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1.0 SITE DESCRIPTION AND PROPOSAL

1.1. The application site is located to the west of Bishops Cleeve and north of Stoke Road. It 
covers an area of approximately 10.5 hectares, is irregular in shape and comprises three 
arable and pastoral fields separated by hedgerows (see attached location plan).

1.2. The southern boundary of the site adjoins a parcel of agricultural land. To the northern and 
western boundaries lies the open countryside, with the Cleevelands residential development 
located to the far north-east corner. The site wraps around the west and north of the Malvern 
View Business Park and the existing residential development on Acacia Park.

1.3. The site is bisected by Glebe Farm Brook, a designated main river watercourse, conveying 
flow north westward through the centre of the site. A second main river watercourse, Gilders 
Brook, conveys flows along the northeast boundary and joins Glebe Farm Brook on the 
northwest boundary. 

1.4. The site is not subject to any landscape designations. 



1.5. The application site forms part of a wider site in which outline permission was granted, 
planning reference 18/00249/OUT, by the Planning Inspectorate in November 2019 for ‘The 
erection of up to 215 dwellings, up to 2.24 ha of commercial use (B1 and B8), up to 0.2 ha of 
retail uses (A1), with public open space, landscaping and sustainable urban drainage system 
including associated works and two vehicular access points from Stoke Road.’ 

1.6. This application is the first phase of development at the wider site and seeks reserved 
matters approval for 215 dwellings, public open space, landscaping, and a sustainable 
drainage scheme. The commercial elements of the extant outline permission will be brought 
forward under separate cover.

1.7. A range of house types and tenures is proposed, including 40% provision for affordable 
homes. A total of 129 homes for open market sale, 26 shared ownership homes and 60 
homes for affordable rent are proposed. Within these tenures, a wider mix of unit types will 
be delivered, including one bedroom ground and first floor maisonettes, one-bedroom 
bungalows, terraced, semi and detached dwellings ranging from two to five bedrooms.  

1.8. Most properties would be two storeys in height, though the development includes a small 
number of bungalows and 2.5 storey dwellings. 

1.9. The design strategy for the dwellings was to “develop a range of simple yet elegant designs 
where the appearance focuses on a modern interpretation of classic 18/19th century ‘period’ 
architecture continued throughout the site”. A palette of materials is proposed to include 
brick, stone and render. 

1.10. A single point vehicular access to the residential development would be created off Stoke 
Road; this was approved under the outline permission. A hierarchy order and lower order 
approach for the streets within the site would be adopted. 

1.11. The landscape strategy for the site provides 4.06 ha of green infrastructure across the 
development site. This includes a large area of public open space incorporating a Local 
Equipped Area of Plan (LEAP) in the west of the site, green corridors, tree and street 
planting. An attenuation basin is proposed in the lowest part of the site, adjacent to the 
existing watercourse.

1.12. The application documents include a Reserved Matters Compliance Statement, Planning 
Statement, Landscape and Ecological Specification & Management Plan, Ecological 
Appraisal, Noise Assessment, Building for Life 12 Assessment, Statement of Community 
Involvement, Open Space Specification and Management Plan and numerous drawings.  

1.13. Since the first application was first submitted, the proposal has been subject to revisions to 
address concerns raised by officers on several design and technical matters. A new 
notification and consultation period has been carried out.



2.0 RELEVANT PLANNING HISTORY

Application 
Number

Proposal Decision Decision 
Date   

15/00166/OUT Outline planning application for up to 
265 dwellings and A1 convenience 
retail store of up to 200 sqm, with 
associated open space and 
landscaping with all matters reserved, 
except for access. Access defined as 
off Stoke Road to 15m into the site.

REFUSED

APPEAL 
WITHDRAWN

12.04.16

16/00582/OUT Outline Planning Permission for up to 
265 residential dwellings (including up 
to 40% affordable housing), A1 
convenience retail store of up to 
200sqm, introduction of structural 
planting and landscaping, informal 
public open space and children's play 
area, surface water flood mitigation and 
attenuation, vehicular access from 
Stoke Road (to 15m into the site) and 
associated ancillary works. All matters 
to be reserved with the exception of the 
main site access.

