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P4 STROUD DISTRICT COUNCIL
www.stroud.gov.uk

Tel(01453) 754 331
Fax (01453) 754 957

democratic.services@stroud.gov.uk
Council Offices Ebley Mill Ebley Wharf Stroud Gloucestershire GLS5 4UB

11 July 2018

DEVELOPMENT CONTROL COMMITTEE

A meeting of the Development Control Committee will be held on TUESDAY 24
JULY 2018 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 6.00 pm.

David Hagg
Chief Executive

Please Note:

i. This meeting will be filmed for live or subsequent broadcast via the Council’s
internet site (www.stroud.gov.uk). By entering the Council Chamber you are
consenting to being filmed. The whole of the meeting will be filmed except
where there are confidential or exempt items, which may need to be considered
in the absence of the press and public.

i. The procedure for public speaking which applies to Development Control
Committee is set out on the page immediately preceding the Planning Schedule.

AGENDA

1 APOLOGIES
To receive apologies for absence.

2 DECLARATIONS OF INTEREST
To receive Declarations of Interest in relation to planning matters.

3 MINUTES — 5 JUNE 2018
To approve and sign as a correct record the minutes of the Development
Control Committee meeting held on 5 June 2018.

4 PLANNING SCHEDULE AND PROCEDURE FOR PUBLIC SPEAKING
(Note: For access to information purposes, the background papers for the
applications listed in the above schedule are the application itself and
subsequent papers as listed in the relevant file.)
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41 LAND SOUTH OF THE CHIPPING SURGERY, SYMN LANE, WOTTON-
UNDER-EDGE - S.17/2307/FUL
Construction of 12 houses with access road and car park for 80 cars and 2
coaches.

4.2 PARCEL H21 LAND WEST OF STONEHOUSE, GROVE LANE, WESTEND -
S.18/1219/REM
Details of the layout, scale, external appearance and landscaping for
development of H21.

4.3 KINGSHILL INN, 2 KINGSHILL ROAD, DURSLEY - S.18/1080/NEWTPO
TPO 569 Kingshill Inn, 2 Kingshill Road.

Members of Development Control Committee

Councillor Tom Williams (Chair) Councillor Haydn Jones

Councillor John Marjoram (Vice-Chair) Councillor Steve Lydon

Councillor Martin Baxendale Councillor Karen McKeown
Councillor Dorcas Binns Councillor Jenny Miles

Councillor Miranda Clifton Councillor Dave Mossman
Councillor Nigel Cooper Councillor Mark Reeves
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P4 STROUD DISTRICT COUNCIL
www.stroud.gov.uk

Tel(01453) 754 331
Fax (01453) 754 957

democratic.services@stroud.gov.uk
Council Offices Ebley Mill Ebley Wharf Stroud Gloucestershire GLS 4UB

DEVELOPMENT CONTROL COMMITTEE
5 JUNE 2018

6.00 pm —9.40 pm
Council Chamber, Ebley Mill, Stroud

Minutes
Membership
Councillor Tom Williams (Chair) P Councillor Haydn Jones P
Councillor John Marjoram (Vice-Chair) P Councillor Steve Lydon P
Councillor Martin Baxendale P Councillor Karen McKeown A
Councillor Dorcas Binns P Councillor Jenny Miles P
Councillor Miranda Clifton P Councillor David Mossman P
Councillor Nigel Cooper P Councillor Mark Reeves A
P =Present A = Absent
Officers in Attendance
Planning Manager Solicitor and Deputy Monitoring Officer

Team Manager Democratic Services Officer
Development Manager
Senior Planning Officers (2)

Other Members in Attendance
Councillors Davies, John Jones and Ross.

DC.001 APOLOGIES
Apologies were received from Councillors McKeown and Reeves.

DC.002 DECLARATIONS OF INTEREST

Councillor Lydon had requested that Item 4.4 was presented to Committee. He is a
District Councillor as well as a member of Leonard Stanley Parish Council and declared
that he would speak as a Ward Member and on behalf of the Parish Council, but would
not take part in or vote on ltem 4 .4.

DC.003 MINUTES = 24 APRIL 2018

RESOLVED That the Minutes of the meeting held on 24 April 2018 are accepted
as a correct record.

DEVELOPMENT CONTROL PLANNING SCHEDULE

Representations were received and taken into account by the Committee in respect of
applications:

1 | S.18/0509/FUL S.18/0508/FUL
4 | S.18/0023/FUL 5 | S.18/0275/REM
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Late pages relating to items 3, 5 and 6 had been circulated to committee prior to the
meeting and were also available at the meeting.

DC.004 BARTON END STABLES, UPPER BARTON END LANE, HORSLEY,
STROUD S.18/0509/FUL

The Senior Planning Officer presented this item, explaining that there were two
applications on the schedule relating to Barton End Stables and these would be
discussed separately. This application was retrospective for a stable block of 7 stables to
accommodate horses already on the site, there would be no additional horses using
these stables.

The Chair of Horsley Parish Council, Councillor Kate Kay, spoke about the concern of
how the site had been developed without planning permission citing Policies ES9, CP15
and paragraph 6.51 of Stroud District Local Plan. She also commented that residents
concerns had not been heard.

Mr. Giles Davey a resident of Barton End spoke in opposition to this application,
highlighting concerns that the site is being used for events 7 days a week, the number of
vehicle movements to and from the site, the lack of enforcement being taken on the site
and the certificate of lawful use which had been granted.

The Chair asked Members to be clear on their questions to officers which should clarify
and expand the information already in the schedule asking the professional opinion not
cross examining the officers.

The planning officers answered Members’ questions relating to:

e Licenses for the number of horses on site; the license is for 47 horses covering
welfare and training of horses.

e The certificate of lawful use was issued for the riding school and equestrian purposes
on site.

e Concern was expressed regarding the amount of development on the site, and how
could it be controlled.

Councillor Cooper proposed a motion to approve the officer's recommendation as set out
in the report. This was seconded by Councillor Baxendale.

Members debated the application commenting the amount of development on the site
was unsatisfactory, although they considered they had no other option other than to
follow officer’s advice.

On being put to the vote there were 9 votes in favour of permission and 1 vote against.

RESOLVED To GRANT planning permission for application S.18/0509/FUL.

DC.005 BARTON END STABLES, UPPER BARTON END LANE, HORSLEY,
STROUD S.18/0508/FUL

The Senior Planning Officer presented this item. This application was retrospective for
the retention of a staff room/customer café which was considered essential for the
continuation of the business. Members needed to consider noise, disturbance, smells
and fumes and if the boundary hedge on the site would be sufficient protection against
noise.

Development Control Committee
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Mr. Giles Davey spoke in opposition to this application, stating that the building had a
direct impact on residents being placed up against the boundary. There does not seem
to be any control over development.

Officers answered Members’ questions relating to:

e The possibility of controlling future development.

e The café is used as a staff/rest room facility and the operating hours should be in line
with the opening hours of the equestrian business. It should only be used for
employees and the direct use of the equestrian centre.

e Enforcement processes and stop notices.

