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1.0 SITE DESCRIPTION AND PROPOSAL

1.1 The application site measures 0.38 hectares and slopes from a high point to the southeast to a low 
point to the northwest. The site is located on the west side of New Road in the village of 
Woodmancote. This site historically formed part a wider orchard, which has long since been 
developed for housing. The site had been neglected for a long period of time and is somewhat 
unkempt and overgrown.

1.2 The surrounding area is wholly residential in character with the site surrounded by existing modern 
residential development to the north, south and west. To the east the site is bound by New Road 
with modern residential development beyond.

1.3 Part of the site (but not subject to this application) comprises of a 17th Century Grade II listed 



timber framed thatched barn attached by a modern single-storey extension to a barn within a 
garden setting. A separate application for planning permission (21/00932/FUL) and listed building 
consent (21/00933/LBC) for the redevelopment and extensions for the existing listed buildings at 
Poplar Farm has been submitted alongside this application and are considered separately. 

1.4 Numerous trees and shrubs within the centre of the site have recently been removed, which has 
opened the site to a degree. However, it is still well screened from public vantage points by 
existing trees and vegetation to all boundaries. None of the trees on site are subject to a Tree 
Protection Order.

1.5 The site is located within Flood Zone 1 and is therefore at a low risk from flooding. The site is also 
not within a critical drainage area nor within any area of special designated control.

2.0 PLANNING HISTORY 

Application Number Proposal Decision Decision Date 

49/00223/FUL Proposed tractor shed, poultry house, garage 
and alterations to greenhouse.  Alterations to 
existing pedestrian and agricultural access.

PER 16.02.1949 

53/00126/FUL Workshop for experimental and research work. PER 21.04.1953 

55/00127/FUL Extension to house. PER 20.09.1955 

63/00151/OUT Outline application for erection of double garage 
with play room over.

PER 17.09.1963 

64/00166/FUL Double garage with playroom over. APPROV 18.03.1964 

64/00167/FUL Double garage. PER 21.10.1964 

65/00155/FUL A playroom. PER 17.03.1965 

66/00125/FUL Single garage in place of double garage. PER 22.09.1966 

67/00142/FUL Carport. PER 22.03.1967 

88/93192/LBC Erection of a conservatory (Grade II Listed 
Building Ref: 17/201).

CONSEN 26.10.1988 

88/93193/FUL Erection of a conservatory. PER 02.11.1988 

21/00933/LBC Proposed extensions and alterations to Poplar 
Farm (Grade II listed), including demolition of 
existing 20th century additions.

Pending  

21/00932/FUL Proposed extensions and alterations to Poplar 
Farm (Grade II listed), including demolition of 
existing 20th century additions.

Pending  

3.0 APPLICATION DETAILS



3.1 The Proposal 

Planning permission is sought for the erection of 8 dwellings to include new access, landscaping 
and associated works.

The proposal includes a range of detached and semi-detached house types for different users, 
including 3, 4 and 5 bedroom family homes. 

The houses include single storey elements, projecting bays, catslide roofs and covered entrances 

A new site access is proposed directly off New Road. It is proposed that this would be a private 
drive arrangement formed as a dropped kerb crossover onto New Road

3.2 Agents Submission

The application is supported by the following documents:
-Design and Access Statement 
-Planning Statement, Evans Jones
-Heritage Statement, July 2021, BNP Architects
-Ecological Proposal, July 2021, All Ecology Ltd. 
-Bat Survey, July 2021, All Ecology Ltd.
-Reptile Survey July 2021, All Ecology Ltd.
-Tree Survey, B.J Unwin Forestry Consultancy Ltd. 
-Technical Note, Cotswold Transport Planning

3.3 Additional Information / Amendments

During the course of the proposal in response to the initial comments received by the Parish 
Council, several rebuttal letters have been received by the agent addressing the numerous objections 
received. 

A rebuttal dated 13.09.2021 is summarised with the following key points to address the Parish Council 
Objection:
- The proposal has been designed in conjunction with an experienced conservation consultant 
whom has been closely involved with the project from the outset.
- There has been extensive design approach and study of the local character of the architecture 
across the village and noted that there are a range of styles in Woodmancote. This is evidenced within the 
supporting DAS. The proposed houses take reference from existing buildings nearby in their design. 
- In terms of density, with comparisons of the Parish Council made with New Road, Britannia Way 
and Pottersfield Road, is not considered to be the correct approach. The application site is a discreet site 
where most of the proposed dwellings would not be viewed in the context of existing properties along New 
Road. 
- It is considered that the main consideration of density should be whether it is appropriate for the 
site in design terms. 
- In response to comments made in respect of materials, roof heights and front gardens. The 
comments regarding materials is not accurate as arguably the predominant facing material in 
Woodmancote is reconstituted stone, although there are also number of examples of rendered and brick 
properties. 
- The proposal reflects a colour palette in the area that is reflective of the area.
- The proposals do not fall short of the requirements of the Supplementary Planning Document on 
Flood and Water Management and fully accord with the Council’s policies relevant to drainage. Indeed, the 
Council’s Sustainable Drainage Engineer has confirmed as such in writing
- In respect of biodiversity, we strongly dispute the accusation from the Parish that the applicant has 
deliberately harmed the biodiversity of this site. 
- the site would be served by a safe and suitable access and the residual cumulative impact on the 
highway network would not be severe, as demonstrated in the supporting Transport Technical Note.  
- In respect of affordable housing, as you will appreciate, given the size and nature of the proposed 
development, there is no policy requirement to provide affordable housing in this case.
- A further response was received by the Parish Council.



A further rebuttal from the Agent was made to the Parish Council in response to their maintained objection 
dated 25.11.2021 with the following points as summarised:
- The letter reiterates the earlier response and addresses further matters raised. 
- The tree and undergrowth clearance to enable the topography plan was undertaken lawfully and a 
copy of the Nesting Bird Survey which was carried out during the clearance works supports the Agents 
rebuttal. 
- To clarify the drainage matters, A further Technical Note was submitted which addresses the 
Parish concerns that have been raised. 
- Again, the Council’s Drainage Engineer raises no objections to the proposed drainage strategy.

A final letter was received by the Agent dated 21.12.2021 with the following points outlined:
- Given the proposed size and nature of the proposed development, there is no policy requirement 
to provide affordable housing in this case. 
- The proposed drainage has been comprehensively addressed, which has included the submission 
of a further Technical Note from the Applicant’s drainage engineer. Furthermore the Council’s own 
drainage engineer raises no objections to the proposed drainage strategy. 
- Continue to disagree with the Parish Councils comments in relation to the scheme not respecting 
the local character, scale, density, or materials of Woodmancote. There has been robust responses made 
to date. The proposed houses take reference from existing buildings nearby in their design. 
- The Conservation Officer does not object to the scheme.
- Where the Parish Council’s objections have been substantive, the Agent has addressed these in 
comments or through discussion and amendments to the scheme. 
- Clarify that the application has not been submitted by or on behalf of an employee of the Council. 

