 
lowest point.  The overall height of the bridge from Finish Ground Level (below the railway 
line) to the top of the parapet fencing would be 10.83 metres and the height of the 
embankments (at the start of the parapets) would be approximately 9 metres.  The bridge 
would span 30.68 metres across the railway. 

1.12.  The bridge deck would not receive a final running surface, nor would it be formally connected 
to the highway network on completion. The installed road surface on the bridge would be 
installed to finished ground level on the embankments either side of the railway line. 
Security Fencing around Bridge 

1.13.  Further to the completion of construction of the ABoR the bridge and embankment would be 
secured by protective security fencing until such time as the bridge comes into use. 
Temporary Haul Roads and Construction Compounds 

1.14.  To enable construction, material and equipment would need to be brought into the 
construction site by road. There would be two temporary compounds for the construction 
works, situated on the east and west sides extending to 6.2 ha and 4ha respectively. The 
main temporary compound is proposed to be located on the eastern side of the rail line, with 
a secondary temporary compound located on the western side.  

1.15. The compound to the west would contain a 1.2 ha area for topsoil storage at 2 metres high, 
as well as a temporary site access road with a compacted hard surface, equipment and 
material compounds, car parking and staff welfare facilities. The compound to the east would 
contain a 1.4ha area for topsoil storage at 2 metres high as well as material and large 
equipment compounds and car parking. The west and east compounds would be enclosed 
by security fencing during the construction period of the development.   

1.16.  Ashchurch 14 PRoW runs through the western compound on a north south axis and it is 
proposed to divert the PRoW to the west of the compound. The proposal requires the 
diversion of a public right of way during the construction phase and permanently once 
constructed. The applicant has been advised that a diversion must be progressed through 
separate legislative provisions and the granting of planning permission does not give 
authority to divert or stop up a footpath or bridleway. It is recommended that an informative is 
included on the planning permission advising the applicant that a PRoW diversion 
application is required. 

1.17.  Two new temporary haul roads are proposed to allow site access/egress for construction 
vehicles to both the eastern and western compounds which would connect to Aston Fields 
Lane and Hardwick Bank Road respectively. The temporary haul roads would be constructed 
of a lime stabilisation surfacing material, which would break down naturally when it is 
combined with the soil of the existing ground surface. The construction of the access roads 
would require the removal of sections of hedgerows as well as existing trees. 



1.18.  Following the completion of the construction process, the removal of the haul roads and site 
compounds and reinstatement of the land will be the responsibility of the appointed 
contractor. Officers recommend that a planning condition is imposed on the planning 
permission to the agree the methodology of site re-instatement. 
Attenuation Ponds and Surface Water Drainage 

1.19.  To the north of the proposed ABoR the application proposes the construction of two 
attenuation ponds either side of the railway. The attenuation ponds form part of a drainage 
strategy that involves collection systems on the bridge in the form of deck drainage and a 
kerb and gully arrangement, connected to carrier drains which convey flows to outfalls to the 
Carrant Brook to the north of the site. Flow control chambers downstream of the attenuation 
basins would be designed to limit flows to calculated greenfield runoff rates (QBAR) up to the 
1 in 100 year return period, with an allowance for climate change, and the basins are sized 
to store the volumes produced by these events.  

1.20.  The site haul roads are proposed with “over-the-edge” drainage which is where the 
carriageway surface water is allowed to drain over the edge and directly to the adjacent 
ground and existing ditches, as the haul roads would be removed and the land reinstated 
once construction of the bridge is complete. 

2.0 RELEVANT PLANNING HISTORY 
 

Application 
Number 

Proposal Decision Decision 
Date    

20/00004/SCR EIA Screening Opinion request for the construction of 
a railway bridge 

EA not 
Required 

 22/06/20 

 

3.0 RELEVANT POLICY 

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

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

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

3.3.  Policies: SP1, SP2, SD3, SD4, SD6, SD8, SD9, SD14, INF1, INF2, INF3, A5, REV1 

Tewkesbury Borough Local Plan to 2011 - March 2006 (TBLP) 
3.4.  Policies: TPT3, TPT5, TPT13 

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

3.5.  Policies: HER2, NAT1, NAT2, NAT3, ENV2, HEA1, TRAC1, TRAC2, TRAC3, TRAC5, 
TRAC6 

 

 



Ashchurch Rural Neighbourhood Development Plan  
3.6.  Ashchurch Rural Parish Council applied to designate a neighbourhood area for the 

preparation of a neighbourhood development plan, which was validated on 16 September 
2013. Consultation on the proposed neighbourhood area was undertaken, ending on 25 
October 2013. Ashchurch Rural have undertaken their draft plan (Regulation 14) 
consultation which closed at the beginning of 2018. They have completed the review of the 
comments received to the plan and have worked closely with Tewkesbury Borough Council 
to move the plan towards submission. As the Plan is at such as early stage of production it 
cannot be afforded any weight. 

Flood and Water Management Supplementary Planning Document (March 2018)  

Gloucestershire Local Transport Plan 2015-2031 (2015) 

Garden Communities, Ministry of Housing, Communities and Local Government, August 
2018 

Cotswolds AONB Management Plan 2018-2023 (20th September 2018) 

Tewkesbury Area Draft Concept Masterplan 2018 (TADCM) 

Planning (Listed Buildings and Conservation Areas) Act 1990 

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

The First Protocol, Article 1 (Protection of Property) 

4.0 CONSULTATIONS 

Full copies of all the consultation responses are available online at 
https://publicaccess.tewkesbury.gov.uk/online-applications/  

Ashchurch Rural Parish Council – Object  

- The application is to build a bridge in the middle of open farmland. This farmland has no 
legal status other than for agricultural use and there is no change of use application. The 
application refers to a potential roadway and potential housing development yet there is no 
application for either of these options at this time and thus they cannot be considered. 

- Question the use of public funds to build what is in effect a 11m high concrete monolith in 
the middle of a field that harms the landscape. It assumes that permission will subsequently 
be given to construct a link road and the 826 dwellings. 

- Note that there is no agreement with landowners where the dwellings and link road would 
be.  

- Plans for the link road design and the associated housing should have been completed so 
that the overall planning application embracing the bridge, link road and housing could be 
fully considered. 

- Concerned about the ability of the local road network, in particular Aston Fields Lane, to 
cope with construction traffic, particularly as the Lane surface is heavily damaged and 
requires repair. Additional heavy construction traffic would cause further damage to the 
surface and the substructure of the Lane. 

https://publicaccess.tewkesbury.gov.uk/online-applications/


- It is proposed within the TA that there will be c8250 vehicle movements to/from the site i.e. 
16500 vehicle movements at the approx. rate of 330/week or 5.5/hour over a 12 hour day yet 
the same chart shows operating times of 08.00 to 18.00 i.e. a 10 hour/day.  

- The TA refers to the effects of the traffic generated by the 826 new dwellings but it is 
incomplete. There is no masterplan to refer to, only possible road or junction design and 
there has been no ability to consider the impacts of any additional infrastructure that will be 
necessary to support the new dwellings e.g. schools, retail outlet, community centre, 
allotments etc. 

- The proposal is within an area that has been described within the Landscape & Visual 
Appraisal as being "Soft gently undulating to flat landscape but with intermittent locally 
elevated areas'’. It can only do substantial harm to the landscape, but this is not 
acknowledged within the report.  

- There is no assessment of the impacts on the AONB and views from Bredon Hill in 
particular. 

- Key findings from the questionnaire show that in response to the 4 questions relative to the 
bridge itself that in each question the public who responded stated that the bridge: a. 
Location did not make sense - 75%, b. It will not enable new communities to come together - 
73%, c. Will not enable old & new communities to walk and cycle more - 70%, d. Does not 
represent good use of public money - 82%. 

- There are no details within the application that addresses the above concerns/responses to 
the basic questions asked).  

- Overall this application assumes that any future applications for the remaining development 
will be approved irrespective of any reasons why they should not be so. In isolation the 
project can only be considered a waste of public funds and thus should be resubmitted with 
the missing applications for a link road and housing. 

Bredon Parish Council - Object 

- There is a danger the housing will not be delivered and the project will end up being a 'bridge 
to nowhere if improvements to the Strategic Road Network, particularly the A46 are not 
delivered.' 

- The Parish Council understands that no funding has been secured for the road links. 
Furthermore, landowner agreements are not in place for any road connections to the 
proposed bridge. 

- The bridge does not add capacity to the road network where it is actually needed. It mainly 
facilitates east-west movements for which there will be little future need.  

- Increased congestion on local roads would lead to a reduction in road safety.  

- Question the value for money in the use of public funds. 

- If the project ends up as a 'bridge to nowhere', public anger at the misuse of desperately 
needed funds at this time should not be underestimated. 

 

 



- The proposed bridge is located approximately 1.6 miles from the boundary of the Cotswolds 
AONB and clearly falls within its setting. The site is overlooked by Bredon Hill, a well-known 
beauty spot and visitor destination within the AONB. The bridge, embankments and housing 
development would have significant adverse visual effects on receptors within the AONB. 
The scheme would cause significant harm to the special qualities of the AONB. 

- The proposal and associated development would result in unacceptable harms to landscape 
and ecology. In particular, the bridge and link road would lead to the loss of habit for the 
vale's rapidly declining population of wading birds, including curlew, redshank and lapwing. 

Northway Parish Council – Object 

- There is a lack of information provided to make an informed decision, including details on 
traffic flow and road structure. 

- The proposal would increase risk of flooding, which could impact both Northway and 
Tewkesbury. 

- Part of the scheme attention should be given to the road leading down to the old Mill and 
also Joan's Field. The temporary road access would significantly increase the danger to 
pedestrians visiting both locations, as such, a footpath should be included on the Joan's 
Field side of the road (from Sallis Close to Joan's Field) to allow residents a safe access. 

- Environmental and pollution concerns. 

Tewkesbury Town Council – Object 

- Understand the need to provide substantial additional land for housing, which cannot 
realistically be delivered without a significant improvement in highway infrastructure, but 
there are grave concerns that these proposals for a bridge, in isolation, without the means to 
provide access is most unhelpful and will only cause alarm amongst the local population. 

- Major remodelling of the built environment between the parishes of Northway and Bredon, 
needs to be considered as a whole, rather than as a series of individual elements without the 
context in which they will sit. 

- It is unrealistic to ask local residents to judge whether or not the proposals for this bridge are 
acceptable if they are unable to understand the wider context of it. 

- Concerns regarding the impact that this bridge proposal will have on its own parish during 
the construction period. 

- The site is within the catchment of the Carrant Brook, which flows into our parish; there 
should be no development upstream that causes water to move more quickly towards our 
parish which would exacerbate flooding. 

- We disagree with the view that the area around the proposed bridge site itself does not 
present a problem with regard to flooding. We understand that the ground around there 
quickly becomes waterlogged and that water will be displaced when the bridge and its 
accompanying road infrastructure are built and during construction. 

- The Parish support the opinions expressed by the Council’s Ecology consultant. 

 



Kemerton Parish Council – Object 

- There isn’t proper justification for the construction of the bridge and there is considerable 
uncertainty about future residential development. 

- In light of the uncertainty the bridge is an improper use of scarce public funds. 

- The bridge will not alleviate current congestion issues and will make matters worse. 

- The Concept Masterplan states that to minimise the impacts of infrastructure a 
comprehensive approach is required predicated on sustainable transport.  The proposal 
does not meet these requirements. 

- The bridge would impact on views from the AONB. 

- The bridge would increase rat-running through the Bredon Hill villages. 

- The bridge is stated to cost £8.1m, but there is no indication of the cost of associated 
infrastructure and the road and how this would be funded. 

Ashton under Hill Parish Council – Object 

- Concerned the application is not transparent and fails to disclose much larger housing plan.  

- The proposal will negatively impact on communities and the environment. 

- Serious road safety concerns and flooding concerns. 

- Serious concerns of impact on Carrant Brook wildlife corridor within this valley and beyond. 

- Concerns about impact on Bredon Hill. 

- The application is premature and there are concerns regarding governance and local 
democracy. 

Elmley Castle, Bricklehampton and Netherton Parish Council – Object 

- There isn’t a fully measured plan on the purpose of the bridge and the following 
developments i.e. the Garden Town.  There isn’t a fully disclosed and evaluated study. 

- The proposal would have a significantly detrimental impact on Bredon Hill and the AONB. 