A motion was put forward by Councillor Binns and seconded by Councillor Mossman to
go against officer's recommendation and refuse the application. She reiterated the
concerns about the amount of development on site and quoted local plan policy CP15
and considered the café was additional unnecessary development.

Members debated the application stating that this was not a destination café and the
increase of traffic would not be significant. Staff welfare was important.

On being put to the vote there were 5 votes in favour of the motion and 6 votes against.
(The Chair used his casting vote.)

Councillor Marjoram proposed a motion to accept the officer's recommendation with
additional wording in condition 3 to limit the use of the café to patrons of the equestrian
centre with opening hours (9am-5pm) on the days the stables are being used. This was
seconded by Councillor Clifton.

On being put to the vote there were 8 votes in favour of the motion and 2 votes against.

RESOLVED To GRANT planning permission for application S.18/0508/FUL as set
out above.

DC.006 OLD VICARAGE NURSING HOME, VICARAGE LANE, FRAMPTON ON
SEVERN, GLOUCESTER S.17/2042/FUL

The Senior Planning Officer introduced this item explaining that the application was to
extend the existing nursing home with 19 en-suite bedrooms, highlighting a plan showing
the width of the driveway.

Ward Member, Councillor Davies spoke about his concern regarding the exits from the
home onto an existing junction, two emergency vehicles passing each other on the drive
and asked Members to consider the width of the drive from 5.4 metres, as required by
County Highways, to be 6 metres wide.

Ward Member, Councillor John Jones spoke about his concerns about the driveway and
the immediate road network. He asked if there could be signs on the driveway from the
home to highlight the potentially difficult junction.

Development Control Committee
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Joy Greenwood spoke on behalf of the Parish and asked the developer to work with
officers on the access and egress from the home. The Parish was not opposed to the
application but was concerned about the amount of space at the top of the drive for
vehicles to park, the line of sight down Vicarage Lane, and safe access and egress from
the site.

Lisa Tremlin, the Manager of the care home spoke in support of the application
explaining that she had seen an increase in the number of people who required support
for dementia. This extension would mean that they could reduce the number of shared
rooms, and rooms which are too small, there would be a secured court yard and this
would mean that the home could offer future facilities for advice and support of families.

Officers answered Members’ questions relating to:

e Car parking, access and egress for emergency vehicles from the home, safer turning
area and increase the width of the drive to 6 metres.

Councillor Cooper proposed a motion to accept the officer's recommendation with the
change of the width of the drive to 6 metres instead of 5.4 metres. This was seconded by
Councillor Mossman.

Members debated the application.

On being put to the vote there were 10 votes in favour of the motion.

RESOLVED To GRANT planning permission for application S.17/2042/FUL as set
out above.

DC.007 WORKSHOP, DOWNTON FARM, STANLEY DOWNTON,
STONEHOUSE S.18/0023/FUL

The Team Manager (Development Management) introduced this application and
explained that it related to the B2 industrial unit on the site being demolished and
replaced by a single dwelling.

Councillor Lydon spoke on behalf of the Parish, registering his opposition against the
refusal of this application, explaining that he would not normally support applications
outside the Parish boundary but considered that the dwelling would cause less traffic and
is within walking distance from Stonehouse Town Centre. He also spoke as Ward
Member on behalf of himself and Councillor Studdert-Kennedy and explained that they
both wished to register their opposition against refusal of this application.

Mr James Barfield spoke on behalf of the landowner explaining that the law recognises
such applications if there are major benefits in approving an application which is contrary
to policy. The B2 building has recently been used as a car repair garage and it was
considered there would be a reduction in noise and vehicle movements. Planning
permission had been granted in the past to convert listed barns on the site.

Officers answered Members’ questions explaining that the development would be
contrary to the Stroud District Local Plan policies CP15 and Paragraph 55 of the NPPF.
It is also outside the settlement boundary and not within the curtilage of the listed
buildings on the site.

Development Control Committee
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Councillor Mossman proposed a motion to accept the officer's recommendation as set
out in the report. This was seconded by Councillor Cooper.

Members debated the application commenting that it is against Stroud District Local Plan,
outside the development boundary.

On being put to the vote there were 9 votes in favour of the motion. Councillor Lydon did
not take part in the discussion or debate and did not vote.

RESOLVED To REFUSE planning permission for application S.18/0023/FUL.

DC.008 PARCEL H1-H4 LAND WEST OF STONEHOUSE, GROVE LANE,
WESTEND, STONEHOUSE _S.18/0275/REM

The Team Manager introduced this item and updated Members on late pages. He
particularly highlighted comments about the northern boundary and buffer area. He also
explained that a Barrister's opinion had been sought by the developers which Members
had received and was publicly available on the Council’s website.

Ward Member, Councillor Davies spoke about the challenging nature of this application
which he considered had been improved in terms of the buffer, bridleways, affordable
housing and the hedge on the edge of the site, although the footpath, FPEEA35 would
be re-routed. He asked that Members defer the application for further work.

Ward Member, Councillor John Jones spoke about the buffer and whether it could
incorporate the existing hedge and asked Members to defer the application to enable
houses close to the buffer to be repositioned.

The Planning Manager for David Wilson homes spoke in support of the application. The
site adjoins land that their ‘sister’ business, Barratt Homes, is proposing to build on.
Their proposal is for 138 homes with 41 affordable houses and is an important
contribution to the 5 year land supply. She explained that a team of urban designers had
worked on the landscape buffer which would encourage native species of wildlife and is
also meeting requirements of Stroud District Council’s Local Plan policy SA2. High
quality play equipment would be provided and she asked Members to support officers’
recommendation for much needed homes.

Officers answered Members’ questions relating to:

e Ecology, the buffer and whether English bluebells can be incorporated in the buffer,
loss of hedge and the footpath.

e Concerns over the size of the buffer in relation to the houses behind the Chapel on
adjoining land.

Councillor Mossman proposed a motion to accept the officer's recommendation with
delegation to officers to negotiate the repositioning of houses behind the Chapel on
adjoining land. If houses cannot be repositioned the application should be referred back
to Committee. This was seconded by Councillor Marjoram.

Members debated, reiterating that this was a challenging application and the site needs
to be able to accommodate cars, parking, manoeuvring of vehicles, wildlife, gardens and
houses. They recognised there had been a lot of negotiation on the proposal.

On being put to the vote there were 2 votes in favour of the motion and 8 votes against.

Development Control Committee
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Councillor Cooper proposed a motion to accept the officer's recommendation. This was
seconded by Councillor Lydon.

On being put to the vote there were 8 votes in favour of the motion and 2 votes against.

RESOLVED To APPROVE planning permission for application S.18/0275/REM,
with conditions to be imposed by the planning officers.

DC.009 PARCEL H3-H5 & H8-H10, LAND WEST OF STONEHOUSE, GROVE
LANE, WESTEND S.18/0259/REM

The Planning Manager drew Members’ attention to late pages, highlighting concerns
from consultees regarding the buffer, loss of trees and footpath.

Mr Dolling, Senior Design and Planning Manager for Barratt Homes reinforced the
shared urban design vision between David Wilson and Barratt Homes and these homes
contributed to the 5 year land supply, work had been carried out on the connectivity of
walking, cycling and footpaths and had been designed in consultation with the Police
Architectural Liaison Officer.