REFUSED 20.12.16

18/00249/OUT Outline planning application for up to 
215 dwellings up to 2.24 HA of 
commercial use (B1 and B8), up to 0.2 
HA of retail uses (A1), with public open 
space, landscaping and sustainable 
urban drainage including associated 
works and two vehicular access points 
from Stoke Road.

ALLOWED AT 
APPEAL

11.11.19

3.0 RELEVANT POLICY

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

National guidance
3.2. National Planning Policy Framework (NPPF), National Planning Practice Guidance (NPPG) 

and National Design Guide (NDG).

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

3.3. Policies: SP1, SP2, SD3, SD4, SD6, SD9, SD10, SD11, SD12, SD14, INF1, INF2, INF3

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



3.4. Policies: RES5, RES12, RES13, DES1, NAT1, NAT3, ENV2, HEA1, COM2, TRAC1, TRAC2, 
TRAC9

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

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

4.0 CONSULTATIONS

4.1. Bishops Cleeve Parish Council – Neutral on the application however they have always 
opposed the development. The Parish Council note the amenities and landscaping does 
show an improvement on the original scheme advanced. 

4.2. Stoke Orchard and Tredington Parish Council – Comments expected 8th July 2021.

4.3. Highways England – Offer no objection.

4.4. Environment Agency – Cautionary comment regarding the proposed watercourse crossing 
over the Glebe Farm Brook. 

4.5. County Lead Local Flood Authority – No objection.

4.6. County Highway Authority – No objection.

4.7. Urban Design Officer – No objections but recommends revisions to be incorporated (as set 
out below). 

4.8. Tree Officer – Awaiting comments.

4.9. Environmental Health Officer (Noise/Nuisance) – No objection.

4.10. Environmental Health Officer (Air Quality) – No adverse comments to make.

4.11. Ecologist – No objection.

4.12. Landscape Consultant – Amendments requested in terms of the design of the proposed 
LEAP and the proposed tree planting. 

4.13. Housing Enabling Officer – Satisfied with the clustering proposed and the broad tenure mix 
and numbers proposed for on-site provision of affordable housing.

4.14. Project Officer (TBC Asset Management) – Requests the design and detail of the 
proposed LEAP is revised.

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.

5.2. A total of 4 objections have been received. A number of comments were related to the 
principle of development; the comments in so far as they relate to the reserved matters, are 
summarised as follows:

 Layout adjacent to Acacia Park has significantly changed to the indicative plan – it is 
much denser. The proximity and density of the units would affect the character of the 
area and not be consistent with the existing houses along Acacia Park.



 Disappointed that the developer submitted the application before taking into 
consideration the feedback from the virtual exhibition and comments made during the 
community engagement.

 Development would not add to/be in keeping with the character of the village.

 Planning application suggests a high density of housing with limited open public 
space. The small green corridor around several edges of the development does not 
break up the development.

 Development abuts onto existing dwellings – this is not characteristic of previous new 
builds near existing housing.

 A corridor of green space should be incorporated between the existing housing and 
the proposed housing to be used as a public right of way allowing access to and from 
the development.

 Application does not support growing communities in Bishops Cleeve.

5.3. One general comment has been received. The comment is summarised below:

 Both the outline application and the reserved matters application refers to connectivity 
at the end of Hayfield Way, in the far north-east corner of the site. There are now five 
houses built which on this land and therefore no connection is possible.

5.4. In addition, an objection from Councillor Munro, the Local Ward Member for Cleeve Grange, 
has been received. Her comments are summarised below:

 The houses should be carbon neutral to help mitigate the impact of climate change. 
The houses should have solar panels, electric charging points and rain harvesting 
provided and alternatives to gas central heating investigated.

 The houses must have good cycleway access to both the village centre and to the 
proposed new primary school.