Following feedback from the Urban Design Officer together with the Officer, the scheme was amended to 
reduce the level of parking to two off-street parking to serve each dwelling. This reduces the hard standing 
at the site and improves the street-scene. Further landscaping is to be incorporated into the front gardens. 
Plots 6, 7 and 8 to the west have been re-sited 1m and Plot 2 to the south by 1m. This further increases 
separation with the listed building whilst maintaining an acceptable distance from surrounding properties. 
Finally in response to the comments regarding the bulk of the dwellings, the chimneys have been removed 
from the proposed dwellings. 

4.0 POLICIES AND GUIDANCE

Planning (Listed Buildings and Conservation Areas) Act 1990

National guidance

National Planning Policy Framework and Planning Practice Guidance

RELEVANT DEVELOPMENT PLAN POLICIES

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

 Policy SP1 (The Need for New Development)
 Policy SP2 (The Distribution of New Development)
 Policy SD3 (Sustainable Design and Construction) 
 Policy SD4 (Design Requirements) 
 Policy SD8 (Historic Environment)
 Policy SD9 (Biodiversity and Geodiversity) 
 Policy SD10 (Residential Development) 
 Policy SD11 (Housing mix and Standards) 
 Policy SD14 (Health and Environmental Quality) 
 Policy INF1 (Transport Network)
 Policy INF2 (Flood Risk and Management)
 Policy INF3 (Green Infrastructure)

Tewkesbury Borough Local Plan to 2011- Adopted March 2006 (saved policies not replaced by the 



JCS)

- Policy ENV2 (Flood Risk and Water Management)

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

The Tewkesbury Borough Plan (TBP) has reached an advanced stage. The Pre-Submission TBP was 
submitted for examination in May 2020. Examination in Public (EiP) took place over five weeks during 
February and March 2021. The examining 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’.

A schedule of Main Modifications to the Pre-submission TBP were approved at the meeting of the Council 
on 20th October 2021 and is now published for consultation as the Main Modifications Tewkesbury 
Borough Plan (MMTBP).

Those policies in the MMTBP which were not listed as requiring main modifications may now attract more 
weight in the consideration of applications, with those policies which are subject to 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 (including as with modifications as 
published for consultation) 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).

 Policy RES2 (Settlement Boundaries)
 Policy RES5 (New Housing Development)
 Policy RES13 (Housing Mix)
 Policy DES1 (Housing Space Standards)
 Policy HER2 (Listed Buildings)
 Policy NAT1 (Biodiversity, Geodiversity and Important Natural Features)
 Policy NAT2 (The Water Environment)
 Policy NAT3 (Green Infrastructure: Building with Nature)
 Policy ENV2 (Flood Risk and Water Management)
 Policy TRAC1 (Pedestrian Accessibility)
 Policy TRAC9 (Parking Provision)

Other Guidance 

Flood and Water Management SPD (February 2019)

Neighbourhood Plan 

Woodmancote Neighbourhood Development Plan 2011- 2031 Sept 2021 – Regulation 16 moderate 
weight.

CONSULTATIONS AND REPRESENTATIONS

Woodmancote Parish Council – Final Response – (received 24.01.2022) Objection with the following 
comments:

Response (received 5.12.2021) Objection with the following comments:
- Disagree that the submitted DAS amply demonstrate that the design fits the character of the 
particular area of the village. 
- The conclusion of the steering group is reiterated in that the two-storey dwellings with low profile 
roofs, with front-back gardens and generous spacing between the dwellings ‘is in character’. Two and half 
storey dwellings are not and therefore the design is not supported by the Parish Council.
- The setting of the listed building should also require the new dwelling to avoid dominating the area. 
- The desire of NDP is to maintain Woodmancote’s rural feel and avoid suburban designs. 



- Concerned that the drainage engineer has not visited the site to assess the surface water drainage 
potential on the site. 
- Concerned that there was no survey of ground based fauna during clearance works. 
- Concerned that there has already been a significant loss of biodiversity on the site. Seek a 
contribution through the Section 106 for the biodiversity credits enabled through the Environment Act to 
help fund the habitat management of Stockwell Common further up the escarpment. 

Response (received 14.11.2021) Objection with the following comments:
- The proposed height, density and materials proposed for the new dwellings are not in line with the 
character assessment for this part of the village. In particular, these dwellings should be two- storey only 
(not 2.5 storey) and as a result these dwelling could have a lower profile roof line. 
- The site is located in a particularly sensitive surface water flooding area and therefore whilst it is 
not in a pluvial flood risk area it is a pluvial flood risk area and the impact of a poor surface water flood risk 
mitigation strategy could easily result in the flooding of houses in Chapel Lane. The current drainage 
strategy/plan only addresses the runoff from the roofs of the new dwellings but fails to address the impact 
of the access road and other impermeable surfaces proposed and how these will be managed to ensure 
that there is no risk to the other dwellings on Chapel Lane or at East Gable. Therefore the drainage 
strategy needs to be updated to show precisely how the surface water across the site will be managed. 
- There has been a loss of biodiversity resulting from the clearance of the site. The developer is 
required under Policy 9 of the JCS to demonstrate that appropriate on site measures are integrated into the 
scheme e.g. wildlife corridors and how these will be maintained. 

Initial Response (received 31.08.20210 - Objection with the following comments:
- The development for new dwellings does not respect the local character, scale, density or 
materials of Woodmancote and is therefore contrary to Policy SD4 of the JCS. The current character of the 
village is well documented in the draft neighbourhood development plan. Specifically the density of New 
Road.
- The proposal fall short of the requirements for SPD on Surface water flood risk management. 
- The proposal fails to address the clear opportunities to make a positive contribution under 
emerging Policy ENV2 in relation to manage water efficiently including rainwater and grey water 
harvesting. 
- The draft NDP sets of the application of the water management SPD for Woodmancote therefore 
the environmental foot print is unacceptable. 
- In particular, storm drains outside Poplar Farm are overwhelmed. The location of tehe proposed 
hydrobrake means that there will be run off to the storm drains and it does not reflect the unique flood 
characteristics of Woodmancote. 
- The proposal needs to demonstrate that the discharge into the combined sewer collected all of the 
surface water generated by the site and proposal should demonstrably recycle the water generated as far 
as possible to reduce the water demanded from the mains .
- The ecology and tree reports were undertaken when the land was cleared including significant 
number of trees allegedly through nesting season. 
- Seek biodiversity enhancements. 
- The site does not contribute to affordable housing.
- Concerned with increased vehicular movements and impact on highway safety.
- Seek CIL money to improve water management and footpath provision together with bus services. 

Gloucestershire County Council (Highways) – No objections.

Conservation Officer Final Response– No Objections on amended plan (addition of pitch to L-shaped 
addition as advised) subject to a number of recommendations. 

Initial Response – Objection issue with L-Shape addition as discussed formally on site visit with Agent’s 
Heritage Consultant given scale of detail of application proposal.