Officers answered questions relating to:

e The self build plots. People on the self build register will be made aware of the
opportunity and applicants will have to submit reserved matters applications
individually.

e Affordable housing, will be 50% rent and 50% shared equity.

Councillor Cooper proposed a motion to accept the officer's recommendation. This was
seconded by Councillor Binns.

Members debated the application and considered that the self build was a good
opportunity.

On being put to the vote there were 10 votes in favour of the motion.

RESOLVED To APPROVE planning permission for application S.18/0259/REM,
with conditions to be imposed by the planning officers.

The meeting closed at 9.40 pm.

Chair

Development Control Committee
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Stroud District Councill

Planning Schedule
24™ July 2018

In cases where a Site Inspection has taken place, this is because Members felt they would be
better informed to make a decision on the application at the next Committee. Accordingly the
view expressed by the Site Panel is a factor to be taken into consideration on the application
and a final decision is only made after Members have fully debated the issues arising.
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DEVELOPMENT CONTROL COMMITTEE

Procedure for Public Speaking

The Council have agreed to introduce public speaking at meetings of the Development Control
Committee.

Public speaking is only permitted on those items contained within the schedule of applications. It is not
permitted on any other items on the Agenda. The purpose of public speaking is to emphasise comments
and evidence already submitted through the planning system. Speakers should refrain from bringing
photographs or other documents as it is not an opportunity to introduce new evidence.

The Chair will ask for those wishing to speak to identify themselves by name at the beginning of
proceedings. There are four available slots for each schedule item:-

Ward Councillor(s)

Town or Parish representative
Spokesperson against the scheme and
Spokesperson for the scheme.

Each slot (with the exception of Ward Councillors who are covered by the Council’s Constitution) will not
exceed 3 minutes in duration. If there is more than one person who wishes to speak in the same slot, they
will need either to appoint a spokesperson to speak for all, or share the slot equally. Speakers should
restrict their statement to issues already in the public arena. Please note that statements will be recorded
and broadcast over the internet as part of the Councils webcasting of its meetings; they may also be used
for subsequent proceedings such as an appeal. Names may be recorded in the Committee Minutes.

The order for each item on the schedule is

1. Introduction of item by the Chair
2. Brief update by the planning officer.
3. Public Speaking

a. Ward Member(s)

b. Parish Council

c. Those who oppose

d. Those who support
Member questions of officers
Motion
Debate
Vote

No oA

A copy of the Scheme for Public Speaking at Development Control Committee meetings is available at
the meeting.
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| Parish | Application | ltem |

Wotton Under Edge Town Land South Of The Chipping Surgery, Symn Lane, Wotton-Under-Edge. 01
Council S.17/2307/FUL - Construction of 12 houses with access road and car park for 80
cars and 2 coaches.

Stonehouse Town Parcel H21 Land West Of Stonehouse, Grove Lane, Westend. 02
Council S.18/1219/REM - Details of the layout, scale, external appearance and landscaping
for development of H21.

Dursley Town Council Kingshill Inn, 2 Kingshill Road, Dursley. 03
S.18/1080/NEWTPO - TPO 569 Kingshill Inn, 2 Kingshill Road
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Development Control Committee Schedule
24/07/2018

Item No:

01

Application No.
Site No.

S.17/2307/FUL

Site Address Land South Of The Chipping Surgery, Symn Lane, Wotton-Under-Edge,
Gloucestershire
Town/Parish Wotton Under Edge Town Council

Grid Reference

375482,192982

Application Full Planning Application
Type
Proposal Construction of 12 houses with access road and car park for 80 cars and
2 coaches.
Recommendation Resolve to Grant Permission
Call in Request Chair of DCC
= Sy | o IR R

TG

| |
AllctmerBardens

ind Turzine
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Applicant’s Colburn Homes Ltd

Details 4 Lewiston Mill, Toadsmoor Road, Brimscombe, Gloucestershire,
GL5 2TE

Agent’s Details Andrew P Jones Associates
Hollybank , Stockwell Lane, Cleeve Hill, Cheltenham, GL52 3PU

Case Officer John Chaplin
Application 10.10.2017
Validated
CONSULTEES
Comments Kingswood Parish Council
Received Archaeology Dept (E)
Flood Resilience Land Drainage
Biodiversity Officer

Mr David Lesser

Wotton Under Edge Town Council
Development Coordination (E)
Environmental Health (E)

Policy Implementation Officer (E)
Planning Strategy Manager (E)

Constraints Affecting the Setting of a Cons Area
Area of Outstanding Natural Beauty
Within 50m of Listed Building
Neighbourhood Plan

Wotton under Edge Town Council
Settlement Boundaries (LP)

Single Tree Preservation Order Points

OFFICER’S REPORT

MAIN ISSUES

Principle of development
Landscape impact
Highways

Design and appearance
Residential amenity
Public open space
Affordable housing
Ecology

Flood risk

Archaeology and Heritage Assets
Planning Balance

OO0 O0OO0OO0OO0O0O0OO0OO0Oo

Page 13 of 58




r'/‘ Development Control Committee Schedule
24/07/2018

o] Obligations

DESCRIPTION OF SITE
The application site is a field located on the edge of Wotton, adjacent to the allotments,
doctors surgery, the fire station and the Blue Coats School.

The field slopes down from the fire station with the row of mature trees along the boundary
with the school. To the rear of the fire station training tower is a mature horse chestnut tree.
This is protected by a Tree Preservation Order.

The site is located outside the defined settlement of the town but is within the Cotswold Area
of Outstanding Natural Beauty.

PROPOSAL
This proposal is for the construction a car park for 80 cars and 2 coaches. To fund the car
park the proposal includes enabling development of 12 houses, 3 of which are affordable.

REVISED DETAILS

Revised plans received on 31 May 2018 identifying the proposed affordable housing.
06 Feb 2018 and 9 Nov 2017 Additional Highway information.

26 Jan 2018 Width of access increased.

11 Jan 2018 additional space around the tree protection area.

MATERIALS
Roof: Slate
Walls: Stone/render

REPRESENTATIONS

Statutory Consultees

Wotton Town Council: Objection

Wotton-under-Edge Town Council voted 5 in favour, 4 against to object to this planning

application for the same reasons as the previous application in January 2017, with the

addition of the first reason regarding pollution:

0 Increased pollution effects on local children walking to KLB School and adjacent primary
school from extra vehicular movements of 100 plus cars daily.

o] Site is not identified for development in the Stroud District 2015 Local Plan. This plan
has already demonstrated a 5 year land supply in the district.

o  Site is outside the boundary of permitted development in Wotton

o The National Planning Policy Framework (NPPF) only permits development in such
greenfield sites if there would be no adverse effect on the landscape - this is not the
case here as this is a highly visible site on the approach into the town.

o] Site is in the Cotswold AONB (Area of Outstanding Natural Beauty) thus of national
significance

0 Access would be off Symn Lane, which is already congested with traffic from the main
Chipping car park, Co-op car park, doctor's surgery, school, Fire Station, plus
residential. The junction with New Road and Symn Lane is very congested at peak
periods; visibility for pedestrians crossing New Road near the junction is very poor and
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additional traffic at this junction is a major safety concern for drivers and pedestrians.
Children walk to KLB School and Blue Coat School along Symn Lane/New Road and
their safety will be at increased risk. The congestion is also likely to cause delayed
response times at the Fire Station - the retained firefighters will not be readily
identifiable as such when they are driving to the station in their private vehicles.
Therefore they will not be given priority access by other motorists using the new access
road, which will serve not only the Fire Station, but also the new car park, doctor's
surgery and housing development.

o] Regarding the proposed houses, the roof terraces with views to the south seem to be at
odds with landscaping intended to obscure the houses from view.

o] Previous applications on this site have been refused by Stroud District Council Planning
Authority.

o] If permission were granted for such a development on a green field in an AONB, this
would set a precedent for the ravaging of the Cotswold landscape and render as
useless Government planning policies designed to protect rural England.