6.0 POLICY CONTEXT

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

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

6.3. The Tewkesbury Borough Plan (TBP) has reached an advanced stage. The Examination in 
Public was held in February/March 2021 and the Inspector’s post hearings Main 
Modifications letter was received on 16th June 2021. In this letter the Inspector provided his 
current view as to what modifications are required to make the Plan ‘sound’. Those policies in 
the Pre-submission version of the TBP which are not listed as requiring main modifications 
may now attract more weight in the consideration of applications, with those policies which 
do in the Inspector’s view require main modifications attracting less weight depending on the 
extent of the changes required. The TBP remains an emerging plan and the weight that may 



be attributed to individual policies will still 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 the degree of consistency with the NPPF (the closer the policies to 
those in the NPPF the greater the weight that may be given).

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

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

7.0 ANALYSIS

7.1. The principle and the quantum of residential development at the site has already been 
established through the grant of outline consent, reference 18/00249/OUT. This application 
relates solely to the approval of the layout, appearance, landscaping, and scale of the 
residential element of the wider development site. 

7.2. Consideration also needs to be given as to whether the development would accord with the 
outline permission and its supporting documents as required by condition 2 of the outline 
permission which sets out that the development shall be carried out in general accordance 
with the details shown on the Development Framework Plan, drawing no.6335-L-02M, the 
Illustrative Masterplan, drawing no.6335-L-03D and as detailed in the Design and Access 
Statement – February 2018. These set out the key principles governing the development of 
the site.

Layout and Scale
7.3. Section 12 of the NPPF sets out that the creation of high quality buildings and places is 

fundamental to what the planning and development process should achieve. Good design is 
a key aspect of sustainable development, creates better places in which to live and work and 
helps make development acceptable to communities. This is echoed in JCS policy SD4 and 
emerging policy RES5 of the Pre-submission Tewkesbury Borough Plan (2019) which states 
new development should respond positively to, and respect the character of, the site and its 
surroundings, enhance local distinctiveness and the grain of the locality.  

7.4. The National Design Guide (NDG) addresses the question of how we recognise well-
designed places, by outlining and illustrating the government priorities for well-design places 
in the form of ten characteristics; one of which is the context. The NDG provides that well-
designed development should respond positively to the features of the site itself and the 
surrounding context beyond the site boundary.  

7.5. As mentioned above an ‘Illustrative Masterplan’ and ‘Development Framework Plan’ was 
agreed as part of the outline permission. A number of important principles of design and 
appropriate parameters were established during the determination of the outline permission, 
which was encapsulated in a detailed Design and Access Statement (DAS). The vision 
outlined in the DAS was for the site to provide a distinctive and high quality place, which 
reflects the best qualities of Bishops Cleeve. It is a conditional requirement that all reserved 
matters shall be in general accordance with the principles and parameters described and 
identified in the Masterplans and the DAS. A Compliance Statement has been submitted with 
this application which summarises the key areas of compliance with the principles of the 
outline permission.

7.6. In terms of the layout, careful consideration has been made to the arrangement and design 
of development blocks, plot arrangement and green infrastructure.



7.7. A clear street hierarchy has been adopted. The different street types would vary in width, 
built form and hard and soft landscape treatment making the streets more distinctive and 
aiding legibility. There would be a main loop road linking the development through along its 
spine. From this, strategic loop roads would lead to secondary streets which in turn would 
terminate at turning heads and shared or private drives. Provision has been made through 
the street hierarchy for refuse tracking and emergency vehicle access. 

7.8. In terms of pedestrian movement, the street layout incorporates dedicated footways along 
the primary routes and shared space streets and footpath links and loops to create an easily 
walkable development. The footpaths link through the entire site and remains 2m wide 
throughout. All footpaths link to the main area of public open space in the western part of the 
site, where the LEAP and attenuation basin would be located.