- Increased traffic volumes will lead to congestion and pollution. 

- The application is flawed on lack of fundamental development planning.  

Wychvon District Council- No objection assuming it accords with all the relevant policies 
within the Development Plan and NPPF 

Highways England – No objection subject to conditions 

Count Highway Authority – No objection subject to conditions 

Network Rail – No objection subject to conditions and other measures being carried out 
(as detailed in the informatives) 



Environment Agency – No objection, however raise some concerns about the extent of 
information provided and the suitability of the drainage proposals in the context of national 
and local guidance. 

Lead Local Flood Authority – No objection subject to conditions 

Severn Trent – No objection subject to conditions 

Natural England – No objection subject to conditions following the submission of additional 
information  

Ecology Advisor – No objection subject to conditions 

Environmental Health (Air Quality) – No objection.  Environmental Health agree with the 
methodology and conclusions of the Construction Phase Air Quality Assessment Report and 
have no adverse comments with respect to air quality at this time, if there is a significant 
increase to above the assessment criteria of HGV trips either inside or outside the 
Tewkesbury AQMA a detailed air quality impact assessment should be submitted for 
approval. 

Environmental Health (Noise, Vibration and External Lighting) - No objection subject to 
a condition for a detailed Construction Environmental Management  

Ministry of Defence – No safeguarding objections 

Historic England – Do not wish to offer any comments 

Conservation Officer – The construction of the bridge, by virtue of its scale design and 
proximity would cause less than substantial harm to the setting of the cluster of heritage 
assets located to the North West of the bridge including two Grade II Listed buildings 
(Northway Mill and Mill House). The visual impact of the bridge in isolation would have a 
medium to low harmful impact on the setting of designated heritage assets of high 
significance. At this stage the proposal would not comply with relevant heritage policies. It 
may transpire that this level of harm is outweighed by public benefit. It is also accepted that 
this perceived harm could be mitigated through a programme of visual screening. 

County Archaeologist – No objection subject to conditions  

Gloucestershire Minerals and Waste – No objection – The Outline Site Waste 
Management Plan makes a contribution to demonstrating how the proposal will meet the 
principles of waste minimisation. Taking into account the Outline Environmental 
Management Plan and the commitments made within it to waste management practice, it is 
reasonable for the case officer to deem the issue of waste minimisation to be satisfactorily 
resolved. 

Tree Officer – No Objection subject to conditions.  

Nature Space – No objection subject to conditions. 

Bredon Hill Conservation Group – Object due to harm to the Cotswolds AONB, lack of 
sequencing, negative impacts on the highway network and poor use of public funds. 

 

 



Pamington Residents Association – Object 

- The application should have been presented comprehensively with a clear idea of context 
and there is a lack of information. 

- Future development plans may be halted or modified and the proposal would become a 
white elephant and waste of public money. 

- The Statement of Community Involvement does not reflect responses from the community. 

- Routes to and from the construction site are unsuitable for construction vehicles. 

- The traffic modelling is suspect and the proposal will disrupt the road network. 

Kemerton Conservation Trust – Object 

If the bridge is to be shielded by substantial planting to protect views from Bredon Hill, which 
is considered necessary, there would be insufficient space to deliver a sufficient number of 
houses. 

- Detrimental impact on views from PROWs in the AONB. 

- The inevitable roads links will impact on linkages of wildlife sites. 

- Lighting from fixed standards will impact on bats and moths using wildlife corridors. 

5.0       PUBLICITY AND REPRESENTATIONS 

5.1.  The application has been publicised through the posting of a site notice for a period of 21 
days and the publication of a press notice. 

5.2.  227 Objections have been received (summarised) 

- The housing is not part of an adopted plan and the housing may not go ahead leaving just 
the bridge which would harm the landscape. 

- The bridge is part of the Garden Town Concept that hasn’t been approved yet. 

- The Draft Concept Masterplan should have no weight in the decision-making process. 

- Negative impact on property values. 

- The construction and use of the bridge will impact on residential amenity through noise and 
pollution at day and night and loss of privacy. 

- Pilings would harm the brook, cause vibration and property damage. 

- Primary school children in the Carrant Brook Primary School would be impacted by noise, 
dust and construction traffic. 

- HGV’s during the construction phase will cause congestion, air pollution and noise. 

- The proposal would harm the character of the local area and its rural setting the atmosphere 
and character of the AONB, in particular Bredon Hill. 

- A tunnel would be less intrusive. 



- Loss of open green recreational space which is well used by local people. 

- Harm to wildlife, mature trees, plants and hedgerows including wildlife in Carrant Brook.  The 
proposal would result in loss of habitat. 

- The entrance for construction traffic is opposite a nature reserve and will impact on wildlife. 

- The bridge will become a catalyst for inappropriate development leading to uncontrolled 
development which can’t be effectively controlled, particularly due to the lack of 5 year 
housing supply. 

- The strategy should focus on the traffic problems and air pollution on the A46. 

- The junction at Joans Field is already dangerous for pedestrians and the new junction would 
exacerbate the issue, it is located on a dangerous busy corner with limited visibility and 
would be dangerous.  

- The access roads for HGVs for construction is limited to 3 tonnes, have limited passing 
places, are used by pedestrians and is a National Cycle Route.  The use of these roads by 
construction traffic would be unacceptable. 

- The strategy should be focussing on greener travel and reducing car use such as bus lanes 
and cycle routes. 

- There is already too much traffic in the area and the bridge and houses would worsen the 
situation. 

- The application site is known to flood. 

- The bridge and the dwellings would increase risk of flooding and the mitigation measures 
should be considered comprehensively. 

- The bridge cannot be considered essential infrastructure and the Level 1 Flood Risk 
Assessment is inadmissible. 

- The application site would result in loss of agricultural land. 

- Access to the site should be provided through MoD land which is readily accessible to the 
A46 and the bridge is unnecessary. 

- The JCS Concept Masterplan Report states that the bridge will not even support the extra 
traffic generated by 900 homes. 

- The proposal brings no benefit to local residents and only benefit to developers. 

- The construction traffic and its effects will impact on local business. 

- The applicant and decision maker are the same.  The determination process is not impartial. 

- The application is a waste and poor use of public funds.  

- The money would be better spent on improving the A46. 

- The bridge in isolation will become a magnet for antisocial behaviour such as skateboarding 
and graffiti.   



- The Council has made a carbon neutrality declaration and the bridge is a contravention of 
this declaration and there is no indication that this has been considered for the bridge or the 
housing. 

- The proposal would result in loss/diversion of the PRoW. The PRoW is well used and the 
application for diversion may not be achieved. 

- The land lying to the north of Aston Fields Lane has been identified by Kemerton 
Conservation Trust as being of landscape and ecological importance. 

- This bridge will do nothing to relieve the congestion between Aston Cross and Junction 9 of 
the M5 and any available funds should be spent on providing a relief road to the south of the 
existing A46 if development at Ashchurch is to continue 

- As well as the ecological and landscape interest of the lower Carrant valley there is 
considerable archaeological interest. 

5.3. 1  General Comment has been received 

- The bridge proposes 2 no. 3 metre wide shared use paths. The bridge is a new facility and 
should provide full segregation of pedestrians and cyclists 

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. As the Ashchurch Rural Neighbourhood 
Development Plan is at such an early stage of production it cannot be afforded any weight in 
the decision-making process. 

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 Tewkesbury Area Draft Concept Masterplan 2018 (TADCM), is not a development plan 
document. It is part of the evidence base to support work on the review of the JCS and 
provide a spatial growth strategy for the area that will contribute towards meeting both the 
housing shortfall for the Borough up to 2031 as well as the longer term growth needs 
beyond. As a planning document it carries very little weight in advance of any potential 
development plan process commitment weight although it does form part of the plan-led 
approach.  

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



7.0 TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT ASSESSMENT) (EIA)   
 REGULATIONS 2017 

7.1  Under the Town and Country Planning (Environmental Impact Assessment) Regulations 
2017 the proposal constitutes Schedule 2 development under Column 2 (10b) of the EIA 
Regulations, as the size of the application site exceeds 5 hectares. The applicant requested 
an EIA screening opinion in respect of the development on 14th May 2020 to determine 
whether an EIA was required as part of the application. On the 22nd June 2020, the Local 
Planning Authority issued an adopted screening opinion in respect of the proposed 
development which was that the submission of an Environmental Statement in connection 
with this development was not required. 

8.0 ANALYSIS 

8.1.  The main issues to be considered are the principle of the proposed development and 
phasing, design and visual impact including landscape impact and impact on AONB, 
highway matters, flood risk, impact on amenity, impact on ecology and trees, and impact on 
heritage assets. 
Principle of Development and Phasing 

 
Spatial Strategy, Need for New Development and JCS Review 

8.2.  Policy SP1 of the JCS sets out the spatial strategy for the JCS area to provide 35,175 new 
homes and 192 hectares of B class employment land to support 39,500 new jobs by 2031. 
The policy states that this is to be delivered by development within existing urban areas 
through District plans, existing commitments, urban extensions to Cheltenham and 
Gloucester, and the provision of Strategic Allocations at Ashchurch.   

8.3.  To support this spatial strategy, the JCS identifies Strategic Allocations, including Strategic 
Allocation Site A5, which designates 14 hectares lying to the south of Ashchurch and the 
A46 for the provision of employment land, a green infrastructure network of around five 
hectares and high quality public transport facilities to and within the site. However, the 
uncertainty in the release of land at previous Strategic Allocation A8, the MoD Ashchurch 
site, resulted in its removal from the JCS, causing a shortfall of approximately 2,450 
dwellings in the Tewkesbury housing supply and 20 Ha of employment land over the plan 
period. 

8.4.  Policy REV1 of the JCS requires a partial review of the housing supply for Gloucester and 
Tewkesbury, however, due to the plan making requirements set out in the revised National 
Planning Policy Framework (2019), there has been a need to expand the scope of the partial 
review to provide a comprehensive review of the plan. 

8.5.  The JCS authorities undertook an Issues and Options consultation between November 2018 
and January 2019 and are now working towards a Regulation 18 Consultation which is 
planned for Summer 2021. 

8.6.  The published timetable for the JCS Review to adoption is as follows: 

- Issues & Options Consultation – Winter 2018/19 

- Preferred Options Consultation – Summer 2021 

- Pre-Submission Consultation – Winter 2022 

- Submission to the Secretary of State – Spring 2023 



Tewkesbury Area Draft Concept Masterplan January 2018 (TADCM) 

8.7.  The TADCM was developed by Tewkesbury Borough Council and supported by Homes 
England to inform the JCS Review and provides a spatial growth strategy for the area that 
will contribute towards meeting both the housing shortfall for the Borough up to 2031 as well 
as the longer term growth needs beyond. In total the masterplan identifies a development 
capacity in the area of around 8,000 homes and 120 hectares of employment land. 

8.8.  The TADCM is not a development plan document; it is part of the evidence base to support 
work on the review of the JCS providing a spatial growth strategy for the area that will 
contribute towards meeting both the housing shortfall for the Borough up to 2031 as well as 
the longer term growth needs beyond.  As a planning document it carries very little weight 
although it does form part of the plan-led approach. 

8.9.  In the document, an area to the north of Ashchurch, which includes the application site, is 
highlighted as Phase 1 to be delivered by 2031 according with the timeline of the JCS 
requirement to deliver the shortfall of jobs and homes identified. It is envisaged that Phase 1 
would deliver 3,180 new homes, 46 ha new employment land, local centre with 
retail/services, new primary school, new transport corridor (east-west connection) and 
northern green infrastructure corridor. Extracts of the TADCM are appended and will be 
included in the Committee Presentation. 

8.10.  The application site itself spans across land parcels 14 and 15 which are identified to have 
an indicative capacity for 2055 homes within the TADCM.  

8.11.  The TADCM includes a Transport Strategy which considers how the masterplan 
development ambitions may be realised in movement terms considering the road network, 
rail, bus, walking and cycling infrastructure.  In terms of the road network, the Transport 
Strategy explores a number of highway infrastructure scenarios to serve Phase 1 and the 
wider Masterplan area. These include capacity improvements to M5 J9 and the A46, a 
Northern Access Road link between Hardwick Bank Road and Aston Fields Lane with 
closure of the level crossing to the south, and a southern development road to the south of 
the A46 providing capacity for long term development aspirations. 