0  The Developer's transport assessment has numerous flaws and the survey was carried
out on a Wednesday afternoon, when the town is quiet due to half-day shop closing. It
is therefore not representative.

The Town Council's response in terms of its relevance to Planning Legislation in the context
of the 2015 Stroud District Local Plan is as follows:

CP1 - This development is not in accordance with the Local Plan as it is judged that the
adverse impacts will not outweigh the benefits. The additional car parking proposed is not
worth the loss of this prominent, greenfield site on the approach to the town in the AONB.
CP3 - 2nd tier settlements have "...the potential to provide for modest levels ....of homes...".
Recent developments in Wotton (Potters Pond 46 homes, Water Lane, 24 homes and Stokes
Bakery, 20 units, plus around 20 fill-ins) have already provided a modest level of
development. Further developments are also planned for Dryleaze and Fountain Crescent. In
addition, the significant developments in Kingswood and Charfield mean that the local area
has had more than its fair share of modest development. Given that modest recent
development has already taken place, this proposal is non-compliant with CP3.

CP4 - The proposal does not improve transport choice; the car park is not close enough to
the services to be a viable option; it does not create safe streets and homes. A car park in
this location is likely to attract anti-social behaviour and the additional traffic will pose a
danger to pedestrians, motorists and impact Fire Station response times.

CP7 - The housing does not contribute to meeting the long term needs of the community. As
evidenced in the recent Community Plan, residents are strongly against the provision of more
private housing developments.

CP8 and CP9 - This development does not satisfy local housing needs - it does not include
any affordable housing as outlined in the Community Plan.

HC1 - This proposed development is outside defined settlement limits. It would be an
intrusion into the countryside and it would cause loss of an open space which is of
importance to the character of the settlement. The proposed agricultural access could
potentially lead to further development applications intruding further into the countryside. It
would damage one of the gateways into the town. It will adversely affect the Horse Chestnut
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tree which is TPO protected. It would create a precedent for further development outside of
the defined settlement limits and in the AONB.

Kingswood Parish Council: Objection

Kingswood Parish Council (KPC) has reviewed the new application and is disappointed that
the developer has not taken the opportunity to address the concerns raised by KPC on
Highways and visual impact. KPC retain their original objection to this application as follows.

KPC note that the proposed development is outside of the Wotton under Edge Settlement
Boundary and on green space between Kingswood and Wotton. This would be contrary to
Local Plan HC1 and to the Kingswood NDP Policy LAl. If permission was allowed at this
location it could set a dangerous precedent. Furthermore there is no Visual Impact
Assessment from the parish of Kingswood. The proposal would be contrary to Local Plan
Policy ES7 and ES13 and Kingswood NDP Policy LA1. NPPF paras 14, 75, 109 and 115
reinforce the need to give great weight to protect valued landscapes in particular the AONB
landscape, its scenic beauty and its setting. The proposal is on the escarpment and would be
very visible from Kingswood.

KPC considered the need for parking in Wotton and considered that without improvements to
the Wotton Road Symn Lane junction that the proposed car park is in the wrong place. There
is frequent gridlock on Wotton Road and Bear Street with cars backs up to beyond the Symm
Lane junction. No improvements to this junction have been proposed and the siting of a car
park which would need to access at this point would significantly worsen the situation. In the
opinion of KPC the siting of the car park would make Wotton Town Centre less sustainable
not more. Residents from Kingswood may be deterred from coming to the town due to the
access problems created. Symn Lane and Wotton Road are heavily used by pedestrians of
vulnerable groups such as school children and the elderly. Without improvements to this
junction the proposal would make it unsafe for pedestrians to access the primary school,
doctors surgery and the secondary school.

Kingswood Parish Council object to the development as it is outside of the Settlement
Boundary and would result in significant highways issues. Furthermore it is in an Area of
Outstanding Natural Beauty (AONB) and that building in the green space between Wotton
and Kingswood, there has been no visual impact assessment from Kingswood. The
application is contrary to the adopted Local Plan and the Kingswood Neighbourhood
Development Plan.

GCC Archaeology: No further archaeological investigation or recording required

GCC as Local Lead Flood Authority: Objection - lack of information.

GCC Highways: No Highway Objection

SDC Environmental Health: Recommends conditions and also raises noise and vehicle light
issues.

SDC Senior Biodiversity Officer: recommends conditions
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SDC Policy Implementation Manager: In-principle acceptable subject to provision of 3 onsite
affordable units.

Geoffrey Clifton-Brown - Member of Parliament for The Cotswolds - Support.

CPRE: Objects - outside settlement boundary, within AONB which should be given great
weight to protect valued landscape. Not right place. Highway safety issues. Contrary to Local
Plan.

Public :

A large number of public comments have been received both in support and objecting to the
proposed scheme including on the previous withdrawn application. Petitions have also been
received.

The Support comments can be summarised:

Support local businesses and local enterprise and keep Wotton thriving
Town is slowly dying and will become dormitory.

Support Wotton as tourist destination - coach parking.

Benefits outweigh other factors. Will not look unsightly.

Alleviate existing traffic and parking issues.

The field is of low agricultural value

Best hope for achieving the goal, only logical site.

The Objection comments can be summarised:
Outside settlement limit. Contrary to Policy.
Encroachment onto AONB, destroy beautiful area.
Spoil views and reason people come to Wotton.
Prominent position and ruin the approach to the town.
Impact on protected tree.

Questions the need for car park and houses.
Question sequential test of alterative sites.

Highway Safety concern regarding conflict between other highway users - pedestrians, fire
station, school and Doctors.

Negative impact on narrow access.

Already high volume of traffic.

Signage for existing car parks needed. To far from town centre.

No affordable houses, will not increase the local economy.

On going burden of maintenance and management. To high a price.
Out of character properties. Houses not needed.

Attract anti-social behaviour

Air pollution to nearby School.

Affect privacy.

Cause surface water runoff.
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Land covered by a covenant.
Set a precedent - will eventually join Wotton-under-Edge and Kingswood.

NATIONAL AND LOCAL PLANNING POLICIES

National Planning Policy Framework.