7.9. In terms of scale, the density of the site varies throughout and follows the parameters set out 
in the outline permission in that the highest density is found to the south of the scheme and 
along the primary streets. Deeper into the development and along the northern fringes, the 
density typically lowers and larger, detached properties can be found. This approach allows 
for the sense of arrival along the primary route and then as the density lowers this would help 
create a more sensitive transition to the countryside. 

7.10. The proposed development also closely follows the design principles regarding the building 
heights. The development would consist mainly of two storey properties, except for a small 
number of 2.5 storey units which would be positioned adjacent to the primary street at key 
points which would provide focal points. The use of lower building heights to the north and 
west of the scheme would be appropriate by helping to create a more sensitive transition to 
the open countryside beyond. Further, the DAS set out that buildings should be designed to 
have a variation in their height from ground to ridge or eaves, and the arrangements within a 
block should seek to ensure subtle changes in height to create a varied roof line across the 
development. It is clear to see from the Proposed Street Elevations that this principle has 
been incorporated into the design. 

7.11. There have been some minor changes, mainly to the orientation and arrangement of several 
plots, to the Illustrative Masterplan. For example, the Illustrative Masterplan only showed a 
small number of properties would front onto the areas of public open space and to the 
periphery of the site on the northern boundary. This is not considered to represent a good 
design approach as it not only decreases passive surveillance over the footpath link but 
makes poor use of the primary frontage onto the green corridor. During the application 
process, the layout has evolved based on recommendations from officers and it is 
considered the changes would result in an improvement to these aspects. 

7.12. In light of the above, it is considered that the layout, in terms of scale, form of development, 
street hierarchy, movement within the site and the public open spaces would respond 
appropriately to the principles set out in the Masterplan, Framework Plan and the DAS of the 
outline permission. 

Appearance
7.13. The DAS for the outline permission sets out that the development will seek to create a 21st 

century neighbourhood that looks forward and draws inspiration from development that is 
underway on land to the north at ‘Cleevelands’. The DAS continues by stating that whilst the 
development does not advocate pastiche or historic solutions, it is important that the new 
development has some connection with local character and place making and that an 
effective way to achieve a response will be by using building materials and details in keeping 
with the local vernacular, particularly the use of colour and materials. 



7.14. The applicant has advised that “the design strategy for the dwellings was to develop a range 
of simple yet elegant designs where the appearance focuses on a modern interpretation of 
classic 18/19th century ‘period’ architecture. The verticality and corresponding form of all 
external door and window openings would be traditional and well-proportioned to create a 
strong yet robust architectural rhythm. The verticality is complimented by secondary 
horizontal features such as brick banding and the use of large format clay blocks in focal 
locations. Front entrances are generally adorned by a glazed fanlight with similarly glazed 
storm canopy over, focal plots feature a contrast brick surround.”

7.15. The development would provide a variety of house types, facing and roof materials and 
associated detailing. Officers consider this approach would offer an interesting variation on a 
‘plot by plot’ basis.

7.16. In terms of the external finish, the dwellings would be mostly faced in brick, focal plots at the 
core of the development would be rendered. At the site periphery, the dwellings would be 
faced in walling stone in respect to the local context. A mixture of slate and plain effect tile 
roofing is proposed. Concerns have been raised by officers regarding two of the tiles 
proposed and therefore are in the process of negotiating an amended roof tile. An update 
will be provided at Committee. 

7.17. The boundary treatments include flank walks in facing brick in public areas, with close-
boarded fencing restricted to rear/side and set-back garden locations. Other boundary 
treatments along the edge of the public open spaces including trip rail timber fencing and 
metal railings. Minor changes to the boundary treatment for three of the plots are currently 
being reviewed and an update will be provided at Committee. 

7.18. One of the conditions of the outline permission (No.33) requires details of the existing and 
proposed ground levels, including finished floor levels, to be submitted as part of the 
reserved matters application. In accordance with the requirements of condition 15 of the 
outline permission, the finished floor levels have been set at least 600mm above ground 
level.     