Ecology – No Objections with comments as follows “Based on the result of the Ecological Appraisal, 
further bat surveys were recommended for the buildings classed as having a moderate roost potential and 
reptile surveys were recommended. Further surveys were undertaken. Conditions are recommended for an 
EPS mitigation licence, bat mitigation and enhancements, lighting strategy and ecological enhancement 
plan”. 



Environmental Health (Contamination)- No objection subject to imposing a condition relation to a 
preliminary risk assessment to identify any potential contaminants. 

Environmental Health (Noise) – No comments to make in relation to noise. Advice is made to ensure that 
the applicant implement measures to reduce emissions of noise/dust during demolition.

Severn Trent Water  - No Objection – subject to following conditions:
 The development hereby permitted should not commence until drainage plans for the disposal of 

foul and surface water flows have been submitted to and approved by the Local Planning 
Authority, and

 The scheme shall be implemented in accordance with the approved details before the 
development is first brought into use. 

This is to ensure that the development is provided with a satisfactory means of drainage as well as to 
prevent or to avoid exacerbating any flooding issues and to minimise the risk of pollution.

Drainage Engineer – No objection (entire redevelopment of site) to proposal for discharge surface water 
to the combined sewer in New Road at discharge rate that will need to be agreed with STW. Details are a 
matter to be determined between STW and the developer so there is no need for a drainage condition to 
be applied to any consent permitted against the applications. 

Building Control – No comments received.

Tree Officer – No comments received.

Local Residents – The application has been publicised through the posting of a site notice for a period of 
21 days and there have been 8 letters of representation received in response. Of these there have been 6 
letters objecting to the proposal. These comments are as follows:

- Concerns with development has been undertaken out on the site since February 2021. 
- Concerns of significance clearance works undertaken at the site pre-submission of application and 
impact on ecology.
- Concerns of loss of habitat.
- Concerned with the number of healthy trees that will be felled which will be damaging to wildlife.
- Loss of vegetation along the boundary will urbanise the street scene and reduce the character and 
appearance of the area.
- Concerns with overlooking and loss of privacy on residents at East Gable. Given the land level 
differences the properties are to be built much higher than those set along East Gable, which are built 
downhill slope. 
- Concerns of first and second floor windows directly looking into residents habitable windows and 
potential for impact of loss of outlook / mutual intervisibility.
- Loss of trees would result in further loss of remaining privacy.
- Concerns with the proposal resulting in significant levels of additional traffic heading in and out of 
the proposed new access and along New Road. 
- Concerns with the siting of the new access and road safety.  
- The reduction in parking [final amendments] would result in overspill parking on to New Road. 
- Concern is the loss of ‘curtilage’ of the land that forms part of the heritage asset and loss of 
orchard. 
- The loss of further vegetation and open space of the site in totality provides an association with the 
barn which would be lost to urbanising of the area which would be detrimental to the heritage asset. 
- The proposal will increase surface water run off which will result in significant problems on 
[neighbour] land.
- It is not considered that the design assumptions presented within the supporting information 
adequately reflect localised issues. 
- The resultant runoff will be inevitably greater than pre-development due to a large proportion of the 
site proposed to be covered by impermeable structures.
- Concerns of lack of information to show route of exceedance water flow will follow. 
- The proposed cellular storage tank and associated equipment to control flows in and out will 
remain effective if the system is subject to regular inspection and maintenance. 
- Concerns that proposal would be built over third party sewerage pip going across the filed at 



Poplar Farm.

There have been two representations in support of the proposal as summarised below:
 
- Small development of family homes in the heart of the village is much needed and will not impact 
on the lower part of Cleeve Hill which has been the focus of some recent proposed developments. 
- Well planned development. 
- Enhance the area of the village which ahs been overgrown and underutilised for far too long. 
- The redevelopment is sympathetic to the area.
- There will be limited visibility of the development from New Road and the current design builds 
appear to reflect current properties in the vicinity. 
- A welcome addition that will not encroach outside of the village boundary / Green Belt.

Given the site relates to a Grade II Listed Asset, there is no statutory requirement for the protection society 
to be formally consulted. Their response is recorded as below:

Society for Protection of Ancient Buildings – Final Response – Objection with the following comments:
-The overall size of the extensions remain excessive
-The large glazed link conceals a substantial part of the cottage elevation, the whole of the west elevation 
of the barn and part of its south elevation. 
-The limited gap between the roof of the link and underside of the thatch still remains a concern from 
buildability and maintenance. 
-The east elevation is improved by the change to a pitched roof, there remains a mismatch in scale in 
relation to the barn and cottage. The extension does not achieve a visual transition between the existing 
buildings and proposed new dwellings as seen in the ‘street-scene’.

Initial Response – Objection on the following grounds:
-The size of the proposed extensions is excessive in relation to the size of the historic buildings.
-The design is inappropriate.
-The information provided on the condition of the historic buildings and the repairs is inadequate.
-Inadequate consideration of the impact of the proposals on the fabric of the historic buildings.

PLANNING OFFICERS APPRAISAL AND CONCLUSIONS

The key material considerations in the determination of this proposal would be
-principle of development 
-housing mix
-design and layout
-impact on heritage assets
-impact on residential amenity 
-Impact on trees
-impact on ecology and biodiversity 
-highways and parking implications
-drainage and water management
-other matters/r representations

Principle of the development

The Joint Core Strategy (JCS) sets out the overarching strategy for growth throughout Cheltenham, 
Gloucester and Tewkesbury up until 2031. It has identified the objectively assessed need for Tewkesbury 
Borough and the spatial strategy to accommodate that level of development. The JCS identifies key 
locations for growth and sets out strategic policies to guide future development.

Woodmancote is a named service village, which has a good level of services and facilities and excellent 
public transport links. Woodmancote is therefore ideally placed to accommodate additional housing growth.

Policy SD10 of the JCS sets out that development means the development of an under-developed plot well 
related to existing built development, except where otherwise restricted by policies within district plans, 
where it would represent infill within the existing built up areas of Tewkesbury Borough’s towns and 
villages.  



As the site is bordered by residential properties on three boundaries the development would represent infill 
and as such the principle of housing in this location would be acceptable.

However, whilst the principle of a new dwelling in this location may be acceptable there are other material 
planning considerations to be taken into account as set out below.  

Five Year Housing Land Supply

As set out in the latest Tewkesbury Borough Five Year Housing Land Supply Statement published in 
December 2020, the Council can demonstrate a 4.35 year supply of deliverable housing sites. On the basis 
therefore that the Council cannot at this time demonstrate a five year supply of deliverable housing land, 
the Council’s policies for the provision of housing should not be considered up-to-date in accordance with 
footnote 7 of the NPPF and in accordance with paragraph 11 of the NPPF the presumption in favour of 
sustainable development (the ‘tilted balance’) applies. The presumption is therefore that permission should 
be granted unless policies for protecting assets of particular importance provides a clear reason for 
refusing the development or any adverse impacts of permitting the development would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in the Framework taken as a 
whole. This will be assessed below.