8.12.  The TADCM identifies that there is no transport solution yet for the quantum of development 
in Phase 1 and that there is a gap in the current masterplan.  However, the TADCM identifies 
that a northern link (Northern Access Road Link) is needed, crossing over mainline rail, 
joining up existing roads. The Masterplan also identifies that there would need to be 
additions to the existing road pattern and further consideration needs to be given to bringing 
forward the Southern Development Road. 

8.13  To deliver the Masterplan, the Transport Strategy identifies Short-Term, Medium-Term and 
Long-Term Enabling Interventions. The Northern Access Road is identified as a Short Term 
Enabling Intervention which is required for the delivery of the northern development plots 
which rely on the provision of a northern link over the rail line, overcoming severance and 
completing the link between existing local roads.  The Intervention Schedule identifies that 
the Northern Access Road Link alongside closure of the level crossing is required to be 
deliver between 0-10 years from the publication date of the TADCM (therefore by 2028). 
 
 
 
 
 
 
 



Emerging TBP 
8.14  Paragraph 2.11 of the Emerging TBP states that the Borough Council commissioned a 

consultant team to undertake masterplanning work for the Ashchurch area to inform the 
immediate review and identify sites for further housing and employment growth. The area 
has also been awarded Garden Town status by the Government and will help to unlock and 
deliver growth in this location. As this work is ongoing the Tewkesbury Borough Plan does 
not identify any allocations in the Ashchurch area so as to not prejudice the outcome of this 
masterplanning and Garden Town work.  
Phasing of Application 

8.15.  In March 2019, Tewkesbury Borough Council was awarded Garden Town status for 
Tewkesbury at Ashchurch. The Garden Communities Prospectus prepared by the Ministry of 
Housing, Communities and Local Government (MHCLG) recognises that delivery of a new 
garden community is a complex, long-term project, which will deliver homes over a number 
of decades. The Prospectus states that the MHCLG will prioritise proposals that offer a 
strong prospect of early delivery and a significant acceleration of housing delivery. 

8.16.  The MHCLG awarded Tewkesbury Borough Council £8.1m of funding through the Housing 
Infrastructure Fund (HIF) to deliver a bridge (part of the Northern Access Link Road) that 
would unlock parcels of land to the east of the railway line. The HIF Funding financial 
modelling obligation is for the delivery of 826 new houses, albeit the TADCM identifies the 
delivery of more houses. 

8.17.  The applicant advises that the planning application for the ABoR is submitted in advance of 
other associated infrastructure or land use developments due to a spending deadline 
associated with HIF Funding.  It is necessary for the HIF Funding to be spent by the end of 
2022 and the submission documents indicate that the construction period would be circa 12 
months. 

8.18.  The applicant also advises that the ABoR is being advanced prior to the formalisation of site 
allocations within planning policy documents in recognition of the considerable lead in time 
and constraints associated with working on railway assets. Design and construction on 
Network Rail assets are required to follow Network Rail’s Governance for Railway 
Investment Projects process, and, due to the intricacies of these activities, are often seen as 
delaying factors to onward development. In particular, constructing bridges over Network 
Rail assets is complicated by the requirement to undertake certain works only in the 
infrequent periods in which the railway is non-operational or in reduced operation. 

8.19.  The application is therefore being progressed at the current time to deliver the Short-Term 
Enabling Intervention timescales of the TDACM and to meet the HIF funding deadline. 

8.20.  Paragraph 72 of the NPPF states the supply of large numbers of new homes can often be 
best achieved through planning for larger scale development, such as new settlements or 
significant extensions to existing villages and towns, provided they are well located and 
designed, and supported by the necessary infrastructure and facilities. 

8.21.  Infrastructure can be the key to unlocking land for development to enable comprehensive 
well-planning development solutions. In the case of the current application, the construction 
of the bridge is identified as a Short Term Enabling Intervention to deliver the First Phase of 
the TADCM by 2031, to ensure the proposed development is facilitated and supported by the 
necessary infrastructure and facilities and to accord with the requirements to the HIP 
Funding. 

 



8.22.  Nevertheless, it is the case the HIF Funding, the inclusion of the wider application site in the 
garden communities programme and the identification of the wider area for development in 
the TADCM does not prejudice or presuppose the planning system, including the plan-led 
approach. 

8.23.  Therefore the principle of progressing with the ABoR application at the current time, is a 
matter of planning balance. There are substantial benefits of seeking to achieve the 
aspirations and timelines of the TADCM in the context of achieving the JCS and JCS Review 
Strategic Objectives, and ensuring that necessary infrastructure is place to achieve well 
planned development. This weighs in favour of the principle of progressing the application at 
the current time. However, weighing against the principle of progressing with the application 
at the current time, is that the TADCM is an evidence base document which carries very little 
weight in the decision-making process.  
Access and Highway Issues 

8.24.  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. 

8.25.  The current planning application comprises a road bridge over the Bristol to Birmingham 
mainline railway with associated temporary haul roads for construction vehicles and site 
compounds 

8.26.  At this time, the current application includes for temporary haul roads for construction 
vehicles only. An ABoR construction compound would be positioned both east and west of 
the railway line, with the eastern compound accessed from the B4079, close to Aston Fields 
Lane. The western compound would take access from Hardwick Bank Road. 

8.27.  Significant concerns have been raised by the local community both in relation to traffic 
impacts during the construction period and those related to potential future development in 
the area, enabled by the proposed bridge. Whilst concerns in relation to the latter are 
understandable, as set out above, those matters are not material to this application, the 
assessment of which relates solely to the construction of the bridge structure and related 
haul roads/compounds etc. 
Bridge Design 

8.28.  The bridge would provide a 7.3 metres wide vehicular carriageway that would be subject to a 
maximum speed limit of 30mph, with 3 metre wide Shared Use Paths (SUPs) on either side 
of the carriageway to account for the bridge parapet and to provide walk / cycle routes.  It 
has also been designed so it could accommodate a 3 metre wide SUP beneath the 
carriageway. 

8.29.  No formal connections to the local highway network are proposed as part of the planning 
application submission. 
Traffic Impacts 

 
Construction Overview 

8.30.  The traffic impacts of the proposals are solely related to the bridge’s construction. The 
Transport Assessment states that there would be a 12 month construction period. 

8.31.  It is anticipated that the working hours at the site would primarily be 0800-1800 on 
weekdays.  During some periods towards the peak of the project, such as when the beams 
are transported over the railway line during hours when there is no rail service, night time 
working is envisaged. 



Construction Compounds & Traffic Assignment 
8.32.  Construction vehicles would largely congregate in two main temporary compounds located 

on the eastern side of the railway line, with a secondary temporary compound located on the 
western side. Two new temporary haul roads are proposed to form safe and convenient site 
access / egress for construction vehicles to these sites. 
East Compound Construction Routes 

8.33.  Vehicles accessing the eastern compound would be routed from M5 J9 along the A46 
eastbound to the B4079, to enter the site via Aston Fields Lane. The reverse of this route 
would apply for vehicle departures. 

8.34. In accessing this compound, vehicles would depart M5 J9 via the northbound or southbound 
off-slip and travel along the A46. The M5 J9 northbound off-slip is of particular concern to 
Highways England, as this approach currently experiences significant congestion.  

8.35.  In terms of construction vehicle routing, Highways England have recommended that as part 
of the Construction Traffic Environmental Management Plan measures are taken to 
encourage light and heavy goods vehicles to occur outside weekday peak hours to avoid 
sensitive sections of the Strategic Road Network including the M5 J9 northbound slip.  
West Compound Routes 

8.36.  Vehicles accessing the western compound would be routed from M50 J1, then along the A38 
in a southbound direction (and visa versa) before heading north-east along Bredon Road / 
Tewkesbury Road, and finally accessing the west of the site via Hardwick Bank Road. Travel 
along the A46 is also not required between M50 J1 and the west compound. 
Construction Vehicles 

8.37.  The Transport Assessment states that in addition to standard cars and vans for site works, 
there would be numerous ‘tipper truck’ deliveries of earth to the site for use as 
embankments. There would also be numerous loads for prefabricated units and for the 
abutments, along with some concrete wagons for any in-situ concrete works. A number of 
abnormal loads are expected for the beam deliveries and for the installation / removal of the 
crane. These abnormal loads are expected to be located at the west compound (via M50 
J1). 

8.38.  The Transport Assessment anticipates 8,250 HGV and 250 additional light vehicles would 
travel to the site during the 12-month construction period. The Assessment advises that on 
average, the construction of the ABoR is expected to generate 66 two-way HGV movements 
per weekday, which equates to less than six movements per hour. 

8.37.  Based on the known construction activities planned, it is estimated that 55% of traffic would 
arrive and depart via the western route to the site and 45% would arrive and depart via the 
eastern route. 

8.40.  For the busiest western route, this equates to approximately 36 daily HGV movements and 
approximately 3 per hour. The eastern route would expect 30 daily light vehicle movements 
and approximately 2.5 per hour. Construction of the ABoR is expected to generate just two 
light vehicle movements per weekday. There would be an average of approximately 50 
construction staff a day at the site split equally between the compound areas on either side 
of the bridge. 
 
 
 
 



Site Access Arrangements 
8.41. Highways England and the Highways Authority recommend that conditions are imposed to 

control future site access arrangements, including the submission of a Construction Traffic 
(Environmental) Management Plan (CTMP) to be provided which would include a pre-
commencement survey of the local highway network. The Transport Assessment indicates 
that passing bays would be provided along Aston Fields Lane and temporary traffic 
management on Hardwick Bank Road, full details of which would need to be submitted for 
approval. Temporary traffic management will also require separate approval from 
Gloucestershire and Worcestershire County Councils. 

8.42.  Whilst the applicant advises that abnormal loads are proposed to access the field from the 
west, the Highways Authority advise some junctions are constrained and tracking details 
would be needed to demonstrate that they can access the site. This can be addressed in the 
CTMP and if access cannot be achieved an alternative access route would be required. 

8.43  The County Highways Authority have also advised that details of the site accesses onto 
Hardwick Bank Road and Aston Fields Lane, as well as passing bays on Aston Fields Lane 
can be secured by condition. 
Grange Road Level Crossing 

8.44.  Although it does not form part of the planning application, the construction of the proposed 
ABoR and the subsequent provision of a link road would allow the closure of the Grange 
Road Level Crossing by providing an alternative higher quality east-west transport 
connection in the northern part of Ashchurch. This is supported by Network Rail and would 
result in a significant reduction in traffic volumes on the route. 
Indicative Traffic Modelling 

8.45.  The applicant’s Transport Assessment includes junction modelling for information only 
considering future connections between a link road and both Hardwick Bank Road and 
B4079 in a scenario whereby as a first phase 826 dwellings are delivered to the east of the 
railway line.  The modelling demonstrates that either a roundabout or a signal-controlled 
junction would offer a suitable connection between the link road and the surrounding 
highways network. However, the link road, its connection to the existing highway network 
and associated residential proposals, would be the subject of separate future planning 
applications, that will each be supported by their own Transport Assessment.  

8.46.  The highways authorities advise that their consideration of the current proposals does not 
provide any pre-determined view on the acceptability of a future proposed link road, the 
bridge’s connection to the existing highway network and associated development proposals. 
The impacts of these proposals would be considered separately in the future. 
Conclusions on Highways Matters 

8.47.  Highways England and the County Highways Authority have been consulted on the 
application. The statutory consultees advise there would be some HGV impacts arising, 
however the level of trip impacts associated with the bridge construction only are relatively 
minimal and at a level that is acceptable subject to a suitable CTMP being in place to 
minimise and manage traffic impacts where possible.  

8.48.  In terms of traffic volume, the construction traffic would place some additional trips through 
the junctions, but these impacts are time limited to a 12 month period and are sufficiently 
dispersed over two Strategic Road Network junctions i.e. M5 J9 and M50 J1, so as to reduce 
impacts on a single location. 

 



8.49.  With construction traffic and routing still subject to refinement when a construction contractor 
is appointed and given the potential for some abnormal load vehicles, as set out above, it 
would be a requirement that a CTMP be provided, should planning permission be granted. 
This would need to include suitable measures that minimise vehicle trips travelling on the 
sensitive locations. Details would also need to be agreed of passing bays and site access, 
as well as measures to ensure vehicle trips occur outside typical weekday peak hours and 
that measures to prevent debris from the two compounds being deposited onto the highway 
network are adopted. 