7.19. Given the above, subject to resolving the outstanding matters in respect of the proposed tiles 
and changes to the boundary treatment to a small number of plots, it is considered that the 
appearance of the proposed dwellings would provide a coherent and cohesive scheme. 

Landscaping
7.20. The NPPF sets out that planning decisions should contribute to and enhance the natural and 

local environment by recognising the intrinsic character and beauty of the countryside. Policy 
SD6 of the JCS states that development will seek to protect landscape character for its own 
intrinsic beauty and for its benefit to economic, environmental, and social well-being. JCS 
policy SD4 (iv) requires the design of open space and landscaped areas to be of a high 
quality design, providing a clear structure and constitute an integral and cohesive element of 
the design.

7.21. Policy INF3 of the JCS states that where green infrastructure assets are created, retained, or 
replaced within a scheme they should be properly integrated into the design and contribute to 
local character and distinctiveness. Emerging policy NAT3 of the Pre-submission 
Tewkesbury Borough Plan (2019) sets out that development must contribute, where 
appropriate to do so and at a scale commensurate to the proposal, towards the provision, 
protection, and enhancement of the wider green infrastructure network.

7.22. It is important that the development be carefully designed to ensure the open space and 
landscaped areas would be of a high quality design and so that the landscape becomes an 
integral and cohesive element of the development.



7.23. The DAS and Masterplan approved through the outline permission developed a landscape 
strategy which included, amongst other things, the creation of 4.96 hectares of green 
infrastructure comprising a variety of potential habitats; open space to the west of the 
scheme to feature an equipped children’s play area and informal recreation provision; 
sustainable drainage basin landscaped to provide biodiversity benefits and retention of 
existing watercourses and drainage network; reinforcement of existing hedgerows around the 
site to improve the quality and connectivity of habitat; tree planting along streets and within 
larger front gardens and corner plots.

7.24. The landscape strategy for the residential element of the development site provides 
approximately 4.06 hectares. This includes a large area of public open space incorporating a 
LEAP in the west of the site, green corridors, tree and street planting. Within the built form, to 
soften the urban form and to enhance the setting a planting strip has been included 
alongside every 6 parking spaces. An attenuation basin is proposed in the lowest part of the 
site. 

7.25. It is noted that the approved Masterplan, Development Framework Plan and DAS set out a 
total of 4.96 hectares of green infrastructure would be provided on the wider development 
site. This includes the southern part of the outline site which does not form part of this 
reserved matters application. Given this, approximately 0.9 hectares of green infrastructure 
would need to be provided as part of the commercial development when this comes forward.

7.26. The Council’s Landscape Advisor (LA) has reviewed the revised scheme and has identified a 
small number of shortcomings with the landscape approach, these include changes to the 
tree planting and to the design of the LEAP. At the time of writing this report the applicant is 
currently in the process of reviewing the comments and considering further revisions to 
address the matters raised. An update will be provided at Committee.

7.27. An Arboricultural Method Statement, a Tree Survey Plan and Planting Plans accompany the 
application as required by condition 9 of the outline permission. This is currently being 
assessed by the Council’s Tree Officer and an update will be provided at Committee.

7.28. On the basis the outstanding landscape concerns can be resolved, which officers consider 
they could be, it is considered that the proposed landscaping and public open spaces within 
this phase of the wider development would provide a suitable scheme.

Highway Layout and Parking Arrangements
7.29. The NPPF sets out that opportunities to maximise sustainable transport solutions will vary 

between urban and rural areas, and this should be taken into account in both plan-making 
and decision-making. Further, development should only be prevented or refused on 
highways grounds where there would be an unacceptable impact on highway safety or the 
residual cumulative impacts of development are severe. Policies TRAC9 of the emerging 
TBP state that proposals need to make provision for appropriate parking and access 
arrangements.