The Council received an appeal decision for Ashmead Drive in which the Inspector concluded that the 
Council could demonstrate a 1.82 year supply and the subsequent High Court judgment. The Judge found 
that the Gotherington Inspector had not erred in law in arriving at that conclusion not to take previous 
oversupply into account in determining that appeal.

Appeal decisions are not binding precedents however. That the Council includes advanced delivery (or 
‘oversupply’) against annual housing requirements in its five-year supply calculations is, in officers view, in 
the context of the plan-led system, the correct approach. This is because not taking into account those 
houses that have already been delivered during the plan period, essentially ahead of schedule, and which 
meet the needs being planned for in the area, would serve to artificially increase the plan-led housing 
requirement.

It is noteworthy that, in his judgment, the Judge made it clear that it was not for him to make policy, ‘The 
question of whether or not to take into account past oversupply in the circumstances of the present case 
is… a question of planning judgment which is not addressed by the Framework or the PPG and for which 
therefore there is no policy’. He went on- ‘No doubt in at least most cases the question of oversupply will 
need to be considered in assessing housing needs and requirements’.

More recently the Council has received two appeal decisions following public inquiries where the issue of 
‘oversupply’ was also debated. In an appeal at Coombe Hill, the Inspector noted that taking into account 
‘past performance exceeding the annual average of the plan’s requirement… seems to me to be a just 
approach, because it reflects reality, not a theoretical formula applied without consideration of actual 
outturns.’

In another appeal decision for a scheme at Alderton, the Inspector arrived at a similar conclusion, saying 
that ‘Nonetheless, in my judgement, the Council’s method of taking account of an over-supply against the 
annual requirement is not be [sic] an unreasonable one…. To continue to require 495 homes a year when 
the past over-supply would indicate a lesser requirement, would, it seems to me, be to ‘artificially inflate’ 
the housing requirement.  I am not convinced, having accepted this position, that the appellant’s argument 
that the supply is as low as 2.08 years is robust.’

It is therefore advised that a 4.35-year supply can be demonstrated at this time. Nevertheless, as set out 
above, as the Council cannot demonstrate a five-year supply of deliverable housing sites the presumption 
in favour of sustainable development is therefore engaged in this case.

Other Material Considerations

Housing Mix

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.

The Gloucestershire Local Housing Needs Assessment 2019 – Final Report and Summary (September 
2020) (LHNA) provides the most up to date evidence based to inform the housing mix on residential 
applications. This report states that in Tewkesbury 3% of new market dwellings should be one bedroom 
properties, with 13% having two bedrooms, 54% containing three bedrooms and 29% having four 
bedrooms or more.  The proposal seeks for the following housing mix – 

• 2 no x 3-bed 25% 
• 3 no x 4-bed 37.5%
• 3 no x 5-bed 37.5%

It is noted that the development would result in less three-bedroom dwellings, a slightly larger percentage 
of four and five bedroom properties at the site than the LHNA evidence suggests is required.

Design and Visual Amenity

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 and that well-
designed new development needs to be integrated into its wider surroundings, physically, socially and 
visually.  

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

Criterion 6 of Policy SD10 of the JCS states the residential development should seek to achieve maximum 
density compatible with good design, the protection of heritage assets, local amenity, the character and 
quality of the local environment, and the safety and convenience of the local and strategic road network.

Policy RES5 of the emerging PSTBLP states proposals for new housing development should be of a 
design and layout that respects the character, appearance and amenity of the surrounding area and is 
capable of being well integrated within it and be of an appropriate scale having regard to the size, function 
and accessibility of the settlement and its character and amenity, unless otherwise directed by policies 
within the Development Plan.

Policy 5 within the draft Woodmancote NDP states that development proposals that are in keeping with the 
local character as demonstrated within the Woodmancote Character Assessments will be supported. 

New Road is described within the draft Woodmancote Character Assessment as:

…”The remainder of New Road is made up of two-storey 1950s Bradstone properties with extensions. 
These are generally on the West Side of New Road between Poplar Drive and Two Hedges Road. On the 
corner is No. 1 which is actually in the same style as Britannia Way and the top of Two Hedges Road….

Until 1953 Woodmancote was a small historic village that is now the conservation area stretching from 
Poplar Farm up past Apple Tree Inn. Between 1955 – 1965 Greenway, Bushcombe Close, Beverley 
Gardens, Hillside Gardens and New Road all became residential housing. Properties are generally 
constructed of reconstituted Cotswold stone with windows and doors complimentary to the age of the 
properties. Positive enhancements – wooden windows vs uPVC. Negative detractors two-storey dwellings 
plus a roof extensions that significantly close the gap between houses…”

Many of the designated and non-designated buildings refer back to the days of an agricultural reliance and 
cider making. Therefore, Cotswold stone cottages, Cotswold stone tiles, thatched roofs, cottage windows, 
barns, mills and cider presses are features that give Woodmancote its unique character. These are 



interspersed throughout the village. 

The immediate street scene in this part of New Road is characterised by mature trees and vegetation that 
runs alongside the road. The existing application site is characterised by mature hedgerow to the front of 
the site, vegetation screening to the southern and western extents of the site.

In regards to site layout, it is considered that the proposed dwellings are arranged appropriately for the site. 
Concerns have been raised in relation to the design approach of the density of dwellings on the site. The 
DAS states that the proposal takes density from nearby development to the west with 19 houses per 
hectare. It is disputed from the Parish that it is too dense a development. It is considered that the main 
consideration of density should be whether it is appropriate for the site in design terms. Given the 
surrounding development and spacing between the proposed dwellings, it is considered that the density 
and layout of the proposal is acceptable. Further revisions have re-sited Plots 6, 7 and 8 to the west by 1m 
and Plot 2 to the south by 1m. This further increases separation with the listed building whilst maintaining 
an acceptable distance from surrounding properties to provide a further separation. The Conservation 
Officer does not object to the siting of the dwellings and cites that there is no impact on the setting of the 
listed asset.

The Parish Council continue to maintain their objection on design grounds following amendments to the 
scheme which sought to address some of the comments. The design of the proposal seeks to fit in with the 
character of this particular area of the village. As stated within the character appraisal, the proposal is 
modern with traditional additions to reflect both the context of the surrounding modern housing 
development and a nod to the listed asset on the site by incorporating traditional elements into the design 
of the proposals. 

A major concern from the Parish Council is maintaining the negative character aspects within the 
Woodmancote Character Appraisal within the Woodmancote NDP which is stated above. The view is that 
two-storey dwellings with low profile roofs, with front-back gardens and generous spacing between 
dwellings is ‘in character’ and that the proposed two and half storey dwellings are not and therefore the 
design is not supported by the Parish. Furthermore it is disputed from the Parish that the proposal fails to 
maintain Woodmancote’s ‘rural feel’ and avoid suburban designs. 