8.50.  The Comments of the local community are noted, however, having regard to all of the above 
it is considered that the specific proposal would not have a 'severe' impact on the safety or 
satisfactory operation of the highway network, and subject to conditions would accord with 
the NPPF and policy INF1 of the JCS. 

Landscape and Visual Impact including Impact on AONB 
8.51.  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.  Paragraph 172 of the NPPF states that great weight should be given to conserving 
and enhancing landscape and scenic beauty of Areas of Outstanding Natural Beauty which 
amongst other designated areas have the highest status of protection in relation to these 
issues. 

8.52.  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.  Policy SD7 of the JCS states that all development 
proposals in or within the setting of the Cotswolds AONB will be required to conserve and, 
where appropriate, enhance its landscaping, scenic beauty, wildlife, cultural heritage and 
other special qualities.  The Policy confirms that proposals will be required to be consistent 
with the policies set out in the Cotswolds AONB Management Plan. 

8.53.  The application site is not located within a designated valued landscape area within the 
development plan, however the Cotswold AONB is located to the north, east and south east 
of the site and at the closest point to the north is approximately 1.5 miles away. The Special 
Landscape Area which is identified as a valued landscape in the development plan is located 
approximately 2 miles to the east. 

8.54.  The application is accompanied by a Landscape and Visual Appraisal (LVA) as well as a 
supplementary assessment further to comments received from Natural England. 

8.55.  The LVA identifies that the site is flat and is highly rural, characterised by an open landscape 
of large irregular agricultural fields and wide grassland areas bordering Carrant Brook. 
However, the site (where the proposed bridge would be located) is approximately 200 
metres from the residential area of Northway which affects the wider character context of the 
site. The site is generally well screened by field hedgerows, trees and woodland along 
watercourses, together with garden vegetation from nearby properties. 

8.56.  The LVA identifies potential visual receptors points from the PRoW which passes through 
the site, residential properties to the south, as well as from residential properties to the east 
and west. 

 



8.57.  The most prominent viewpoints would be from the PRoW as well as the residential 
properties to the south. It is considered that upon completion of the proposed bridge and 
embankments, the development would be obvious from a number of these viewpoints and 
would foreshorten distant views of the AONB. There would be inevitable visual impact and 
landscape harm to rural character of the site upon completion of development from these 
visual receptors. 

8.58.  In terms of more distant viewpoints, it is the case that the completed development would be 
visible from some elevated viewpoints within the AONB and Special Landscape Area, 
particularly in the winter months. However, given the distance of these viewpoints, the 
proposed bridge would be seen against the backdrop of existing residential and commercial 
development within Northway and the A46, as well as committed development including the 
Retail Outlet Centre and 850 dwellings allowed on appeal at Fiddington. Within the context of 
intervening vegetation and other built elements, officers consider that the proposal would 
have a very limited adverse effect on the setting of the AONB and the Special Landscape 
Area. 

8.59.  In terms of the construction phase, it is the case that the haul roads and construction 
compounds would detrimentally impact on landscape character. However, this is a 
temporary impact which would be mitigated through the re-instatement of the site. 

8.60.  It is concluded that the proposal would cause harm to the landscape character and visual 
amenity of the site when viewed from shorter distance receptors. This is recognised in the 
LVA, which suggests a number of mitigation measures to ensure that the adverse impacts 
and effects on the landscape character and visual amenity of the site are minimised. These 
include ensuring embankments are designed to avoid an overly engineered appearance, 
minimising vegetation removal and providing additional planting, ensuring attenuation ponds 
have a natural shape and that the parapet fence colour tones into the landscape, and 
keeping the security fencing to a minimum and ensuring it is an appropriate colour. 

8.61.  Overall, it is concluded that there would be significant harm to the landscape arising from the 
proposal, given the scale of the development. However, it is considered that the impact is 
primarily restricted to nearby viewpoints and that the proposal would have a very limited 
adverse effect on the setting of the AONB and the Special Landscape Area. 

8.62.  It is considered that the harm to the landscape can be partially mitigated through the detailed 
design and planting and it is recommended that conditions are imposed to secure these 
mitigation measures to reduce the harm.  

8.63.  The harm to the landscape is a factor that weighs against the proposal in the overall 
planning balance. Whilst this harm would be tempered by mitigation measures which can be 
secured by condition and by virtue that the application site itself is not identified as a 'valued' 
landscape in the development plan, the harm would be significant in officers’ view. It is 
considered that the proposal would have a very limited adverse effect on the setting of the 
AONB and Special Landscape Area. 
Residential amenity 

8.64.  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. 



8.65.  The closest dwellings to the application site are within the settlement of Northway. The 
closest dwellings within Northway are approximately 30 metres from the application site 
beyond the railway line and the proposed ABoR is located approximately 230 metres to the 
north of the nearest dwelling in Northway.  There are also dwellings in Northway located 
approximately 20 metres from the access to the western haul road which would be impacted 
by the development from the site access on Hardwick Bank Road. To the north east beyond 
agricultural fields is the settlement of Kinsham and the closest dwellings are located 
approximately 430 metres from the application site and 700 metres from the proposed 
ABoR. To the east of the application site is agricultural land and a cluster of agricultural 
buildings/dwellings of which the nearest dwelling is Carrant Gardens located approximately 
200 metres from the application site and 750 metres from the proposed ABoR.   

8.66.  Impacts on residential amenity would arise during the construction phase of the development 
which it is indicated would last approximately 12 months and during the operational phase of 
the bridge once it is connected to the road network. 

8.67.  During the construction phase impacts on residential amenity would arise through reasons 
including noise, vibration and lighting. The Environmental Health Officer has been consulted 
on the application and states when the contactor to undertake the proposed works has been 
decided a detailed Construction Environmental Management Plan (CEMP) must be 
submitted to and agreed by the local planning authority. The CEMP must detail the mitigation 
measures, to be employed, during the construction phase, in order to minimise the impacts 
of noise, vibration and lighting on the nearest sensitive receptors. 

8.68.  In regard to the impact of the construction phase on air quality the application is supported 
by a Construction Phase Air Quality Assessment (CPAQM). The CPAQM identifies that 
approximately 400 human health receptors are located within a buffer of 350m around the 
site (and within 50m of routes to be used by construction vehicles). 

8.69.  The air quality assessment includes a review of existing air quality conditions and a 
qualitative assessment of construction dust. The construction phase of the proposed 
development has the potential to generate dust and PM10 emissions, which may have a 
short-term adverse impact at nearby human health receptors. The CPAQM also concludes 
that significant air quality impacts are not expected to occur as a result of the additional 
construction traffic. 

8.70.  Construction works associated with the proposed development have the potential to 
generate dust emissions, which would require effective control/minimisation for the duration 
of the construction project through a CEMP or similar. The CPAQM identifies a number of 
potential measures to mitigate dust such as: 

- Fully enclose site or specific operations where there is a high potential for dust production 
and the site is active for an extensive period; 

- Ensure sand and other aggregates are stored in bunded areas and are not allowed to dry 
out, unless this is required for a particular process, in which case ensure that appropriate 
additional control measures are in place; 

- Ensure vehicles entering and leaving sites are covered to prevent escape of materials during 
transport; 

- Install hard surfaced haul routes, which are regularly damped down with fixed or mobile 
sprinkler systems, or mobile water bowsers and regularly cleaned; and 

- Access gates to be located at least 10 metres from receptors where possible. 



8.71.  The Environmental Health Officer has been consulted on the application and agrees with the 
methodology and conclusions of the CPAQM and has no objection with respect to air quality, 
subject to mitigation being secured in a CEMP. 

8.72.  It is the case that there will inevitability be some detrimental impact on residential amenity 
during the construction phase of the development, however, given that this is a temporary 
impact and the extent of the impact can be controlled and mitigated through a CEMP, it is 
considered that the impact on residential amenity arising from the construction phase would 
not be unacceptable and the application would accord with policy SD14 of the JCS and the 
NPPF in this regard. 

8.73.  In terms of the operational phase of the development, the proposed scheme is to construct 
the ABoR and leave it in place but it does not include the future highway that would utilise 
the bridge as part of the future development of the area, nor the associated planned housing 
to come forward. Therefore, at this stage of the ABoR Scheme, there are no operational 
effects to assess in respect of noise, vibration and emissions.  The effects of the operational 
phase of the development would therefore be considered when future applications come 
forward enabling the operational phase. 
Drainage and Flood Risk 

8.74.  The application site extends to approximately 18 hectares. The Environment Agency’s Flood 
Map is divided into three separate zones. Approximately 96% of the site which includes the 
proposed bridge is located in Flood Zone 1 which has the lowest probability of flooding, 3% 
is located in Flood Zone 2 which has a medium probability of flooding and 1% in located in 
Flood Zone 3 which has a high probability of flooding. 

8.75.  The proposed bridge is located entirely within Flood Zone 1, approximately 350m away from 
Flood Zones 2 and 3. The northern edge of the site, along the Carrant Brook, is located 
within Flood Zone 2 and 3. The western haul road site access and parts of the western haul 
road are located in Flood Zone 2, and the carrier drains are located within Zones 2 and 3. 

8.76.  Paragraph 163 of the NPPF states that when determining planning applications local 
planning authorities should ensure that flood risk is not increased elsewhere.  Where 
appropriate, applications should be supported by a site-specific flood risk assessment (FRA), 
which includes proposals of 1 hectare or greater in Flood Zone 1 and all development in 
Flood Zones 2 and 3. Paragraph 158 of the NPPF states that the sequential approach 
should be used in areas known to be at risk of flooding now or in the future.  Developments 
should not be permitted if there are reasonably available sites appropriate for the proposed 
development in areas with a lower risk of flooding.  Paragraph 163 of the NPPF also states 
that development should only be allowed in areas at risk of flooding, where in light of an 
FRA, inter alia, it can be demonstrated that within the site the most vulnerable development 
is located in area of lowest flood risk, the development is appropriately flood resistant and 
resilient, it incorporates sustainable drainage systems and any residual risk can be managed 
safely. 

8.77.  Policy INF2 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. 

 

 



8.78.  The Council’s Flood and Water Management Supplementary Planning Document is a 
material consideration in the determination of planning applications. At paragraph 5.7.3 it 
stated that FRAs should be proportionate to the risk and appropriate to the scale, nature and 
location of the development. A FRA should always be undertaken as early as possible in the 
planning process to avoid abortive work raising landowner expectations where land is 
unsuitable for development.  Paragraph 6.5 statse there are a variety of SuDS techniques 
and further guidance should be sought via the SuDS Manual (CIRIA C753). The use of ‘open 
to surface’ SuDS management train techniques is preferred, as opposed to piped or tanked 
solutions which offer nothing in terms of water quality, biodiversity, amenity, have increased 
future maintenance requirements and are typically more expensive to implement. In addition, 
any innovative solutions will be welcomed and supported in principle. 

8.79.  The application is supported by a Drainage Strategy and a Level 1 Flood Risk Assessment 
report that identifies existing sources of flood risk to the site and provides details of how 
surface water will be managed and discharged from the site. A Level 1 FRA is a screening 
study which determines whether there are any flood risk issues related to the development 
that may warrant further assessment.  Supplementary information has also been submitted 
during the determination of the application further to concerns raised by the Environment 
Agency.  

8.80  The applicant’s Level 1 FRA states that: 

- The proposed development is at very low risk from surface water flooding and is not within a 
Critical Drainage Area. 

- The proposed development (road bridge and embankments) would increase the 
impermeable area of the site and this would need to be managed through the application of 
SuDS. 

- The proposed development type is Essential Infrastructure. The proposed development site 
is predominantly in Flood Zone 1 and passes the sequential test. 

- Whilst the published Environment Agency Flood Zones do not account for future climate 
change, in lieu of hydraulic modelling, the future Flood Zone 3 can be evaluated using the 
current Flood Zone 2. The proposed bridge development remains outside of both Flood 
Zones, indicating that the site should remain flood free over the next 100 years. However, it 
should be noted that, as the fluvial floodplain expands with climate change, the proposed 
drainage infrastructure may be impacted by higher flood levels. The drainage design will 
need to account for a 40% increase in rainfall intensity for this design. 