Available to view at:
https://www.gov.uk/government/publications/national-planning-policy-framework--2

Stroud District Local Plan adopted 2015.

Policies together with the preamble text and associated supplementary planning documents
are available to view on the Councils website:

www.stroud.gov.uk/localplan

Local Plan policies considered for this application include:

CP1 - Presumption in favour of sustainable development.

CP2 - Strategic growth and development locations.

CP3 - Settlement Hierarchy.

CP4 - Place Making.

CP5 - Environmental development principles for strategic growth.
CP6 - Infrastructure and developer contributions.

CP7 - Lifetime communities.

CP8 - New housing development.

CP9 - Affordable housing.

CP12 - Town centres and retailing.

CP13 - Demand management and sustainable travel measures.
CP14 - High quality sustainable development.

CP15 - A quality living and working countryside.

El12 - Promoting transport choice and accessibility.

ES1 - Sustainable construction and design.

ES3 - Maintaining quality of life within our environmental limits.
ES4 - Water resources, quality and flood risk.

ES5 - Air quality.

ES6 - Providing for biodiversity and geodiversity.

ES7 - Landscape character.

ES8 - Trees, hedgerows and woodlands.

The proposal should also be considered against the guidance laid out in SPG Residential
Design Guide (2000), SPG Residential Development Outdoor Play Space Provision, SPG
Stroud District Landscape Assessment, SPD Planning Obligations (2017) Heritage Strategy
SPA (2018) and IHCA SPD.

Cotswolds AONB Management Plan 2013-2018.
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The application has a number of considerations which both cover the principle of
development and the details of the proposed scheme which will be considered in turn below:

PRINCIPLE OF DEVELOPMENT

The Local Plan has been adopted and the Council can demonstrate more than a 5 years
housing land supply. Full weight should therefore be given to the adopted Local Plan, in
accordance with paragraphs 12 and 15 of the NPPF. There is a presumption in favour of
sustainable development as applied locally through the policies contained within the Local
Plan. Consequently, decision makers should approve proposals that accord with the Local
Plan without delay, but should refuse proposed development that conflicts with the Local
Plan, unless material considerations indicate otherwise.

Wotton town centre is characterised by a mix of small shops including independent traders
this is supported by a strong community including a cultural and leisure offering with functions
and events, Under the Edge Arts, cinema as well as hotels, pubs, restaurants and cafes.
With the rural nature of the catchment and a realistic assessment of the public transport
options, car use is going to form an important part of how the community access the town
centre for shops and other facilities. Therefore, to support the vitality and maintain the
character of the town centre the parking issue has to be addressed.

The potential tourism benefit with both walkers starting from the town and the car park
providing provision for buses also allows group visitors, has to be noted.

The Local Plan is positive about appropriate development that supports Wotton-Under-
Edge's role as a Local Service Centre. The Plan also acknowledges that there is a shortage
of public car parking and the supporting information sets out the long history of the search for
additional public parking.

Parking has been an issue in Wotton for many years. The Town Council sort to address this
back in 1989 to support town centre activities with a previous application for a car park.
However, this application was refused.

The Town Council has also been more recently active with the issue prominent within the
Wotton Community Plan 2005 and updated Community Plan 2016. The focus from these
Community Plans was to bring forward and progress initiatives for additional car parking with
the recognitions that inadequate parking provision was a constraint on achieving many of the
Community Plan's other desired outcomes and improvements. The Town Council action plan
for 2017-18 also outlined a need to look at car parking in Wotton which remains a priority.

The Town Council's working group has also been investigating the options with the Town
Council and Chamber of Trade & Commerce starting discussions with the developer on this
Symn Lane scheme. During pre-app discussions the Town Council were also supportive of
the principle as outlined in the Wotton Annual Parish Assembly 22 March 2016.

SDC considered the introduction of charging and carried out a Car Park Review in 2011
which concluded that car park user experience difficulties in finding car parking spaces.
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Wotton Town Council carried out another car park survey 2016 this also demonstrated a
desire for more parking, particularly long-stay with the Civic centre over-subscribed and the
Chippings at capacity for long periods. It concluded that there was a need for around 80
spaces to meet the current shortfall and future demand.

The most recent survey was carried out by Arup as part of the SDC current parking review
(May 2018). This showed that there was little spare capacity on the average weekday and
almost none on a Saturday. The Chipping long stay car park is at full occupancy throughout
the day and the short stay car park has limited free spaces, particularly during the hours of
9.30am- 12pm and 2-4pm. Potters Pond, with 24 spaces, exhibits greater demand on a
Saturday than the average weekday.

With 85% occupancy being generally considered to be the figure whereby operational
capacity is reached and people find some difficulty in finding a vacant space, all these policy
and survey documents demonstrate that there is a specific ongoing need for a new car park.
With the SDC review ongoing this proposed car park provision would not be viewed in
isolation but would add to the other management options like potential charging/altering
length of stay etc. that the review could address.

Whilst the SDC review highlights that there is limited industry wide data/research regarding
the relationship between car parking provision and town centre prosperity, however, it does
advocate an encouragement of a so called 'churn’ of visitor/shoppers rather than single use.
This related to the charging option being considered at both Civic Centre and The Chipping
with this proposal potentially providing some longer stay facility allowing short stay closer to
town.

In accordance with town centre and retail policies, a public car park intended to serve the
town centre should, in the first instance, be located within designated town centre
boundaries, then if no suitable sites are available to edge of town centre locations and then to
out of town centre locations. The site is located within an edge of town centre location and a
sequential assessment provided with the application has demonstrated that no alternative
suitable sites exist within the town centre boundaries. This as well as the WTC working group
have considered various other options which have again been highlighted by the public
comments submitted on this application. These have included Renishaws, Tabernacle Rd,
around the Chipping, Parklands and others with none being suitable, available or achievable.

The site is located outside settlement development limits on greenfield land and would
involve an extension of development into countryside. With the need outlined above, the
public car park is deemed to be an essential community facility and therefore an application
solely for a public car park would be an acceptable use in an edge of town location in
principle policy terms (CP15) subject to satisfying detailed landscape and design policies
which will be address elsewhere in the report.

However, the proposal involves housing, which would extend built form into the countryside.
General housing outside settlement development limits is not supported by the Local Plan
development strategy except where, for example, it constitutes a replacement dwelling or
enabling development to maintain a heritage asset. The explicit purpose of the housing
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development is as enabling development for the proposed public car park. The use of
enabling development as a concept is only recognised in policy terms within the context of
restoring a heritage asset, which is not proposed here.

The applicant has submitted an open book viability assessment which detailed the costings
and viability of the proposed scheme. The contents of these assessments have to be treated
as confidential because of the commercially sensitive nature of the information supplied.
However, the assessment has been checked and verified by Officers and the District Valuer.

The District Valuer's Office is the specialist property arm of the Valuation Office Agency
(VOA), which is itself a part of HM Revenue and Customs. The District Valuer provides
independent valuation and professional property advice to bodies across the entire public
sector, and where public money or public functions are involved.

The report justifies that the proposed houses are essential and are the minimum necessary
to provide the public car park. This assessment has included the provision of the affordable
housing as part of the viability of the scheme.