The proposed scheme seeks to reflect the colour palette in the area with the proposal of   local stone 
and/or through-coloured render to the walls with a buff tiled roof to match the existing Poplar Farm cottage. 

Plot 1 also has stone mullions, jambs and cills. The proposed dwellings are two storeys although some do 
have some accommodation in the roof space, which is not untypical in the area. The pitch of the roofs also 
reflects the traditional pitch found in the area. In terms of the architectural approach, which is a modern 
twist on a traditional approach. There is no fencing or hedging is proposed to the front gardens.

In terms of massing, the proposed houses include single storey elements, projecting bays, catslide roofs 
and covered entrances. The proposed roof forms are primarily pitched, which reflects the predominant roof 
form in the village. The roof forms are varied due to the arrangement of the houses. There are gables 
facing the street as well as hipped roofs and flat roofed covered entrances.

From outside the site, the defining characteristics are the mature trees to the site boundary and the 
thatched barn and historic cottage. The aim with the proposed redevelopment of the site is to maintain the 
site characteristics. This is done through the landscape approach and the sense of place created through 
the association with the orchards, as well as through maintaining the existing view of the site from New 
Road. It is not considered that the proposal ‘urbanises’ the immediate area given the context. 

On balance it is considered that the revised proposal accords with Policies SD4 and SD10 of the JCS 
together with emerging Policy RES5 of the PSTBLP. It is not considered that the proposal is detrimental to 
the character of the surrounding area and thus does not warrant refusal on such grounds. As such there 
are no identified harms identified in the weighting of the decision. 

Impact on heritage assets

The proposal must also be assessed against section 16 of the NPPF Policy SD8 of the JCS, together with 
emerging Policy HER2 of the PSTBLP.



In accordance with Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, 
when considering whether to grant planning permission for development which affects a lusted building or 
its setting, the LPA shall have special regards to the desirability of preserving the building or its setting or 
any features of special architectural historic interest which is possesses. 

Paragraph 197 states that in determining planning applications, local authorities should take into account of 
the 'the desirability of sustaining and enhancing the significance of heritage assets and putting them to 
viable uses consistent with their conservation'. When considering the impact of a proposed development 
on the significance of a designated heritage asset, Paragraph 199 states that, 'great weight' should be 
given to the asset's conservation; 

"...When considering the impact of a proposed development on the significance of a designated heritage 
asset, great weight should be given to the asset's conservation (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". The more important the asset, the greater 
the weight should be.”

Policy SD8 of the JCS together with emerging Policy HER2 of the PSTBLP 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.

The main designated heritage asset is Poplar Farm a Grade II Listed building at the site. The impact of the 
proposal would effect both fabric and form and the setting of the asset. Beyond the boundary of the 
application site are Kings Farm, Pear Tree Cottage, The Old Thatched Cottage and Pigeon House all 
Grade II Listed village residences. The site is not adjacent to the Conservation Area. It would appear that 
the collection of buildings originated as an isolated smallholding from the 17th Century set in the corner of 
an orchard. The orchard remains but is now surrounded by post war housing developments. The general 
area has little cohesive character or local distinctiveness.

A Heritage Statement from Jon Lowe Heritage Ltd. accompanies the application submission. 

The redevelopment of the main residence and collection of buildings is considered under the separate 
planning applications (references 21/00932/FUL and 21/00933/LBC).

The Conservation Officer has discussed the proposals with the Agent’s heritage consultant and undertaken 
site meetings during the course of the application. Several amendments have been made to the 
redevelopment of the listed asset applications. There has also been some amendments re-siting the 
closest proposed dwellings in order to further separate the listed asset from the wider re-development. 

The Conservation Officer has no objection to the wider redevelopment of the site. It is not considered that 
the wider redevelopment of the site results in less than substantial harm to the setting of the listed 
buildings, 

As such the proposal is considered to, on balance, accord with Policy SD8 of the JCS together with 
emerging Policy HER2 of the PSTBLP. As such there are no identified harms identified in the weighting of 
the decision. 

Residential amenity

In respect of the impact of the development upon residential amenity, Paragraph 130 of the NPPF specifies 
that planning decisions should ensure development creates places with a high standard of amenity for 
existing and future users. 

Paragraph 130 of the NPPF states that planning policies and decisions should ensure that developments 
create places that are safe, inclusive and accessible which promote health and well-being, with a high 
standard of amenity for existing and future users.

Policy SD4 part iii) Amenity and Space, considers new development should enhance comfort, convenience 
and enjoyment through assessment of opportunities for light, privacy and external space.  Policy SD14 



considers new development to cause no unacceptable harm to neighbouring occupants and result in no 
unacceptable levels of air, noise, water, light, soil pollution or odour.

Emerging Policy RES5 of the PSTBLP states that proposals for new housing development should provide 
an acceptable level of amenity for future occupiers of the proposed dwellings and cause no unacceptable 
harm to the amenity of existing dwellings.

The nearest neighbouring dwelling to the application site is No. 2 Milcot. Plot 8 would also be built adjacent 
to No. 2 Milcot which is located immediately to the north. The proposed two-storey dwelling would feature a 
gable ended design with the roof pitch pitched away from the No. 2 Milcot. The height of Plot 8 would be 
approx. 9.4m with eaves set at 5.5m. Given the height of the eaves, pitch away from the adjacent 
neighbouring dwelling together with the orientation, it is considered that there whilst there would be some 
loss of light to the ground floor habitable room of the nieighbouring dwelling because of the aforementioned 
factors it is not considered that there would be such significant harm to warrant a refusal on loss of light to 
neighbouring amenity. The separation distance side to side would be approx. 5.5m. To the south elevation 
(side) of No. 2 Milcot there is a door at ground floor and first floor window opening serving a W.C. The 
proposed side elevation at Plot 8 would not result in any habitable room window openings to first floor (both 
serve bathroom and ensuite). 

Objections have been received in regard to the siting of the development and impact on neighbouring 
amenity by way of loss of light, loss of privacy and overlooking. To note the proposed dwellings would be 
sited on higher ground as the topography slowly decreases with the garden amenity of East Gable sited on 
lower ground than that of the application site. 

The proposed dwellings are set away from existing properties in East Gable sited to the west of the 
application site. The nearest property to the site in East Gable is No.6, which presents its flank elevation to 
the site. The single storey rear elevation of Plot 8 would be approx. 12.8m from the boundary of the garden 
amenity with the neighbouring dwelling at No. 6.

The distance from the flank elevation to the rear of plot 7 is over 25 metres. Given this distance, there 
would be an acceptable impact on properties in East Gable in terms of light, privacy, and outlook. 
Moreover, the mature vegetation to the western boundary would further filter views into the site.

There are existing bungalows in Poplar Drive that fronting onto the southern site boundary. Plots 1 and 2 
would back onto Poplar Drive but given the distance between the properties and the intervening 
vegetation, the relationship between them would be acceptable. Plot 3 would present its flank elevation 
onto Poplar Drive and whilst there are first floor windows proposed, these serve a bathroom and en-suite 
only. Again, retained vegetation on the southern boundary would filter views into the site.