- The investigations carried out for this Level 1 FRA indicate that a Level 2 FRA is not required 
to address the flood risk sources identified. (Officer Note - A Level 2 FRA is a Scoping Study 
undertaken if a Level 1 Study indicates that the site may lie within an area which is prone to 
flooding or that the site may increase flood risk due to increased runoff; and to confirm the 
possible sources of flooding which may affect the site). 

- It is recommended that the drainage ponds are located taking into account future fluvial 
climate change impacts, and are set outside the present day Flood Zone 2.  

8.81.  The Environment Agency, whilst not raising an objection to the application, have raised a 
number of concerns regarding the approach and queried whether the proposals constitute 
best practice in accordance with national guidance and the Council’s own Flood Risk 
Management SPD. 

 



8.82.  In response to these comments the applicant advised the following: 

- Given the site is at low risk of flooding from fluvial, surface water, and other sources, it is 
considered that a Level 2/3 FRA was not required. 

- The Flood Risk Assessment conforms to the principles set out in the Tewkesbury Borough 
Council’s Flood and Water Management SPD and is proportionate to the risk and 
appropriate to the scale, nature and location of the development. 

- The applicant notes that paragraph 6.5.39 of the Flood and Water Management SPD states 
that a detailed surface water drainage strategy should be submitted with applications for full 
planning permission. It is acknowledged that the drainage design is outline at this stage, but 
will be further developed as part of the detailed design of the ABoR scheme, when results of 
ground investigations and detailed topographical surveys are available and the bridge design 
is finalised. The applicant considers the current drainage design is proportionate to the 
nature and scale of the first phase of development, which comprises only the bridge 
structure and the earth embankments. The applicant advises the outline drainage design can 
be further enhanced at the detailed design stage with the benefit of hydraulic modelling. 

- The bridge and embankment is the first phase of development that will emerge over time, as 
part of the Tewkesbury Garden Town proposals. The current proposal needs to proceed first, 
in order to utilise the (already secured) central government funding. The next phase of works 
will be the proposed link roads to be developed east and west of the bridge, followed in time 
by residential development. The surface water drainage strategy will evolve in sequential 
stages as each phase of development comes forward, such that the drainage design for the 
ABoR scheme will be upgraded and enhanced by the drainage design for the link roads, 
which will in turn be completely replaced by a fully integrated and comprehensive drainage 
design for the Garden Town developments, requiring an exemplary strategy as required by 
the Garden Town principles and the Flood and Water Management SPD. In this way, the 
drainage strategy for each phase of development will come forward sequentially, to be 
designed to serve the nature and scale of each development accordingly and will therefore 
be exemplary once permanent, as also stipulated by the Garden Town development 
principles 

- The northern edge of the site, along the Carrant Brook, is located within Flood Zone 2 and 3. 
However, this portion of the development comprises only drainage attenuation ponds and 
carrier drains. The applicant appreciates that to fulfil their purpose, the flood attenuation 
ponds should be outside of the floodplain such that they do not fill with river water and 
become unavailable for the drainage system during times of flood. With the available data, 
the ponds are close to the edge of Flood Zone 2, but it is difficult to ascertain whether they 
would be at risk from flooding, without the benefit of detailed hydraulic modelling. It is 
confirmed that modelling will be carried out at the detailed design stage, to determine 
whether the attenuation ponds are in a robust location or if they need to be relocated further 
away from the extents of Flood Zone 2. 

- The consultation comments received from the Environment Agency (EA) advised the use of 
sustainable drainage elements to provide a sustainable drainage system. The proposed 
drainage scheme adopts some of the elements, with the provision of ditches along the 
southern edge of the embankment and attenuation ponds. The provision of other SuDS 
elements such as swales could not be accommodated within the site boundary for reasons 
of land availability and the minimal fall in gradient towards the Carrant Brook, which would 
impede their effectiveness. However, hydraulic modelling will be carried out at the detailed 
design stage of the ABoR scheme, which will enable the effectiveness of the attenuation 
ponds and the overall drainage strategy to be maximised. 



- Should the hydraulic modelling at the detailed design stage indicate the ponds need to be 
relocated, it could be accommodated by a number of ways, which include: amending the 
drainage design; moving the ponds in their entirety; or providing a secondary pond 
elsewhere within the application boundary, further from the flood zone boundary.  

- It is confirmed that the outfall headwall structures would be set back from the Carrant Brook 
watercourse by a minimum of 8m. This will be reflected in the drainage details to be 
prepared and submitted at the detailed design stage. 

8.83.  The LLFA have reviewed the comments from the Environment Agency and the additional 
submissions of the applicant. Whilst the LLFA do not consider the drainage scheme to be 
exemplar and what would be expected in the context of the Council’s Flood Risk 
Management SPD, they do consider that the drainage proposals included in the application 
would be acceptable, and raise no objection on the basis that the drainage solution in this 
case is intended to be temporary. 

8.84. In regard other matters, there are a number of objections to this application on the basis that 
the application is not ‘Essential Infrastructure’, and that the Flood Risk Assessment is 
admissible and that a sequential test should have been undertaken. As the proposed bridge 
and embankments are located entirely within Flood Zone 1 officers consider that a flood risk 
sequential test is not required. 

8.85.  Having regard to all of the above, officers recognise that the surface water drainage strategy 
will evolve in stages as each phase of development comes forward and that the drainage 
design will be upgraded and enhanced by the drainage design for the link road once the 
bridge is operational. As such, whilst it is not considered to be exemplar, given the temporary 
nature of the current drainage design, it is considered proportionate to the nature and scale 
of the development. However, given the temporary nature of the current drainage design it is 
recommended that a condition is imposed on the planning permission requiring the 
submission of a further detailed drainage prior to the bridge becoming operational. 

8.86.  It is therefore considered that the submitted drainage scheme is acceptable in this case and 
that the application accords with the relevant policies on drainage and flood risk.  

 
Ecology and Biodiversity 

8.87.  European designated sites, such as Special Areas of Conservations (SAC), are afforded 
strict protection under the Conservation of Habitats and Species Regulation 2017 (The 
Habitats Regulations). Local Planning authorities have a legal obligation to undertake a 
formal assessment of the implications of any new plans or projects that may be capable of 
affecting the designated interest features of European Sites before deciding whether to 
permit an application to ascertain any adverse effects on the integrity of the protected site. 
The process by which this is assessed is known as a Habitats Regulations Assessment 
(HRA). 

8.88.  Paragraph 170 of the NPPF states that planning policies and 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.  
Paragraph 175 of the NPPF states that if significant harm resulting from development cannot 
be avoided (through locating on an alternative site with less harmful impacts), adequately 
mitigated, or, as a last resort, compensated for, then planning permission should be refused. 
Paragraph 175d states when determining planning applications opportunities to incorporate 
biodiversity should be encouraged, especially where this can secure measurable net gains 
for biodiversity 



8.89.  Policy SD9 of the JCS seeks to protect and, wherever possible enhance biodiversity. 

8.90.  Policy NAT1 of the Emerging TBP states that proposals which will conserve and where 
possible restore and/or enhance, biodiversity will be permitted. Proposals will, where 
applicable, be required to deliver a biodiversity net gain across local and landscape scales, 
including designing wildlife into development proposals, the connection of sites and large-
scale habitat restoration. enhancement and habitat re-creation. Development which is likely 
to result in the loss, deterioration or harm to features, habitats or species of importance to 
biodiversity directly or indirectly will not be permitted unless the need for, and benefits of the 
development clearly outweigh the likely impact, it can be demonstrated that the development 
cannot reasonably be located onto an alternative site with less harmful impacts; and that 
measures can be provided that would avoid, mitigate against, or as a last resort, 
compensate for the adverse effects likely to result from the development. 
On-Site Ecological Impact 

8.91  The application is supported by Ecological Impact Assessment (EA), a Great Crested Newt 
Habitat Suitability Index Assessment, Dormouse Survey and a Bat Survey of Trees. 

8.92.  The EA identifies that are no statutory designated sites for nature conservation within the 
site. The site consists mainly of grazed, semi-improved grassland fields which have 
traditional ridge and furrow structure and there are scattered mature and semi-mature trees 
occur throughout the site. The fields are separated by intact hedges comprising native 
species. Areas of scrub, tall and short ruderal habitats line the boundaries of the Network 
Rail fence. There are also five ponds within 500 m of the Site and the Carrant Brook 
(watercourse) flows from east to west, at the north of the red line boundary. 

8.93.  The surveys assess the importance level of ecological features and habitats and the 
potential impact of the development including on ecological features including bats, reptiles, 
birds, otters, dormice and great crested newts.  The surveys identify that there are no recent 
records of dormice on the site, that populations of reptiles exist within the proposed scheme, 
the hedgerows within the site are likely to support populations of nesting and foraging birds, 
the grassland has the potential to support foraging owls, the Carrant Brook is a suitable 
habitat for otters, that trees have the potential for roosting bats and that one tree was found 
to support a pipistrelle bat roost and no presence of great crested newts were detected. 

8.94.  The following potential impacts have been identified: 

- Permanent habitat loss through the loss of hedgerow habitat and grassland grazing/foraging 
habitat 

- Temporary habitat loss (e.g. land used during construction that is subsequently to be 
restored); 

- Habitat fragmentation affecting movements of protected and priority species; 

- Disturbance including noise and vibration to protected and notable species; and 

- Pollution of the Carrant Brook due to run-off during construction. 

 

 

 



8.95.  The EA states that an Ecological Management Plan (EMP) will be produced which will detail 
ecological mitigation and enhancements within the Application Site. The EMP would be 
delivered as part of the construction phase of the proposed scheme and incorporate 
measures such as positioning working areas away from woodland and scrub habitats, 
keeping vegetation clearance to an absolute minimum, translocating hedgerows and 
replanting where works are to cross hedgerows and incorporating a ‘nestbox’ scheme across 
the whole site.  The tree containing the bat roost would remain. 

8.96.  The Council’s Ecological Advisors have been consulted on the application and have advised 
that they have reviewed the submitted information and are satisfied with the application 
subject to the imposition of conditions including the submission of a EMP and Landscape 
and Ecological Management Plan (LEMP) prior to the commencement of development. 
Off-Site Ecological Impacts 

8.97.  Natural England objected to the application as submitted, as they considered the application 
could have potential significant effects on the Severn Estuary Special Area of Conservation 
(SAC) and Ramsar Site. Natural England requested an Appropriate Assessment of the 
scheme’s effects on migratory fish forming designated features of the SAC & Ramsar Site, in 
particular with regard to disturbance in the form of noise, vibration and indirect impacts on 
water quality in the adjoining Carrant Brook which is a watercourse ‘functionally linked’ to the 
SAC 

8.98.  In response to these concerns the applicant submitted a ‘Shadow Appropriate Assessment’ 
advising that: 

- Although there is a direct hydrological connection between the Application Site and the 
Severn Estuary SAC/SPA/Ramsar/SSSI, at a distance of over 55 km downstream, it is 
considered that the potential for direct impacts via release of pollutants from the scheme 
would be eliminated by dilution. 

- The potential for impacts via the release of pollutants from the scheme into the watercourse 
network upstream of the Severn Estuary would be eliminated by dilution over the distance of 
approximately 55 km that any pollutants would have to travel. The scheme is not considered 
likely to result in any water quality effects in combination with other current plans or projects. 

- It is possible that construction of the proposed scheme could result in direct impacts to the 
river (creation of drainage headwalls (now identified as 8 m back from the bank of the 
Carrant Brook in emerging detailed drainage design) and indirect impacts (local silt and 
pollution run-off and noise and vibration from construction, including piling)). It is possible 
that these impacts could result in short term disturbance to eels using the Carrant Brook in 
the vicinity of the application site or migrating upstream (February to July) or downstream 
(October- November). Foundation design work is still ongoing, but if pilling is required, it 
would be restricted to the bridge structure approximately 300m from the Carrant Brook and 
involve auger piling (which creates less noise and vibration than percussive piling) and the 
distance would attenuate any noise and vibration to some extent. There would be no new 
permanent in stream structures that would impact on passage of eels along the Carrant 
Brook. 

- Overall, the main effect is likely to be a temporary impact with construction of headwalls 
likely to take only a few days, and overall construction being estimated at 12 months. The 
Carrant Brook is one relatively small water course in the tributary network of the River 
Severn which extends a large distance over western England and eastern Wales, and there 
is no indication that it is of particular note for these species. The overall impacts on migrating 
fish species is therefore considered to be negligible in the context of the extensive River 
Severn catchment and qualifying populations of fish and eels. 