7.30. A new access off Stoke Road to serve the residential element of the development was 
approved under the outline permission. In terms of the internal layout, a design speed of 
20mph has been utilised for the design of the internal roads. Vehicle tracking information has 
been provided, which demonstrates a refuse vehicle can safely navigate the proposed 
internal roads. Appropriate visibility splays are provided for each access. With regards to the 
car parking provision, whilst there are several properties which would not provide external car 
parking which complies with the required standard set out in the Manual for Gloucestershire 
Streets. Gloucestershire County Council as Local Highway Authority have carefully 
considered the risk of displacement of this parking on to the highway and are satisfied that 
given the scale of deficiency and the location of the plots this imposition would not warrant a 



recommendation of refusal. The plans show that EV charging points will be provided for each 
dwelling and secure cycle parking. 

7.31. Following a robust assessment of the planning application the Highway Authority have 
confirmed that there would not be an unacceptable impact on highway safety or a severe 
impact on congestion and that there are no justifiable grounds on which an objection could 
be maintained. 

Residential Amenity
7.32. In respect of the impact of the development upon residential amenity, paragraph 127 of the 

NPPF specifies that planning decisions should ensure development creates places with a 
high standard of amenity for existing and future users. This advice is reflected in JCS policies 
SD4 and SD14 which require development to enhance comfort, convenience, and enjoyment 
through assessment of the opportunities for light, privacy and external space. Development 
should have no detrimental impact on the amenity of existing or new residents or occupants.

7.33. The application site borders existing resident development along Acacia Park on the far 
eastern part of the site. A satisfactory distance would be maintained from the rear elevation 
of the proposed dwellings along this boundary to both the rear garden amenity space and to 
the rear elevation of the existing properties in Acacia Park. This would ensure the 
development should have no undue overbearing or overlooking harm to the occupiers of the 
neighbouring existing properties.   

7.34. The distances and relationship between the proposed dwellings have been assessed. Where 
the dwellings are to be sited back-to-back a distance of 20 metres would be maintained. This 
distance is reduced accordingly where dwellings face onto each other at oblique angles 
which is acceptable as direct overlooking of rear elevations is reduced. In a small number of 
plots there is a slight discrepancy in the separation distances. At the time of writing this report 
the applicant is currently in the process of submitting further revised plans to address this 
matter and an update will be provided at Committee.

7.35. Further to the above, the amenity of future residents of the development was considered as 
part of the outline permission, particularly with regards to noise from traffic, Wingmoor Farm 
Integrated Waste Facility, and the existing industrial park to the east of the site, Malvern View 
Business Park. Accordingly, condition 20 of the outline permission requires, inter alia, that 
each reserved matters application shall be accompanied by a noise survey, which should 
identify mitigation measures to ensure the noise limits within the dwellings and measured 
from enclosed outdoor private amenity areas would not exceed the recommended limits. A 
Noise Assessment accompanies the application and indicates that noise impacting future 
occupants of the development can be adequately mitigated with suitable glazing/ventilation 
products and boundary treatments to external amenity areas. This has been reviewed by the 
Council’s Environmental Health Officer (EHO) and no objections have been raised. 

7.36. On the basis the outstanding amenity concerns are resolved, it is considered the proposed 
development would result in acceptable levels of amenity being maintained for the existing 
residents and secured for future residents of the development.  

Surface Water Drainage
7.37. The NPPF states that major developments should incorporate sustainable drainage systems 

unless there is clear evidence that this would be inappropriate. Policy INF2 of the JCS seeks 
to prevent development that would be at risk of flooding. JCS Policy INF2 advises that 
development proposals must avoid areas at risk of flooding and must not increase the level 
of risk to the safety of occupiers of a site and that the risk of flooding should be minimised by 
providing resilience and taking into account climate change. It also requires new 



development to incorporate Sustainable Urban Drainage Systems (SUDS) where appropriate 
to manage surface water drainage. This is reflected in emerging TBP policy ENV2. 

7.38. Condition 12 of the outline permission sets out that no development shall commence until a 
detailed Surface Water Drainage Strategy (DS) for the entire site has been submitted to and 
approved in writing by the Local Planning Authority. A DS has been submitted with the 
application as well as part of an application to approve details reserved by condition, 
planning reference 21/00080/CONDIS.