Overall it is considered that there would not be any detrimental impact on neighbouring amenity to warrant 
refusal.

Policy SD11 of the JCS states that new housing should meet and where possible exceed appropriate 
minimum space standards. Emerging Policy DES1 (Housing Space Standards) of the emerging TBP 
requires all new residential development to meet the Government’s nationally described space standards 
as a minimum, to ensure that high quality homes are delivered that provide a sufficient amount of internal 
space appropriate for occupancy of the dwelling. All units are compliant with the Technical Standards for 
maximum person configuration.

Overall the proposal would accord with Policies SD4, SD10 and SD14 of the JCS together with emerging 
policies RES5 and DES1 of the PSTBLP. There are no identified detrimental impacts in the weight of the 
decision. 

Impact on trees

Policy INF3 of with JCS provides that existing green infrastructure, including trees should be protected. 
Developments that impact woodlands, hedges and trees should be justified and include acceptable 
measures to mitigate any loss and should incorporate measures acceptable to the Local Planning Authority 
to mitigate the loss.



Policy NAT1 relates to biodiversity, geodiversity and important natural features and provides that 
development likely to result in the loss, deterioration or harm to features of environmental quality will not be 
permitted unless the need/benefits for development outweigh the impact.

There are a number of trees and hedgerows within the application site. A Tree Survey and Method 
Statements together with a landscaping scheme has been submitted to accompany the planning 
application. Many of the trees bounding the site are sought to be retained with the exception of T19 (Oak), 
T20 (Field Maple), T21 (Crack Willow) and T22 (Coppice Willow) along the southern boundary and T34 
(Domestic Pear) on the western boundary.

The Tree Officer has been consulted on the proposal and has no objection to the proposal subject to a 
number of conditions. 

As such the proposal is considered to accord to Policies INF3 of the JCS and NAT1 of the PSTBLP subject 
to appropriate conditions. 

Impact on ecology and biodiversity 

Paragraph 180 of the NPPF states if significant harm to biodiversity resulting from a 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 174 of the NPPF 
states that planning decisions should contribute to and enhance the natural and local environment by, inter 
alia, minimising impacts on and proving net gains to biodiversity.

Policy SD9 of the JCS seeks for the protection and enhancement of biodiversity and to establish and 
reinforce ecological networks. This includes ensuring that those European Species and Protected Species 
are protected in accordance with the law. Emerging Policy NAT1 of the PSTBLP states that proposals, 
where applicable will be required to deliver biodiversity net gains. Emerging Policy NAT3 of the PSTBLP 
seeks for development to contribute towards the provision, protection and enhancement of the wider green 
infrastructure network.

The application is supported by Ecological Appraisal July 2021 (All Ecology), Reptile Survey (All Ecology) 
and a Bat Survey (All Ecology) (redevelopment of listed site).

The site consists of a house, barn, extensions and a garage in the corner of a mostly cleared site, which 
retained areas of grassland, tall ruderal, scrub and standard trees. The site is bound by species-rich 
hedges and trees, fencing and walls.

The habitats on site, including the poor semi-improved grassland, are common, of low value and easy to 
replace and no further consideration is required in terms of their vegetation.

The Ecological Advisor has been consulted and has no objection subject to adherence of mitigation 
measures, obtaining a EPS licence for bats and biodiversity enhancements to be submitted to the LPA for 
approval.

The proposal is therefore considered to accord with those relevant policies and the NPPF. 

Highways and parking implications

The NPPF sets out development should only be prevented or refused on highways grounds where there 
would be an unacceptable impact on highway safety or the residual cumulative impacts of development are 
severe. 

Policy INF1 of the JCS considers that developers provide safe and efficient access to the highway network 
and permission be granted only where the impact of the development is considered not to be severe. It 
further states that safe and efficient access to the highway network should be provided for all transport 
means.

Emerging Policy RES5 of the PSTBLP states that proposals for new housing development should make 
provision for appropriate parking and access arrangements and not result in the loss or reduction of 



existing parking areas to the detriment of highway safety. Emerging Policy TRAC9 of the PSTBLP states 
that proposals need to make provision for appropriate parking and access arrangements.

A Technical Note has been submitted, which considers the access arrangement for the site. A new site 
access is proposed directly off New Road. It is proposed that this would be a private drive arrangement 
formed as a dropped kerb crossover onto New Road. Pedestrian access would be achievable via the 
vehicular access point with a footway provided on the southern side of the internal access road, which 
would connect to the existing footway on New Road. 

The drawings demonstrate maximum achievable visibility splays of at least 2.4m x 62.3m and 2.4m x 81m 
to the north and south respectively. These maximum visibility splays are suitable for design speeds of up to 
37mph and 40mph southbound and northbound respectively and are fully achievable within highway land. 

The internal street within the development has been designed to accord with the informal street character 
type set out in Manual for Gloucestershire Streets. It has a maximum design speed of 20mph, which would 
be maintained with limited street lengths, street geometry and carriageway narrowing. Swept path analysis 
is provided, which demonstrates that two cars can simultaneously travel along the proposed access road. It 
also demonstrates that the car parking spaces can be safely accessed, and the site can be suitably 
serviced by refuse vehicles, fire tenders and delivery vehicle

Specifically, their guidance stipulates that three bedroom properties should be served by at least two 
parking spaces and four+ bedroom properties should be served by at least three parking spaces

The final revision to the scheme reduces the parking to serve each dwelling to two off-street parking 
spaces each. 

Whilst it is noted that Manual for Gloucestershire Streets indicates that 3 parking spaces should be 
provided for 4+ bedroom homes, additional information has recently been submitted to the Highway 
Authority that relates to average car ownership data from new developments that have similar travel 
options within Gloucestershire. That demonstrated that a blanket approach of applying the parking 
standards rigidly in the administrative boundary of Tewkesbury was not reasonable. In this case, given the 
small-scale nature of the proposed development, the risk of displacement onto the highway is limited and 
the residual cumulative impact on the highway network would not be severe.

All car parking spaces on site will be constructed with access to active electric vehicle (EV) charging 
facilities. In addition, each dwelling would be provided with a garage, which can accommodate parking for 
at least two cycles per dwelling.

The Local Highways Authority have been consulted on the proposal and have no objection to the proposal 
subject to a number of conditions. 

As such the proposal accords with Policy INF1 of the JCS together with emerging Policy RES5 of the 
PSTBLP. As such there is no warrant for refusal or identified harms arising from highways and access 
implications. 

Drainage and Water Management

The site is located within Flood Zone 1 and is therefore at a low risk of flooding. The site is also not within a 
critical drainage area. Notwithstanding this, the application is supported by a Drainage Strategy Technical 
Note, which details the proposed foul and surface water arrangements and demonstrates compliance with 
the principles of Sustainable Drainage Systems.