- The agricultural grassland habitats that would be affected by the Scheme are suitable for 
use by the wintering bird populations associated with the Severn and Walmore Ramsar and 
SPA’s. Given the abundance of these habitats throughout the Severn Vale, including 
substantial areas which are closer to the Severn Estuary SPA and Ramsar site, a functional 
dependence on the habitats that would be affected by the Scheme is considered highly 
unlikely. 

8.99.  Natural England have reviewed the ‘Shadow Appropriate Assessment’ and raise no 
objection subject to appropriate mitigation being secured. Having considered the 
assessment, and the measures proposed to mitigate for all identified adverse effects that 
could potentially occur as a result of the proposal, Natural England advises that without 
appropriate mitigation the application could affect migratory fish species in the Carrant 
Brook, a watercourse functionally linked to the Severn Estuary SAC and Ramsar Site; 
namely that any augur piling should be restricted to day light hours and if this is not practical 
augur piling should take place between January to March (inclusive) in order to avoid eel 
migration periods. 
Conclusions of Ecology 

8.100.  It is concluded that further to the Appropriate Assessment, and subject to appropriate 
mitigation which can be secured by planning condition, that the proposal would not result in 
adverse effects on the integrity of the SAC.  The application is therefore acceptable under 
the Conservation of Habitats and Species Regulation 2017. 

8.101.  In regard to on-site impacts, it is the case that the proposals would result in some harm to 
habitats and biodiversity on the application site.  However, the harm is not considered 
significant having regard to the habitats and biodiversity which are present on the site and it 
is considered that any harm would be capable of being mitigated to an acceptable level 
through the submission of a EMP and LEMP, which would be required to include 
enhancement measures, prior to the commencement of development. 

8.102.  In conclusion whilst there would be some harm to ecology arising from the development it is 
considered that any harm arising would not be significant, and any harm arising could be 
mitigated to an acceptable level. 
Arboricultural implications 

8.103.  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 not possible, in the immediate 
environs of the site. 

8.104.  Category A trees are categorised as tress of high quality, Category B trees are trees of 
moderate quality and Category C are trees of low quality. 

8.105.  The application is supported by an Arboricultural Impact Assessment (AIA) which identifies 
no Category A trees are to felled, 565 sq m of Category B hedgerow is to be removed, 3 no. 
Category C trees are to be removed along with 87 sq m of Category C hedgerow as well as 
a group of Category C Trees (279 sq m).  The removal of these trees are required because 
they are located directly in the footprint of works, or so close that they would require 
significant Root Protection Area severance. 



8.106.  Where hedgerow is to be removed during construction it is to be reinstated adjacent to the 
site to compensate for the habitats lost, or directly translocated in order to compensate for 
habitat loss and to prevent loss of connectivity where possible.  

8.107.  The AIA, and supplementary information submitted by the applicant includes an indicative 
location for protecting fencing and Route Protection Zones.  These include protection 
measures for the protection of the retained Category A Oak Tree(T002) located to the north 
of the western compound and the veteran TPO Oak Tree (T010) located to the south of the 
entrance to the western haul road. 

8.108.  The Council’s Tree Officer has been consulted on the application and advises that subject to 
conditions including the submission including a scheme for the protection of the retained 
trees, the submission of an arboricultural method statement, and Landscape and Ecological 
Management Plan, there is no objection to the loss trees. 

8.109.  In light of the above, the loss of trees and hedgerows is a matter which weighs against the 
proposals. However, by virtue of the categorisation of trees and hedgerows that would be 
lost, subject to protection measures being secured for retained trees and vegetation, and 
ensuring that the hedgerows are translocated and replanted, it is considered that the 
arboricultural impacts of the development are acceptable. It is considered that in order to 
enable the implementation of the development, the impacts cannot be avoided and adequate 
measures have been taken to mitigate the impact that arises. The application is therefore 
considered to accord with Policy INF3 of the JCS. 

Heritage assets 
8.110.  When determining planning applications this authority has a duty under Section 66(1) of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 to have regard to the 
desirability of preserving the listed buildings and their settings.  

8.111.  Paragraph 184 of the NPPF states that: Heritage assets range from sites and buildings of 
local historic value to those of the highest significance, such as World Heritage Sites which 
are internationally recognised to be of Outstanding Universal Value. These assets are an 
irreplaceable resource and should be conserved in a manner appropriate to their 
significance, so that they can be enjoyed for their contribution to the quality of life of existing 
and future generations. 

8.112. Paragraph 193 of the NPPF states that: When considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be 
given to the assets conservation (and the more important the asset, the greater the weight 
should be). This is irrespective of whether any potential harm amounts to substantial harm, 
total loss or less than substantial harm to its significance. 

8.113.  Paragraph 194 of the NPPF states that: Any harm to, or loss of, the significance of a 
designated heritage asset (from its alteration or destruction, or from development within its 
setting), should require clear and convincing justification.  Paragraph 196 of the NPPF states 
that where a development proposal will lead to less than substantial harm to the significance 
of a non-designated heritage asset, this harm should be weighed against the public benefits 
of the proposal.   

8.114.  Policy SD8 of the JCS states that: Development should make a positive contribution to local 
character and distinctiveness, having regard to valued and distinctive elements of the historic 
environment. The policy also states that: Designated and undesignated heritage assets and 
their settings will be conserved and enhanced as appropriate to their significance, and for 
their important contribution to local character, distinctiveness and sense of place. 



8.115.  The site for the proposed bridge sits in open countryside and is overlooked from the west by 
a cluster of isolated historic buildings including Northway Mill and Mill House both of which 
are Grade II Listed.  The buildings are located approximately 400 metres from the 
embankments and the compounds at the closest point, but the temporary access and 
western haul road would be located within approximately 50 metres. 

8.116.  There are other listed buildings within Northway such as Northway Court and The Northway 
Public House (both Grade II Listed). However, there is no intervisibility between these 
heritage assets and the site of the bridge, therefore no impact upon their setting is 
anticipated. 

8.117.  The historic core of Ashchurch is further to the south and represents a cluster of historic 
buildings including the Grade II* Listed Church of St Nicholas and the Grade II Listed 
Rectory and Church Farmhouse. These buildings are largely screened from the development 
by trees and do not rely on outreaching views for their setting. Therefore, no impact upon 
their setting is anticipated. 

8.118.  Therefore, the impact of the development upon the setting of Northway Mill and Mill House is 
required to be assessed. The collection of buildings at Northway Mill include the house (with 
17th Century origins), a 19th Century brick watermill and a substantial stone barn (possibly 
18th Century) plus other historic outbuildings. The site itself is thought to have been subject 
to earlier occupation and evidence of medieval activity (including a moated site) are noted in 
close proximity.  

8.119.  The Council’s Conservation Officer (CO) has been consulted on the application and advises 
that this is a charming collection of largely unchanged historic buildings, maintaining the 
character and atmosphere of rural and agricultural industry from the pre-combustion age. 
The immediate setting of the buildings is essentially rural but with modern late 20th Century 
development in very close proximity to the South. The principal elevation of the house faces 
inwards onto the group and there are no formal vistas towards the development site from Mill 
house or other buildings in the group. However, there is a real sense of a degree of rural 
isolation from the existing development. 

8.120.  The proposed new bridge is a contemporary structure and it is likely that this structure would 
be visible from some locations within the group and would be visible from the rear of Mill 
House. It is quite possible that this structure would be prominent and dominant within the 
setting of some of the buildings. However, the CO advises that the significance of the listed 
and curtilage listed buildings within the group does not rely on distant views to the south 
east. The most important element of the character of the setting of these buildings is the 
closer relationship with the immediate context nevertheless glimpses through gaps between 
buildings and when on the south east side of the group the new bridge would be visually 
present, albeit at some distance. If the view in that direction is compromised there would be 
potential mitigation available in the form of tree and hedge planting. 

8.121.  On the basis of the above, the CO considers that the construction of the bridge, by virtue of 
its scale, design and proximity would cause less than substantial harm to the setting of the 
group of heritage assets located to the North West of the bridge including two Grade II Listed 
buildings (Northway Mill and Mill House). The Officer concludes that the visual impact of the 
bridge in isolation would have a medium to low harmful impact on designated heritage 
assets of high significance. 

8.122.  The construction phase of the scheme would also entail a further loss of land possibly once 
associated with the medieval and post medieval settlement remains of which the mill and 
house are a part, and potentially the loss of remains associated with them. The operational 
phase would also introduce changes to setting. 



8.123.  Overall, the proposed development would result in some harm to the setting of Northway Mill 
and Mill House. In the context of the NPPF, it is considered that this harm would be less than 
substantial. 

8.124.  Paragraph 196 of the NPPF states that where a development proposal will lead to less than 
substantial harm to the significance of a non-designated heritage asset, this harm should be 
weighed against the public benefits of the proposal.  In light of the less that substantial harm 
identified, a judgement on whether the harm identified is outweighed by public benefit with or 
without mitigation. In this case it is also considered that harm could be reduced substantially 
by a programme of physical mitigation through tree and hedge planting. 

8.125.  It is acknowledged that the impact of the bridge is not likely to be in isolation. The bridge is 
part of the garden town initiative which would result in additional within the setting of the 
listed buildings. development on the land.  However, at present, the application should be 
judged on its own merits. 

8.126.  In conclusion it is considered that the construction of the bridge, by virtue of its scale design 
and proximity would cause less than substantial harm to the setting of the cluster of heritage 
assets located to the North West of the bridge including two Grade II Listed buildings 
(Northway Mill and Mill House). The visual impact of the bridge in isolation would have a 
medium to low harmful impact on the setting of designated heritage assets of high 
significance.  However, this harm could be mitigated to some extent by a programme of 
planting to provide visual screening in the vicinity of Northway Mill. 

8.127.  It is the case that there would be public benefits arising from the proposal, which is the first 
phase of the Garden Communities programme which would deliver housing and associated 
infrastructure. It is also considered that there is a clear and convincing justification for the 
proposed bridge to facilitate the Garden Communities programme.  

8.128.  In this instance harm to the heritage assets is identified and considerable importance and 
weight should be afforded to this harm in the decision-making process. However, officers 
consider that the substantial public benefits arising from the proposal outlined above would 
outweigh the identified harms in this instance and that there is a clear and convincing 
justification for the proposal.  

Archaeology 
8.129.  Paragraph 189 of the NPPF states that in determining applications, local planning authorities 

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

8.130.  The County Archaeologist has been consulted on the application and advises that no 
archaeological features were recorded within the red line area until recently. However, a 
Geophysical Survey, which has been provided indicates the presence of features of probable 
archaeological significance within the site. In light of this the County Archaeologist considers 
that there is potential for significant archaeological deposits to be present within the 
application site and is therefore concerned that the ground works and intrusions required for 
the proposed development may have an adverse impact on significant archaeological 
remains. 



8.131.  The County archaeologist has been in contact with the applicant’s archaeological consultant 
and fieldwork contractor and has agreed a Written Scheme of Investigation for 
archaeological trial trenching.  However, at the present time the water table is too high to 
undertake the investigations and therefore the County Archaeologist recommends a pre-
commencement condition requiring the implementation of a programme of archaeological 
work in accordance with a written scheme of investigation 

8.132.  Therefore subject to the imposition of a condition to secure archaeological works the 
application is considered acceptable in this regard. 
Other Matters 

8.133.  The proposal requires the diversion of a PRoW during the construction phase and 
permanently once constructed. The applicant is required to progress an application for the 
temporary and permanent diversion of the PRoW through separate legislative provisions as 
part of S257 of the Town and Country Planning Act.  However, officers do consider that the 
diversion of the PRoW would be achievable in principle and would not be a constraint to the 
delivery of this scheme. 

8.134. Network Rail have raised no objection to the application and support the closing of the level 
crossing at Grange Road 

8.135.  Concerns have been raised By Ashchurch Rural Parish Council and others about the 
appropriateness of Tewkesbury Borough Council’s role in the decision-making process. 
Nevertheless, the law allows for Council’s to determine applications for planning permission 
made to themselves. 