As addressed above, the need to deliver the car park is as a community facility and the long
term discussion of this issue has demonstrated it could not be developed and financed in any
other way. Whilst this enabling development is a departure from the Local Plan it constitutes
a material consideration to balance against policies in the Local Plan.

LANDSCAPE IMPACT

The site is located within the Cotswolds AONB. Paragraph 115 of the NPPF indicates that
great weight should be given to conserving the landscape and scenic beauty of the AONB
which have the highest status of protection in relation to landscape and scenic beauty.
Paragraph 116 indicates that permission should be refused for major development in the
AONB unless in exceptional circumstances and where it can be demonstrated they are in the
public interest.

Similarly Local Plan Policy ES7 places a priority on conserving and enhancing the natural
and scenic beauty of the landscape, when there is a lack of alternative sites but goes a step
further and only permits major development if they are in the national interest.

Paragraph 116 goes on to outline that consideration of major developments should include
the need for the development and the impact on the local economy, consideration of
developing elsewhere and whether any detrimental impacts can be moderated. These are
matter for consideration if the scheme is major but are not a definition of what does constitute
a major development.

The site is clearly over the threshold for advertising and in government returns as a major,
but in this context it is noted that the NPPF does not provide a definition. The NPPG does
state that it is for the decision maker, taking into account the proposal in question and the
local context to decide. Recent appeals have been consistent with this approach notably
locally at Holywell Farm (Oxford Law vs Stroud APP/C1625/W/17/3175953). This appeal
concluded the local context was important when consider if a scheme is 'major' with a factual
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nature of the size and scale of development compared to that in its vicinity being considered
and not the effect of the development on the AONB. The site-specific context of the 25
proposed dwellings at Holywell Farm was not considered to be a major development.

This scheme involves the provision of a car park which is not overly large and only 12
dwellings as enabling development. When seen in the context of Wotton (approx. 2344
dwellings) as a whole, also taking into consideration the adjacent housing and built
development areas, the proposal is not considered as being major.

Whilst the proposal is not considered to be major, it clearly does not have a national level of
importance and has been advertised as a departure from the Local Plan even though the
exception circumstance of the need for a town car park and the benefit to the local economy
are compliant with national guidance. This is a material consideration when reaching the
planning balance.

The sequential test of other sites within the town centre and around the town has addressed
the need to consider other alternative options and mitigation has been included within the
proposal. With the need for car parking relates to the town centre it is not possible to test the
proposal against sites beyond the sequential assessment already carried out on sites outside
of the AONB as these would not met this location requirement.

The local character of the site is defined by its current land use as a sloping agricultural
pasture. Field sizes in the area are small to medium in size, in irregular shapes being
bounded by hedgerows and trees. The site is also located adjacent to the settlement with the
built form of the fire station, including its training tower, the doctor's survey and 4 adjacent
dwellings prominent in the background of the proposal.

When viewed from above from Wotton Hill and part of the Cotswold Way, the site is seen in
the wider panoramic view with the context of built form including the Dryleaze estate in the
foreground and the school beyond. The open nature and views to the wider landscape are
maintained.

From Kingswood side and this entrance to the town, the proposed site is also visible.
However, any development is seen in the medium distance in the existing context with the
fire station and tower not providing any overly attractive feature on the skyline. From nearer
along New Road there will only be glimpsed views though gaps in the hedging. It is also
noted that other residential properties along this escarpment are also already visible including
dwellings on Merlin Haven.

Despite the open nature of views of the landscape beyond, the scheme is viewed in
conjunction with the existing built form on this south boundary of the town. The proposal
includes an ecological and planting buffer to the south and west sides. This helps create a
transition between residential edge and countryside beyond. The scheme also retains the
existing hedgerow, field patterns and the existing mature horse chestnut and row of trees on
the school boundary.
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It is appreciated that vehicle parking on the land could become prominent in views,
particularly due to the bright colour of some vehicles. However, vehicles would come and go
and not be a permanent feature within the landscape. The proposed dwellings and the
landscaping would also screen and break up the feared mass of parked vehicles.

In landscape terms, the proposed dwellings would be consistent with the size and mass of
properties that would be expected within the town. The design and appearance are
addressed elsewhere in the report.

Comments highlighting the outcomes of the recent Landscape Sensitivity Assessment, part
of the Local Plan review, which identified that the site lies within a wider parcel of land that is
highly sensitive to housing and employment development have been received and have been
considered. However, the full land parcel considered (Wo002) runs the full length from Bradley
Green all the way along to Bearlands with the site being only a small section which is not as
prominent/sensitive as the wider area as a whole. Whilst it is acknowledged that the proposal
will be visible it is considered that the proposed scheme will not compromise the key
characteristics of the wider AONB or this part of it.

Whilst the proposal will be visible it will provide a significant community benefit in helping to
support the town centre which outweighs the limited mitigated local harm to the wider
landscape character and AONB.

HIGHWAYS

The proposed development is located to the south of the fire station on a greenfield with the
proposed access off Symn Lane. Symn Lane is a local distributor road connecting residential
areas to New Road and Haw Street which is a main road through the town.

The proposed access to the proposed car park is provided by way of a simple priority T-
junction with the access forming the minor arm. Whilst consideration of a small roundabout
has been given, in terms of traffic flow the County Highways Officer is satisfied that this
access arrangement would be appropriate.

The creation of the access will require the removal of the existing road to the east of the
surgery and will be constructed between the existing road and the fire station. A new access
to the surgery car park will be created as well as an extension to the existing bound area
serving the fire station.

GCC Highways have confirmed that a junction radii's of 20m would be sufficient for the likely
largest vehicles to enter the estate road, in this case a 3 axle refuse vehicle and coach. The
2.0m footways have also been provided to tie into the existing provision. Following
discussions the carriageway width has been widened to 6.9m to allow adequately space for
two private motor cars to pass. The refuse vehicle and bus can pass one another except for
at the junction with Symn Lane, however, there is sufficient inter-visibility for the approaching
vehicles to see one another and to stop comfortably in order to give way, any delay
associated with this would be minimal.

Page 23 of 58




r'/‘ Development Control Committee Schedule
24/07/2018

The submitted drawings demonstrate the geometric parameters of the new priority junction
with Symn Lane with acceptable visibility splay of 2.4m x 32m to the give way markings of the
junction with Haw Street/New Road. The visibility splay to the south has been shown as 2.4m
x 43m. Existing 20mph highways should provide visibility splays of 2.4m x 45m to the
nearside carriageway edge. Although not demonstrated by the drawings the County
Highways Officer has reviewed the details and confirms that 45m standard is achievable.

The applicant's highway consultant has outlined the trip generation of the residential element
of the proposed scheme. This is derived from TRICS database of other similar schemes and
is comparable to a TRICS trip rate review undertaken by GCC Highways. When taking into
account a modal split representative of the area, a robust figure of the residential
development trip generation is likely to be 51 two-way daily vehicle trips, with 6 movements
occurring in the AM peak and 5 occurring in the PM peak.

GCC Highways are satisfied that this level of trip generation from the residential element
would not cause a significant increase in Peak hour movements on the local network.