Infiltration testing has confirmed that infiltration is not feasible due to the nature of the Planning Statement 
Ref: 15346 Page 19 Date: 16 July 2021 ground conditions. It is therefore proposed to discharge via a new 
gravity stormwater system with attenuation provided by a new online cellular crate system. The drainage 
system is designed to cater for a 100-year flood event with an allowance of 40% for climate change.

There has been a number of concerns from local residents on the effectiveness of the drainage strategy 
and in particular localised surface water issues. The Councils Drainage Engineer has been consulted and 
there is no known localised critical drainage issues within the area. 



The Drainage Engineer has no objections to the proposal. Severn Trent Water however seek a condition 
for surface water and foul drainage condition. 

Furthermore there is a concern that the development would build over third party utilities. Any 
commencement of development would be following consent from third owner to build over these utilities. 

Energy Efficiency

Policy SD3 ‘Sustainable Design and Construction’ of the adopted JCS states that development proposals 
will demonstrate how they contribute to the aims of sustainability by increasing energy efficiency, 
minimising waste and avoiding the unnecessary pollution of air, harm to the water environment, and 
contamination of land or interference in other natural systems.  All development will be expected to be 
adaptable to climate change in respect of the design, layout, siting, orientation and function of both 
buildings and associated external spaces. 
 
Community Infrastructure Levy (CIL)

The development is CIL liable because it creates new dwellings. The relevant CIL forms have been 
submitted.

Planning Balance

The principle of the proposal is acceptable in terms of Policy SD10 of the JSC as the application site 
relates to infilling within the village of Woodmancote. The Pre-Submission Tewkesbury Borough Local Plan 
(October 2019 version) is now at advanced stage.

Notwithstanding this assessment, the Council's policies for the supply of housing are currently considered 
to be out-of-date having regard to paragraph 11 of the NPPF given the recent findings of the Authority 
Monitoring Report. In these circumstances, the NPPF advises that the presumption should be that planning 
permission is granted unless the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development proposed, or there are adverse 
impacts of doing so which would significantly and demonstrably outweigh the benefits, when assessed 
against the policies of the NPPF taken as a whole.

Benefits

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

Harms

There would not be any demonstrable harm identified to ecology, highways, neighbouring amenity, 
landscape, setting of the listed asset, character of the area or drainage as explained in the above points 
within this report, subject to the appropriate mitigation and conditions. In this respect, whilst only limited 
weight can be attributed to the emerging Borough Plan, the proposal does comply with the emerging 
housing policy of that plan.

Conclusion

Given the above, and in light of the 'tilted balance' whilst the benefits of the proposal are somewhat limited, 
given the site's location within the built-up area of Woodmancote, it considered that there are not any 
adverse impacts identified that would significantly or demonstrably outweigh the benefits, when assessed 
against the policies of the NPPF taken as a whole. There are no policies in the NPPF relating to the 
protection of areas or assets of particular importance which indicate permission should be refused.

This is finely balanced but, for the reasons given above, it is recommended that planning permission is 
granted subject to conditions. 



Conclusion

It is considered that the proposal would accord with relevant policies as outlined above. Therefore it is 
recommended that planning permission be granted subject to the following 

CONDITIONS & REASON

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 except where these may be modified by any other conditions attached 
to this permission: 

 2489.0.02 Rev P2 entitled ‘Location Plan’received 9.08.2021
 2489.1.10 Rev P4 entitled ‘Proposed Site Plan’ received 22.12.2021
 2489.1.22 Rev P2 entitled ‘Proposed Floor Plans - Plot 1’ received 22.12.2021
 2489.1.23 Rev P2 entitled ‘Proposed Floor Plans - Plot 2’ received 22.12.2021
 2489.1.24 Rev P2 entitled ‘Proposed Floor Plans - Plot 3’ received 22.12.2021 
 2489.1.25 Rev P2 entitled ‘Proposed Floor Plans - Plot 4’ received 22.12.2021 
 2489.1.26 Rev P2 entitled ‘Proposed Floor Plans - Plot 5’ received 22.12.2021
 2489.1.28 Rev P2 entitled ‘Proposed Floor Plans - Plot 6 & 7’ received 22.12.2021
 2489.1.29 Rev P2 entitled ‘Proposed Floor Plans - Plot 8’ received 22.12.2021
 2489.1.51 Rev P2 entitled ‘Proposed Elevations - Plot 1’ received 22.12.2021 
 2489.1.52 Rev P2 entitled ‘Proposed Elevations - Plot 2’ received 22.12.2021
 2489.1.53 Rev P3 entitled ‘Proposed Elevations - Plot 3’ received 22.12.2021
 2489.1.54 Rev P2 entitled ‘Proposed Elevations - Plot 4’ received 22.12.2021
 2489.1.55 Rev P2 entitled ‘Proposed Elevations - Plot 5’ received 22.12.2021
 2489.1.56 Rev P2 entitled ‘Proposed Elevations - Plot 6 & 7’ received 22.12.2021
 2489.1.57 Rev P2 entitled ‘Proposed Elevations - Plot 8’ received 22.12.2021
 031-PF-001-R1 entitled ‘Landscape’ received 22.12.2021
 BS5837 Tree Constraints, Tree Impacts and draft Tree Protection Method Statement for residential 

re-development
 PFTTRP-JUL21 entitled ‘Tree Retention and Protection Plan’ Received 21.07.2021
 CTP-20-1299-SK02 Rev B entitled ‘ Access visibility assessment – Dropped Kerb Vehicle 

Crossover’ Received 21.07.2021
 CTP-20-1299-SP03 Rev A entitled ‘ Swept Path Analysis – refuse vehicle’ Received 21.07.2021
 Drainage Strategy Technical Note – CTP-20-1299 – July 2021
 Ecological Appraisal – Version 1.1 – 15th July 2021

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 work above floor plate level shall be carried out until samples of all materials proposed to be used 
have been submitted to and approved in writing by the Local Planning Authority. The development shall be 
carried out in accordance with the approved details.

Reason: To ensure that materials are in keeping with the surrounding area and to provide for high quality 
design.

4. All works shall strictly adhere to the recommendations detailed within the Ecological Appraisal (All 
Ecology, July 2021) and Dusk Emergence and Pre-dawn Re-entry Surveys for Bats (All Ecology, July 
2021) including but not limited sensitive timing of works and safety measures on site during development in 
order to safeguard wildlife. 



Reason: To ensure that the development does not adversely impact protected species.

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

Reason: To ensure that the new development will be visually attractive in the interests of amenity

6. The development hereby permitted should not commence, until drainage plans for the disposal of foul 
and surface water flows have been submitted to and approved by the Local Planning Authority. The 
scheme shall then be implemented in accordance with the approved details before the development is first 
brought into use.

Reason: To ensure that the development is provided with a satisfactory means of drainage as well as to 
reduce the risk of creating or exacerbating a flooding problem and to minimize the risk of pollution.