9.0 CONCLUSION AND RECOMMENDATION 

Benefits 
9.1.  Whilst it is recognised of course that the TADCM is an evidence base document which 

carries very little weight in the decision making process the application proposals are a first 
stage Short Term Enabling Intervention within the Tewkesbury Area Draft Concept 
Masterplan 2018 (TDACM) and Garden Communities programme. There are significant 
benefits arising from this development in enabling the delivery the TDACM and Garden 
Communities programme and ensuring that necessary infrastructure is place to achieve well 
planned development. The application site itself spans across land parcels 14 and 15 which 
are identified to have an indicative capacity for 2055 homes within the TADCM which would 
make a significant contribution to housing land supply. The HIF Funding financial modelling 
obligation is for the delivery of 826 new houses. There are substantial benefits with 
progressing the application proposals at the current time to ensure the delivery timescale of 
the TADCM is maintained seeking to achieve the aspirations and timelines of the TADCM in 
the context of achieving the JCS and JCS Review Strategic Objectives and to meet the HIF 
funding deadline. 

9.2  There are also benefits arising through job creation during the construction process which 
would provide economic benefits to the area and the UK economy. This lends weight in 
favour of the economic dimensions of sustainability as defined in the NPPF, although these 
benefits, in so far as they relate to the development proposed, are tempered as they would 
be short-term, for the extent of the construction period.  

 

 

 



Harms 
9.3  There would be significant harm to the landscape arising from the proposal, given the scale 

of the development. The harm to the landscape is a factor that weighs against the proposal 
in the overall planning balance, but the landscape impact would be tempered by mitigation 
measures which can be secured by condition and by virtue that the application site itself is 
not identified as a 'valued' landscape. It is considered that the proposal would have a very 
limited adverse effect on the setting of the AONB or Special Landscape Area which also 
weights against the proposals. 

9.4.  There will be detrimental impact on residential amenity during the construction phase of the 
development, however, given that this is a temporary impact and the extent of the impact 
can be controlled and mitigated through a CEMP, it is considered that the impact on 
residential amenity arising from the construction phase would not be unacceptable and 
contrary to Policy SD14 of the JCS, but it is still a matter which weighs against the proposals 

9.5.  There would be some harm to ecology arising from the development, however it is 
considered that any harm arising would not be significant, and any harm arising could be 
mitigated to an acceptable level. However, ecological impact is a matter which weighs 
against the proposals. 

9.6.  Less that substantial harm to the heritage assets is identified and considerable importance 
and weight should be afforded to this harm in the decision-making process. However, 
officers consider that that the significant public benefits arising from the proposal would 
outweigh the identified harms in this instance and that there is a clear and convincing 
justification for the proposal. 

Neutral 
9.7.  Subject to the imposition of conditions it is considered that there would be neutral impact on 

trees, archaeology and highway and access issues. 

9.8.  It is considered that the submitted drainage scheme is acceptable and that the application 
accords with the relevant policies on drainage and flood risk. Whilst the current proposals 
are not exemplar in themselves, it is recognised that the surface water drainage strategy will 
evolve in stages as each phase of development comes forward and that the drainage design 
will be upgraded and enhanced by the drainage design for the link road once the bridge is 
operational. 

9.9.  At this stage of the ABoR scheme, there are no operational effects to assess in respect of 
vehicle movements, noise, vibration, emissions and other matters.  These would be 
considered when future applications come forward enabling the operational phase. 

Overall Balance and Recommendation  
9.10.  It is concluded that the benefits of the proposal, including the benefits of progressing the 

proposal at the current time, outweigh the identified harms.  It is also concluded that the 
application is generally in accordance with development plan policy. 

9.11.  It is therefore recommended that the application is permitted. 

 

 

 



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

this consent. 
 

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

 
2. The development hereby permitted shall be carried out in accordance with the following 

approved documents: 
 

- Proposed Site Plan GCC_ABoR-ATK-LLO-XX-DR-ZL-000013 Rev P01.1 
- Proposed Site Layout - Sheet 1 of 2 GCC_ABoR-ATK-LLO-XX-DR-ZL-000014 Rev P01.1 
-  Proposed Site Layout - Sheet 2 of 2 GCC_ABoR-ATK-LLO-XX-DR-ZL-000015 Rev P01.1 
- General Arrangement and Sections – Sheet 1 of 3 GCC_ABoR-ATK-LLO-XX-DR-ZL-000016 

Rev P01.1 
- General Arrangement and Sections – Sheet 2 of 3 GCC_ABoR-ATK-LLO-XX-DR-ZL-000017 

Rev P01.1 
- General Arrangement and Sections – Sheet 3 of 3 GCC_ABoR-ATK-LLO-XX-DR-ZL-000018 

Rev P01.1 
-  Longitudinal Section GCC_ABoR-ATK-LLO-XX-DR-ZL-000020 Rev P01.1 
- Site Clearance Sheet 1 of 2 GCC_ABoR-ATK-LLO-XXDR-ZL-000021 Rev P01.1 
-  Site Clearance Sheet 2 of 2 GCC_ABoR-ATK-LLO-XX-DR-ZL-000022 Rev P01.1 
-  Drainage Outline Design GCC_ABoR-ATK-GEN-XX-DR-CD-000001Rev P01.1 

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

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

 
3. No development / construction hereby approved shall commence until a Construction Traffic 

/Environmental Management Plan has been submitted to and approved in writing by the Local 
Planning Authority, in consultation with Highways England and the County Highways Authority. 
This shall include but not be limited to the following: 

- Measures to ensure that vehicles leaving the site do not deposit mud or other 
detritus on the strategic and local highway network; 

- Measures to encourage light and heavy goods vehicles to occur outside weekday 
peak hours (0800-0900 and 1700-1800) and to avoid sensitive sections of the 
SRN during these periods i.e. M5 J9 northbound off-slip 

- Measures to encourage the workforce to travel to and from the site compounds 
via sustainable transport modes i.e. walk, cycle, public transport and car share. 

- Abnormal load vehicles are discussed and agreed with Highways England in 
advance of these occurring. 

- Parking of vehicle for site operatives and visitors; 
- Routes for construction traffic; 
- Locations for loading/unloading and storage of plant, waste and construction 

materials; 
- Method of preventing mud and dust being carried onto the highway; 
- Arrangements for turning vehicles; 
- Arrangements to receive abnormal loads or unusually large vehicles including 

tracking details of the road; and 
- Methods of communicating the Construction Management Plan to staff, visitors 

and neighbouring residents and businesses. 
 

The measures set out in the approved Plan, shall be carried out and complied with in full 
during the construction of the development hereby approved. 



 
Reason: To ensure construction traffic at M5 J9 are minimised and managed. To ensure the 
safe and efficient operation of the SRN and in the interests of safe operation of the adopted 
highway in the lead into development both during the demolition and construction phase of the 
development. 

 
4. The Development hereby approved shall not commence until the highway improvements / site 

access works comprising of:- 
- Vehicle access onto Hardwick Bank Road 
- Vehicle access onto Aston Fields Lane 
- Passing Bays on Aston Fields Lane 

Have been submitted to the Local Planning Authority, Approved and constructed in accordance 
with those details. 

 
Reason: To ensure the safe and free flow of traffic onto the highway. 

 
5. Within 3 months of the completion of the development hereby permitted the: 

• Vehicle access onto Hardwick Bank Road 
• Vehicle access onto Aston Fields Lane 
• Passing Bays on Aston Fields Lane 
Shall be removed and Highway reinstated to its former arrangement. 
 
Reason: To ensure the safe and free flow of 1raffic onto the highway. 

 
6. No development shall commence on site until a detailed Sustainable Drainage System (SuDS) 

Strategy Scheme has been submitted to and approved in writing by the Local Planning 
Authority.  The Scheme shall be in accordance with the proposal set out in the applicant's 
submission (ABoR Proposed Drainage Outline Design [GCC_ABoR-ATK-GEN-XX-DR-CD--
000001-P01.1]}. The SuDS Strategy Scheme shall include a detailed design, maintenance 
schedule and confirmation of the management arrangements. The SuDS Strategy shall also 
demonstrate the technical feasibility/viability of the drainage system through the use of SuDS to 
manage the flood risk to the site and elsewhere and the measures taken to manage the water 
quality for the life time of the development. The surface water drainage for the development shall 
be carried out in accordance with the approved SuDS Strategy Scheme and in accordance with 
a timetable which shall be first submitted to and approved in writing by the Local Planning 
Authority. 
 
Reason: To ensure the development is provided with a satisfactory means of drainage and 
thereby preventing the risk of flooding. It is important that these details are agreed prior to the 
commencement of development as any works on site could have implications for drainage, flood 
risk and water quality in the locality. 
 

7. Any augur piling should either: 
 

- be carried out during daylight hours. 
- or, if restricting works to daylight hours is not deemed practical then the works 

should take place within the January to March (inclusive) period in order to avoid 
eel migration periods. 

 
Reason:  In order to rule out adverse effects on migratory fish species (specifically European 
eel). 
 
 
 
 



8. The new structure must not obscure existing signals either during construction or when 
completed.  Any lighting provided for the bridge, during operation of construction should not 
cause glare or distraction for drivers of passing trains.  
 
Reason: In the interests of railway safety 
 

9. Notwithstanding the Proposed Outline Drainage Design, soakaways / attenuation ponds / septic 
tanks as a means of storm/surface water disposal must not be constructed within 5 metres of 
Network Rail’s boundary or at any point which could adversely affect the stability of Network 
Rail’s property/infrastructure. Storm/surface water must not be discharged onto Network Rail’s 
property or into Network Rail’s culverts or drains.  
 
Reason: In the interests of railway safety 
 

10. Where vibro-compaction/displacement piling plant is to be used, details of the use of such 
machinery and a method statement should be submitted for the approval by the local planning 
authority prior to the commencement of works. The works shall only be carried out in 
accordance with the approved method statement. 
 
Reason: In the interests of railway safety 

 
11. All excavations / earthworks carried out in the vicinity of Network Rail’s property / structures 

must be designed and executed such that no interference with the integrity of that property / 
structure can occur.  If temporary compounds are to be located adjacent to the operational 
railway, these should be included in a method statement for approval by the local planning 
authority prior to the commencement of development. The development must be carried out in 
accordance with the approved method statement. 
 
Reason: In the interests of railway safety 

 
12. Prior to commencement of works, full details of excavations and earthworks to be carried out 

near the railway undertaker’s boundary fence should be submitted for the approval of the Local 
Planning Authority.  Works shall only be carried out in accordance with the approved details. 
 
Reason: In the interests of railway safety 

 
13. Any scaffold which is to be constructed adjacent to the railway must be erected in such a 

manner that, at no time will any poles or cranes over-sail or fall onto the railway (with the 
exception of agreed Network Rail possessions of the railway line for specific works).  All plant 
and scaffolding must be positioned, that in the event of failure, it will not fall on to Network Rail 
land. 
 
Reason: In the interests of railway safety 

 
14. Prior to the installation of any external lighting for the development hereby permitted details of 

the lighting shall be submitted and approved by the local planning authority. This lighting 
scheme shall show contour plans highlighting lux levels, specifically when spilling onto 
adjacent/important habitats for wildlife. 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, unless agreed in writing 
by the Local Planning Authority 
 
Reason: In the interests of biodiversity and residential amenity. 
 
 



15. A Construction Ecological Management Plan for Trees and Ecology shall be submitted to the 
Local Planning Authority prior to the commencement of development.  These shall include 

- Measures to ensure that wildlife and habitats will be safeguarded through the 
entirety of the development. 

- A method statement for hedgerows which are to be translocated 
- A survey assessing for barn owl presence in Tree TN4 prior to works in the 

vicinity of the tree. 
- If works are delayed for longer than 12 months since the surveys have been 

carried out an updated site walkover to assess any material changes along with 
updated bat surveys. 

- Details of a toolbox talk to inform all contractors the potential to risks to protected 
species identified as a constraint, this includes bats, great crested newts and 
dormice. 

 
The development shall be implemented fully in accordance with the approved Construction 
Ecological Management Plan for Trees and Ecology, unless otherwise agreed in writing by the 
Local Planning Authority  
 
Reason: To protect biodiversity, trees and hedgerows 
 

16. The development hereby approved shall be implemented strictly in accordance with the 
recommendations stated in section 6 of the supporting document 'GREAT CRESTED NEWT 
HABITAT SUITABILITY INDEX ASSESSMENT AND eDNA SURVEY' (August 2020, 
Middlemarch Environmental), unless otherwise agreed in writing by the local planning authority.  
 
Reason: To minimise the impacts of development on biodiversity, in accordance with 
paragraphs 170 and 175 of the NPPF. 
 