The submitted TA has stated that the proposed car park will generate 50 Peak hour trips
consisting of 35 Arrivals and 15 departures with a daily trip rate of 240 movements assuming
the car park will fill up 3x's its capacity over the course of a day. The size of the car park has
also been slightly reduced in size following the submission of this figures.

It is agreed that the car park in its own right does not generate trips and will result in some
reassignment of traffic to the car park that would have parked elsewhere within Wotton. It
could be argued that these trips are already on the network and that their impact is already
occurring and accounting for them would be double counting. However, on the contrary it can
be argued that, as a result of a reassignment, the vehicles will be new to this particular part of
the Local Highway Network and would be regarded as a new trip through the local junctions
and therefore should be robustly evidenced and justified. Therefore, a junction capacity
assessment has been undertaken to establish the impact of the trips generated by the car
park and residential properties.

Junction capacity assessments have been undertaken using a suitable future year of 2021
which is the anticipated year the development will be fully built out and occupied. The
junction assessment has considered both the residential development traffic and the robust
proposed flows associated with the car park. The Haw Street/New Road - Symn Lane
junction performance was sufficient to accommodate the proposed development with a max
Reference Flow Capacity (RFC) of 0.63 in the PM peak. RFC's are generally accepted up to
0.85 which is the perceived acceptable level of capacity before queues and delays begin to
appear prior to the junction reaching its design/theoretical capacity of 1 (100%) where
gueues and delays become significant and it can be said that the junction is saturated.

GCC Highways have confirmed that the capacity assessment has demonstrated that the
proposed development will not have a significant impact upon the safe operation of the Haw
Street/New Road - Symn Lane priority junction. The flow volume on Symn Lane may be
perceived as quite an increase compared to current levels, however, the background traffic
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flow on the local network in this area is generally considered to be low. The provision of an
alternative to onstreet parking may address the anecdotal evidence that queuing occurs.

The proposed site access junction with Symn Lane has sufficient capacity to accommodate
the likely level of traffic travelling through it with max RFC's up to 0.08 for right turners into
the site from Symn Lane.

The layout of the car park is sufficient with appropriate aisle widths to facilitate manoeuvring
into and out of the spaces. The car park entrance can provide sufficient emerging visibility
commensurate with the target design speed for the estate road.

Given the rise in electric/hybrid vehicles and that electric supplies will be provided to the
proposed dwellings within the site, it would not be unreasonable to seek the provision of
electric charging points within the car park. This can be secured by way of planning condition.

Wotton-under-Edge's car parking demand is considered high, particularly for short term
parking. This type of parking occupies the existing car parks and creates a lack of provision
for long term demand which is then accommodated on-street. This in turn creates single file
working along a large proportion of Symn Lane which requires approaching vehicles to stop
and give way. The new car park, will enable additional parking capacity for long stay visits,
potentially removing much of the on-street parking that currently occurs. To prevent on-street
parking from continuing, even with the provision of the new car park, it can be
limited/controlled by way of parking restrictions along Symn Lane. However, as the provision
of the car park is not associated with any land use that will generate a parking demand in its
own right, it would be unreasonable for the development to provide the parking controls on
Symn Lane and would not pass the tests of a planning condition as stated in the NPPF.
Furthermore, the parking control/restrictions would be subject to a separate process outside
of planning with no guarantee of success, which has the risk of leaving the development un-
implementable. If on-street parking persists and parking behaviours remain the same after
the opening of the car park and is considered to be a concern this would have to be
addressed separately by the Local Highway Authority.

A total of 22 spaces have been provided for the proposed 12 dwellings. The larger dwellings,
plots 3-10 contain 2 allocated parking spaces whilst the smaller dwellings, plots 1-2, 11-12
have been allocated 1 space each with 2 spaces free for visitors. This does not include the
garages that are provided for Plots 4,5 and 7 which have single garages and Plots 3, 6, 8-10
that have double garages. The Local Plan includes a parking requirement of 1.5 spaces
(average) per dwellings but with Policy EI12 and Paragraph 39 of the NPPF allowing further
evidence to justify an alternative provision. Local car ownership level for this locality is
approximately 1.6 spaces per dwelling. The development has provided a provision of 1.8
spaces (+garages) per dwellings. The local parking issues within the town and the provision
of a public car park being part of the scheme are also noted and with GCC Highways support
this level of parking for the residential element of the scheme is considered acceptable.

Concern has been raised about the distance and links to the town centre from the proposed
car park. The previous application in 1989 also raised this concern.
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The level of pedestrian facilities within the proximity of the development is indicative of a
historic town such as Wotton. The most direct route to the commercial/retail area is east
along Symn Lane and then North along Market Street, although the route north along Haw
Street is not a significant distance longer. The route via Market Street will feature a highway
network that is subject to fewer vehicle movements compared to the alternative Haw Street
route and therefore may be preferential to users. The Market Street route will also
accommodate pedestrian foot traffic from those who utilise the Chipping Car Park, therefore
pedestrian movements are not uncommon here. The route from the development via the
Chipping/Market Street to the Long Street is approximately 395m from the approximate
centre point of the proposed car park. The route complies with the acceptable walking
distance to a 'Town Centre' as stated in table 3.2 of the CIHT's Providing for Journeys on
Foot document.

Furthermore, the County Highways Officer has reviewed the available Personal Injury
Collision data and there are very few incidents within the last 5 years on the likely routes from
the development to the main commercial/retail areas to suggest a pattern of significant
highway safety issues with non-motorised mobility and does not suggest an inherent
pedestrian safety issue in the area.

A potential pedestrian link to the school which adjoins the site has been provided for in the
layout. Whilst this still needs the agreement of the school before it is used, it provides the
potential for parents and pupils to access the school site without having to use the narrow
and restricted section further down Symn Lane. Access to school bus parking may also be a
benefit.

GCC Highways have raised no highways objection and considered the proposed
development will not have a significant impact upon the local highway network and can
provide a safe and secure layout that minimises conflict.

As touched on above, both the District and Town Councils are currently considering the
potential for applying car parking charges for the other main public car parks within the Town.
Whilst consideration of controls on the parking charges for this proposal has been taken
place it is considered that car park pricing would be a matter for the car park operator and the
market to decide. Open market competition is not a planning matter and therefore controlling
parking charges that one car parking operator may choose to set cannot be a material
planning consideration. However, given the justification for the car park in this location as a
community facility, the management of the car park and its retention as a car park open and
available to the public can be controlled via a legal agreement or planning condition.

DESIGN AND APPEARANCE
Given the level of interest and debate regarding the existing modern dwellings recently built
behind the doctors surgery a more traditional approach has been considered for this scheme.

The proposed dwellings do still retain a modern appearance, however, this has been based
on more traditional features and forms. The properties have pitched roofs and makes use of
a mix of materials with the render broken up by the use of feature natural stone. The use of
large glazing has been kept to a minimum being located to the rear with the principle
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elevations making use of balanced casement windows. Within this approach a variation in
design/appearance across scheme has been provided.

The scheme has been revised to address concern about the mix of housing types. The
proposal now provides a range of 2, 3 and 4 bed dwellings including affordable units.