7. The erection of fencing for the protection of any retained tree shall be undertaken in accordance with the 
approved details specified in the Tree Retention and Protection Plan Drawing Number: PFTTRP-JUL21 
entitled ‘Tree Retention and Protection Plan’ contained within the Tree Constraints, Impacts and draft 
Protection Method Statement for residential re-development dated July 2021 before any development 
including demolition, site clearance, materials delivery or erection of site buildings, starts on the site. The 
approved tree protection measures shall remain in place until the completion of development or unless 
otherwise agreed in writing with the local planning authority. Excavations of any kind, alterations in soil 
levels, storage of any materials, soil, equipment, fuel, machinery or plant, site compounds, latrines, vehicle 
parking and delivery areas, fires and any other activities liable to be harmful to trees and hedgerows are 
prohibited within any area fenced, unless agreed in writing with the local planning authority. 

Reason: To ensure adequate protection measures for existing trees/hedgerows to be retained, in the 
interests of visual amenity and the character and appearance of the area.

8. No development shall start until a site investigation of the nature and extent of contamination has been 
carried out. The site investigation shall be in accordance with a site investigation methodology that has 
been submitted to and approved in writing by the Local Planning Authority, prior to the commencement of 
the investigation. 
  
No construction works shall start until the results of the site investigation have been submitted to, and 
approved in writing, by the Local Planning Authority. If the site investigation identifies any contamination, 
the report shall specify the measures to be taken to remediate the site to render it suitable for the 
development hereby permitted, as well as an implementation timetable for the remediation. The site shall 
be remediated in accordance with the approved measures and timetable.

If, during the course of development, any contamination is found which has not been previously identified, 
work shall be suspended and additional measures for its remediation, as well as an implementation 
timetable, shall be submitted to and approved in writing by the Local Planning Authority. The site shall be 
remediated in accordance with the additional approved measures and timetable.

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring land 
are minimised, together with those to controlled waters, property and ecological systems, and to ensure 
that the development can be carried out safely without unacceptable risks to workers, neighbours and 
other offsite receptors. This condition is required as a pre-commencement condition because there is 
potential for contamination to exist on the site. 

9. Before the first occupation of the development hereby permitted, full details of proposed tree/hedgerow 
planting shall be submitted to and approved in writing by the Local Planning Authority. The details shall 
include location, species and sizes, planting specifications, maintenance schedule, provision for guards or 
other protective measures. 



All planting shall be carried out in accordance with the approved details in the first planting season 
following the completion or first occupation/use of the development, whichever is the sooner. The planting 
shall be maintained in accordance with the approved schedule of maintenance. Any trees or plants which, 
within a period of five years from the completion of the planting, die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of similar size and species. 

Reason: To ensure adequate provision for trees/hedgerows, in the interests of visual amenity and the 
character and appearance of the area. 

10. The development hereby permitted shall not be brought into use until the approved access to the site 
within the limits of the public highway has been completed in accordance with the approved plans.

Reason: To ensure adequate and safe access is gained from the local highway network. 

11. The parking, service and turning areas shall be constructed in accordance with the approved plans 
prior to the occupation of the development and thereafter retained and used for no other purpose.

Reason: To ensure adequate parking and manoeuvrability can be achieved.

12. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) 
Order 2015 (as amended), or any other subsequent equivalent order, no development within the following 
classes of development shall be carried out to the new dwellings hereby approved, without the prior 
approval of the Local Planning Authority:

a) Schedule 2, Part 1, Class A - enlargement, improvement or other alterations 
b) Schedule 2, Part 1, Class B - addition or alteration to the roof 
c) Schedule 2, Part 1, Class C - any other alteration to the roof 
d) Schedule 2, Part 1, Class E - garden buildings, enclosures, pool, oil or gas storage container. 
e) Schedule 2, Part 2, Class B - means of access 

Reason: To enable the Local Planning Authority to safeguard the visual amenity and ensure that the 
proposal does not result in overdevelopment

13. The proposed exposed timbers such as close boarded fencing shall not be treated in any way and shall 
be left unstained and to weather naturally, 

Reason: To ensure that the external appearance of the proposed development will be in keeping with the 
character of the area and adjoining buildings in the interests of visual amenity.

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.

Alterations to Vehicular Access

2. The Local Highway Authority has no objection to the above subject to the Applicant obtaining a 
Section 184 licence. The construction of a new access will require the extension of a verge and/or 
footway crossing from the carriageway under the Highways Act 1980 – Section 184 and the 
Applicant is required to obtain the permission of Gloucestershire Highways on 08000 514 514 or 
highways@gloucestershire.gov.uk before commencing any works on the highway. 

Highway to be adopted

3. The development hereby approved includes the construction of new highway. To be considered for 
adoption and ongoing maintenance at the public expense it must be constructed to the Highway 

mailto:highways@gloucestershire.gov.uk


Authority’s standards and terms for the phasing of the development. You are advised that you 
must enter into a highway agreement under Section 38 of the Highways Act 1980. The 
development will be bound by Sections 219 to 225 (the Advance Payments Code) of the Highways 
Act 1980.

Contact the Highway Authority’s Legal Agreements Development Management team at 
highwaylegalagreements@gloucetershire.gov.uk. You will be required to pay fees to cover the 
Council cost’s in undertaking the following actions:
 Drafting the Agreement
 Set up costs
 Approving the highway details
 Inspecting the highway works

You should enter into discussions with statutory undertakers as soon as possible to co-ordinate 
the laying of services under any new highways to be adopted by the Highways Authority. 

The Highway Authority’s technical approval inspection fees must be paid before any drawings will 
be considered and approved. Once technical approval has been granted a Highway Agreement 
under Section 38 of the Highways Act 1980 must be completed and the bond secured. 

Impact on the highway network during construction

4. The development hereby approved and any associated highway works required, is likely to impact 
on the operation of the highway network during its construction (and any demolition required). You 
are advised to contact the Highway Authorities Network Management Team at 
Network&TrafficManagement@gloucetershire.gov.uk before undertaking any work to discuss any 
temporary traffic management measures required, such as footway, Public Right of Way, 
carriageway closures or temporary parking restrictions a minimum of eight weeks prior to any 
activity on site to enable Temporary Traffic Regulation Orders to be prepared and a programmed 
of Temporary Traffic Management measures to be agreed.  

5. The applicant is reminded that bats, which are protected by law, are likely to be present. Therefore 
there is a need to secure an appropriate licence from Natural England before commencing any 
activities on site to ensure that an offence is not committed.

6. All wild birds are protected under the Wildlife and Countryside Act 1981 (as amended) while they 
are breeding. Works to any trees, hedgerows and scrub which are to be removed or pruned should 
be carried out on site outside of the bird breeding season which runs from 1st March and 31st 
August inclusive. If this is not possible then a suitably qualified ecologist shall check the areas 
concerned immediately prior to the clearance works to ensure that no nesting or nest building birds 
are present. If any nesting birds are present, then the vegetation or buildings shall not be removed 
until the fledglings have left the nest.
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