7.39. The Lead Local Flood Authority has considered the DS and raises no objection to the 
approval of reserved matters. 

7.40. The Environment Agency have commented that the proposed SuDS scheme could be better 
designed so as to result in additional benefits. At the time of writing the report ongoing 
discussions are taking place with the applicant to see if the design of the attenuation basin 
could be improved to address the concerns raised. An update will be provided to 
Members. 

Affordable Housing
7.41. The NPPF sets out that Local Planning Authorities should set policies for meeting affordable 

housing need on development sites. JCS Policy SD12 and emerging Policy RES12 of the 
Pre-submission Tewkesbury Borough Plan (2019) seeks 40% affordable housing to be 
provided, where possible, on site.

7.42. The affordable housing provision was secured via a legal agreement as part of the outline 
permission. In total 40% of the dwellings would be affordable; 26 shared ownership and 60 
for affordable rent are proposed. Within these tenures, a wider mix of unit types would be 
delivered, including one bedroom ground and first floor maisonettes, one-bedroom 
bungalows, terraced, semi and detached homes ranging from two to four bedrooms. The 
proposed affordable homes would be dispersed in small clusters throughout the site. 

7.43. The Council’s Strategic Housing Enabling Officer has confirmed that the tenure mix and 
numbers proposed accords with the s106 and is satisfied with the clustering proposed. 

Housing Mix
7.44. Policy SD11 of the JCS requires all new housing development to provide an appropriate mix 

of dwellings sizes, types and tenures in order to contribute to mixed and balanced 
communities and a balanced housing market. Development should address the needs of the 
local area and should be based on the most up to date Strategic Housing Market 
Assessment. 

7.45. The housing mix for this development was secured under condition 34 of the outline 
permission which set out that the housing mix of the dwellings shall be in broad accordance 
with the following:

1-bed – 4% of total number of homes

2-bed – 28% of total number of homes

3-bed – 43% of total number of homes

4-bed – 22% of total number of homes

5 bed – 3% of total number of homes



7.46. The proposed housing mix is as follows:

1-bed – 6.5% of total number of homes

2-bed – 24.2% of total number of homes

3-bed – 44.6% of total number of homes

4-bed – 23.2% of total number of homes

5 bed – 1.4% of total number of homes

7.47. Whilst there are some slight deviations officers consider the housing mix would be in broad 
accordance with the conditional requirements and therefore the mix of dwellings would 
contribute to providing a mixed and balance community and a balanced housing market. 

Other Matters
7.48. A local resident has requested that the development should include a ‘Hedgehog Highway’ 

as part of the ecological mitigation scheme. A ‘Hedgehog Highway’ does not form part of the 
ecological enhancement and mitigation measures approved as part of the outline permission 
and as mentioned above this falls outside the remit of the reserved matters application. 
Nevertheless, this request has been forwarded to the applicant who are currently reviewing 
whether this could be accommodated. An update will be provided to Members. 

8.0 CONCLUSION AND RECOMMENDATION

8.1. Being mindful of the above assessment, it is considered that, subject to the resolution of the 
outstanding matters outlined in the report, the proposed development would result in an 
acceptable layout, scale, appearance and landscaping. The scheme advanced would be in 
general accordance with the principles and parameters described and identified in the 
Illustrative Masterplan, the Development Framework Plan and the Design and Access 
Statement approved under the outline permission for the wider development site.

8.2. It is therefore recommended that authority be Delegated to the Development Manager to 
Approve the application subject to the resolution of any outstanding matters referred 
to in the report and the addition to/amendment of planning conditions as appropriate. 

CONDITIONS:

1. The development hereby approved shall be carried out in accordance with the 
plans/drawings/documents set out on the 'List of Application Documents and Plans' dated 17th 
May 2021.   

Reason: To clarify the terms of the approval.

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. The decision should be read in conjunction with outline consent, 18/00249/OUT, including the 
associated S106 legal agreements.