17. Prior to the commencement of the development hereby approved (including demolition and all 
preparatory work), a scheme for the protection of the retained trees including veteran tree T010 
and borderline trees T003 and T023, in accordance with BS 5837:2012, including a tree 
protection plan(s) (TPP) and an arboricultural method statement (AMS) shall be submitted and 
approved in writing by the Local Planning Authority. This shall include specification for protective 
fencing to safeguard trees and hedgerows during both preparatory work and construction 
phases and a plan indicating the alignment of the protective fencing accordance with BS 
5837:2012. Tree protection during construction shall be indicated on a TPP and construction 
activities clearly identified as prohibited in this area. The development shall thereafter be carried 
out in accordance with the approved details, or any variation of construction within the RPA or 
that may impact on the retained trees or hedgerows, must first be agreed in writing by the Local 
Planning Authority to ensure that the trees to be retained will not be damaged during 
development works and to ensure that as far as is possible, the work is carried out in 
accordance with the approved details. 
 
Reason: To protect retained trees 
 

18. Prior to the commencement of development, details of site access, temporary parking, on site 
welfare facilities, loading, unloading and storage of equipment, materials, fuels and waste, as 
well concrete mixing and use of fires shall be submitted to the Local Planning Authority to satisfy 
the Local Planning Authority that the trees/hedgerows to be retained will not be damaged prior 
or during construction.  The development shall be carried out in accordance with the approved 
details unless agreed in writing by the local planning authority. 
 
Reason: To protect retained trees 
 

 



19. Prior to the commencement of development, a full specification for the protection of retained 
trees T018 and T019 must be submitted and approved in writing by the Local Planning Authority 
to include full details of the width restriction barriers, a specification of the no-dig 
specification/method and details of the cellular confinement system filled with a suitable 
aggregate to prevent ground compaction between T018 and T019. This is to ensure the tree 
roots and their canopies will be protected during construction of the road and thereafter from any 
direct/indirect damage of construction traffic. The development shall be carried out in 
accordance with the approved details unless agreed in writing by the local planning authority 
 
Reason: To protect retained trees 

 
20. No retained tree or hedgerow shall be cut down, uprooted, destroyed, pruned, cut or damaged in 

any manner during the development and thereafter within 5 years from the date that the 
construction is complete and the haul roads and compounds are removed other than in 
accordance with the approved plans and particulars or as may be permitted by prior approval in 
writing from the local planning authority. 
 
Reason: To protect retained trees 

 
21. There shall be no excavation or raising or lowering of levels within the prescribed root protection 

area of retained trees and hedgerows unless agreed in writing by the Local Planning Authority. 
 
Reason: To protect retained trees 

 
22. Prior to the commencement of development, a Landscape and Ecological Management Plan 

(LEMP) shall be submitted to and approved in writing by the Local Planning Authority.  The 
LEMP shall include full details of all proposed tree and hedgerow planting including location, 
species, size and guards or other protective measures and methods to improve the rooting 
environment for the retained trees on completion of the site. The LEMP shall identify areas for 
ecological enhancements and should include a plan showing locations and specifications of all 
installations and demonstrate measures to achieve a net biodiversity gain.  The planting should 
include measures to protect the significance and settings of heritage assets at Northway Mill.  
The LEMP should also detail persons responsible and timetable of implementation. The 
development shall be carried out in accordance with the approved details unless agreed in 
writing by the local planning authority. 
 
Reason: In the interests of visual amenity, biodiversity and to protect listed buildings 

 
23. All planting, seeding or turfing in the approved LEMP submitted pursuant to condition 22 shall be 

carried out in the first planting and seeding season following the completion of the bridge. 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, biodiversity and to protect listed buildings 
 
 
 
 
 
 
 
 
 



24. Prior to the commencement of development, a Construction and Environmental Management 
Plan to protect residential amenity shall be submitted to and approved in writing by the Local 
Planning Authority. The detailed Construction Environmental Management Plan to protect 
residential amenity shall set out the mitigation measures to be employed, during the construction 
phase, in order minimise the impact of dust, noise, vibration and lighting on the nearest sensitive 
receptors. The development shall be carried out in accordance with the approved details unless 
agreed in writing by the Local Planning Authority. 
 
Reason: In the interests of residential amenity 

 
25. The development shall be carried out in accordance with the Outline Environmental 

Management Plan and the Outline Site Waste Management Plan prepared by Atkins including 
the commitments made within the documents to waste management practice. 
 
Reason: To ensure the proposal will meet the principles of waste minimisation. 

 
26. Prior to the construction of the embankments hereby permitted details of the gradients and 

levels shall be submitted and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved details unless agreed in 
writing by the local planning authority. 
 
Reason: In the interests of visual amenity 

 
27. Prior to the erection of the parapet fencing on the bridge, details of parapet fencing to include 

materials shall be submitted and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved details unless agreed in 
writing by the local planning authority. 
 
Reason: In the interests of visual amenity 

 
28. Prior to the erection of bridge, details of external materials including visible supporting 

structures, shall be submitted and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved details unless agreed in 
writing by the local planning authority. 
 
Reason: In the interests of visual amenity 
 

29. Prior to installation of the security fencing following completion of the proposed development 
details of the fencing including location, height, colour and materials shall be submitted and 
approved in writing by the Local Planning Authority. The development shall be carried out in 
accordance with the approved details unless agreed in writing by the local planning authority. 
 
Reason: In the interests of visual amenity 

 
30. Within 1 month of completion of development, or before development is completed, a detailed 

method statement for re-instatement of the site, including timescales, shall be submitted to and 
approved in writing by the Local Planning Authority. 
 
Reason: In the interests of visual amenity and biodiversity 
 
 
 
 
 

 



31. Notwithstanding the surface drainage details provided further to condition 6, prior to the bridge 
becoming operational a detailed Sustainable Drainage System (SuDS) Strategy Scheme shall 
be submitted to and approved in writing by the Local Planning Authority, The SuDS Strategy 
shall include a detailed design, maintenance schedule and confirmation of the management 
arrangements. The SuDS Strategy shall also demonstrate the technical feasibility/viability of the 
drainage system through the use of SuDS to manage the flood risk to the site and elsewhere 
and the measures taken to manage the water quality for the life time of the development. The 
surface water drainage for the development shall be carried out in accordance with the approved 
SuDS Strategy Scheme before the development is first put in to use. 
 
Reason: To ensure the development is provided with a satisfactory means of drainage and 
thereby preventing the risk of flooding. It is important that these details are agreed prior to the 
commencement of development as any works on site could have implications for drainage, flood 
risk and water quality in the locality. 
 

 
32. No development shall take place within the application site until the applicant, or their agents or 

successors in title, has secured the implementation of a programme of archaeological work in 
accordance with a written scheme of investigation which has been submitted by the applicant 
and approved in writing by the local planning authority.  
 
Reason: It is important to agree a programme of archaeological work in advance of the 
commencement of development, so as to make provision for the investigation and recording of 
any archaeological remains that may be destroyed by ground works required for the scheme. 
The archaeological programme will advance understanding of any heritage assets which will be 
lost, in accordance with paragraph 199 of the National Planning Policy Framework 

 
INFORMATIVES: 

 
1. In accordance with the requirements of the NPPF the Local Planning Authority has sought to 

determine the application in a positive and proactive manner by offering pre-application advice, 
publishing guidance to assist the applicant, and publishing to the council's website relevant 
information received during the consideration of the application thus enabling the applicant to be 
kept informed as to how the case was proceeding. 
 

2. There are ponds/waterbodies and suitable habitat for great crested newts within 500m of the 
development. Whilst survey work has concluded the risk of encountering great crested newts on 
the development site is low, if Great Crested Newts are discovered during development, all 
works must cease until advice has been sought from Natural England, as failure to do so could 
result in prosecutable offences being committed. 
 

3. It is expected that contractors are registered with the Considerate Constructors scheme and 
comply with the code of conduct in full, but particularly reference is made to "respecting the 
community" this says: Constructors should give utmost consideration to their impact on 
neighbours and the public 
• Informing, respecting and showing courtesy to those affected by the work; 
• Minimising the impact of deliveries, parking and work on the public highway; 
• Contributing to and supporting the local community and economy; and 
• Working to create a positive and enduring impression, and promoting the Code. 
The CEMPs should clearly identify how the principle contractor will engage with the local 
community; this should be tailored to local circumstances. Contractors should also confirm how 
they will manage any local concerns and complaints and provide an agreed Service Level 
Agreement for responding to said issues. Contractors should ensure that courtesy boards are 
provided and information shared with the local community relating to the timing of operations 
and contact details for the site coordinator in the event of any difficulties. This does not offer any 



relief to obligations under existing Legislation. 
 
4. The Lead Local Flood Authority (LLFA) will give consideration to how the proposed sustainable 

drainage system can incorporate measures to help protect water quality, however pollution 
control is the responsibility of the Environment Agency. 
 

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

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

suds@gloucestershire.gov.uk e-mail address. Please quote the planning application number in 
the subject field. 

 
 

7. If there is a significant increase in HGV trips either inside or outside the Tewkesbury AQMA over 
and above those detailed in Construction Phase Air Quality Assessment dated 2nd September 
2020 a detailed air quality impact assessment should be submitted for approval. 

 
8. SAFETY - Any works on this land will need to be undertaken following engagement with Asset 

Protection to determine the interface with Network Rail assets, buried or otherwise and by 
entering into a Basis Asset Protection Agreement, if required, with a minimum of 3months notice 
before works start. Initially the outside party should contact 
assetprotectionwestern@networkrail.co.uk. 
 

9. SIGNALS - The new structure must not obscure existing signals either during construction or 
when completed.  Any lighting provided for the bridge should not cause glare or distraction for 
drivers of passing trains.  

 
10. DRAINAGE - Soakaways / attenuation ponds / septic tanks etc, as a means of storm/surface 

water disposal must not be constructed near/within 5 metres of Network Rail’s boundary or at 
any point which could adversely affect the stability of Network Rail’s property/infrastructure. 
Storm/surface water must not be discharged onto Network Rail’s property or into Network Rail’s 
culverts or drains.  Network Rail’s drainage system(s) are not to be compromised by any 
work(s).   Suitable drainage or other works must be provided and maintained by the Developer 
to prevent surface water flows or run-off onto Network Rail’s property / infrastructure. Ground 
levels – if altered, to be such that water flows away from the railway. Drainage is not to show up 
on Buried service checks. 

 
11. FOUNDATIONS - Network Rail offers no right of support to the development. Where foundation 

works penetrate Network Rail’s support zone or ground displacement techniques are used the 
works will require specific approval and careful monitoring by Network Rail. There should be no 
additional loading placed on the cutting and no deep continuous excavations parallel to the 
boundary without prior approval.   
 

12. GROUND DISTURBANCE - The works involve disturbing the ground on or adjacent to Network 
Rail’s land it is likely/possible that the Network Rail and the utility companies have buried 
services in the area in which there is a need to excavate. Network Rail’s ground disturbance 
regulations applies. The developer should seek specific advice from Network Rail on any 
significant raising or lowering of the levels of the site.  
 

13. PILING - Where vibro-compaction/displacement piling plant is to be used in development, details 
of the use of such machinery and a method statement should be submitted for the approval of 
Network Rail’s Asset Protection Engineer prior to the commencement of works and the works 
shall only be carried out in accordance with the approved method statement. 
 



14. EXCAVATIONS/EARTHWORKS - All excavations / earthworks carried out in the vicinity of 
Network Rail’s property / structures must be designed and executed such that no interference 
with the integrity of that property / structure can occur.  If temporary compounds are to be 
located adjacent to the operational railway, these should be included in a method statement for 
approval by Network Rail.  Prior to commencement of works, full details of excavations and 
earthworks to be carried out near the railway undertaker’s boundary fence should be submitted 
for approval of the Local Planning Authority acting in consultation with the railway undertaker 
and the works shall only be carried out in accordance with the approved details.  Where 
development may affect the railway, consultation with the Asset Protection Engineer should be 
undertaken. 
 

15. PLANT, SCAFFOLDING AND CRANES - Any scaffold which is to be constructed adjacent to the 
railway must be erected in such a manner that, at no time will any poles or cranes over-sail or 
fall onto the railway.  All plant and scaffolding must be positioned, that in the event of failure, it 
will not fall on to Network Rail land. 

 