Whilst there is a large amount of 4 bed houses which does not reflect the need outlined in the
SHMA, this has to be balanced against the overall merits of the scheme, the landscape
impact and enabling requirement and viability of the scheme. The revised scheme has
already increase the number of smaller units proposed and any further alterative would result
in a higher number of properties being proposed which has potential for a greater other
impacts like landscape harm.

Local residents have raised concern about a possible second phase of development. An
agricultural access has been provided within the scheme however, this does not give any
preference or weight to a phase 2. A second phase is not part of the current proposal and the
merits of which would have to be considered if and when a further scheme is submitted. It
therefore does not carry any weight when determining this current proposal.

RESIDENTIAL AMENITY

The proposed development will introduce new vehicle movements and therefore light to the
rear of the existing dwellings. Whilst the majority will be parallel with the side of these
properties the boundary fencing and landscaping will help mitigate any impact. The agent has
also highlighted that No’'s 11-14 have their sleeping accommodation at ground floor level
where the fence will act as a greater light barrier and that the higher level effect of light from
cars using the road will be no different from that of all houses that are served by a road.

No details of any opening hours for the car park have been provided as the developer is
deferring this to the potential car park management company. However, a restriction on the
opening hours of the main part of the car park can be imposed via a condition to mitigate any
late night noise and disturbance and reduce the potential for anti-social behaviour. The
orientation of plots 1, 2, 11 and 12 have also been positioned specifically to provide
overlooking surveillance of the car park to help combat this.

With regard noise, the proposed car parks immediate neighbours includes the fire station,
swimming pool and school. These are set slightly away from the boundary and are not overly
sensitive to the potential noise. No's 11-14 are set some distance away from the main part of
the car park and whilst No.11 is located adjacent to the access it does have background
noise from the existing surgery car park. Both the existing and proposed houses will have
double glazing and comply fully with the noise requirements of the building regulations.
Whilst the garden of No.4 is located adjacent to the top part of car park, there is space to the
residential property.

An air quality assessment has been submitted as part of the application. The Environmental

Protection Manager has raised no objection to the conclusion that of this assessment which
demonstrates that the air quality over the site is acceptable for residential development and

Page 27 of 58




r'/‘ Development Control Committee Schedule
24/07/2018

that the existing baseline plus the development traffic will not have any adverse impacts on
ambient air quality for existing residents.

Whilst the outlook of the immediate neighbours will change with the proposed mitigation
including the hours of use, the boundary treatment and landscaping, it is considered the
proposal will not have such a significant impact to uphold an objection on amenity grounds at
appeal.

The proposed car park may need some form of lighting and whilst details have not yet been
developed, the agent has outlined that it is envisaged this would be low level bollard lighting.
To retain control to mitigate any harm to local residents and the surrounding area details of
this can be agreed via condition.

PUBLIC OPEN SPACE

The local plan seeks natural green space and public outdoor playing space as part of new
residential developments. The scheme includes an area of open space. The primary use of
this is as a landscape and ecological buffer but it also provides informal green space. Whilst
there is a shortfall in play space provision for the Wotton Cluster (as identified within the 2013
Outdoor Play Space Study) the local provision at KLB, in addition to The Blue School
protected outdoor play space, in the vicinity of the application site are noted. Whilst this policy
basis is appreciated, this has to be weighed against the primary purpose of the application,
the provision of the public car park.

AFFORDABLE HOUSING

The revised proposal now makes an offer of 3 affordable housing units. This includes 2
rented houses and 1 shared ownership. This provision is supported by the Council's Policy
Implementation Manager who leads on affordable housing.

As addressed the developers viability figures have been fully and independently tested by the
District Valuer and Officers are satisfied that it has been demonstrated that this is the
maximum number of affordable houses viable.

The provision of these units as affordable via a Registered Provider can be controlled via an
appropriate legal agreement.

ECOLOGY

The site is currently laid to grassland and used for annual hay cutting and therefore contains
habitats that are generally widespread and common. Of particular note onsite is the
hedgerow to the southern end and the mature horse chestnut tree, both of which will be
retained by the proposed scheme.

Following discussions a further reptile survey has been carried out to assess
presence/absence of reptiles on site. The reptile survey concluded that no reptiles were
found to be using the site, however there is always a possibility that individual animals maybe
passing through the site.
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Implementation of the proposed mitigation and the landscaping strategy which has the
potential to make ecological enhancements can be controlled via conditions. The Senior
Biodiversity Officer is satisfied that the scheme would be acceptable with this approach.

Located on site adjacent to the fire station training tower is a large Horse Chestnut tree. This
is a good example of the species, mainly attributed to the fact that it has grown in a position
where it has been able to mature without constraint or the need for pruning making it a
prominent tree in the landscape. It is therefore protected by a Tree Presentation Order.

Following discussions the scheme has been amended to provide greater space around the
tree to avoid compact of the soil and conflict with car park users. A post and rail fence is also
provided to discourage parking on the grass area around the tree. Tree protection fencing
during the construction phase can be required via condition. With the amendments the
Council's Tree Officer is satisfied the scheme will not threaten the long well-being of this
protected tree.

FLOOD RISK

The scheme has not been submitted with a full drainage strategy, however, the agent has
outlined a draft proposal which looks to include SUDS techniques and makes use of
individual cellular storage through the site and permeable block paving within the car park
area.

The need for more details, particularly regarding the car park area, has been discussed with
the agent. Whilst it is acknowledged that this is required with the level of objection including
from the Town Council, it is proposed that the principle issue reaches a positively outcome
before addressing this further to avoid the wasting of significant additional costs.

With the position and slope of the site as well as the available spaces within the red line it is
considered that an engineering option for an effective drainage strategy could be developed.
Therefore, if members are minded to grant permission, a drainage strategy could be
developed with the consideration of this delegated to Officers with technical input from GCC
as LLFA before a decision is issued.

ARCHAEOLOGY & HERITAGE ASSETS

The proposed development area is located a little to the south of Wotton-under-Edge's
medieval settlement area, and a further area of potential former settlement adjoins the
application site to the south-west. In addition, the application site contains a substantial linear
earthwork.

The planning application is supported by reports on a geophysical survey (SUMO, May 2017)
and an archaeological evaluation (One Ten Archaeology, June 2017). No significant
archaeological remains were observed during those investigations, and the substantial linear
earthwork is now thought be a feature of geological origin.

On that evidence the County Archaeologist is of the view that the application site has low

potential to contain any significant archaeological remains and recommends that no further
archaeological investigation or recording should be required in connection with this scheme.
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The site is set away from any nearby Listed buildings or heritage assets. Whilst the site is
located at the entrance to the town, with the other adjacent development it is considered the
scheme impact on the setting of any nearby assets is neither a constraint nor merit of the
scheme.

PLANNING BALANCE & RECOMMENDATION

Discussions and debate regarding car parking provision has had a long and passionate
history with Wotton. Parking has been identified as an issue in various local policies and
action plans, with the need to address it to support the vitality and maintain the character of
the town centre through the commercial activities of the small independent shops, the cultural
and leisure provision and other community priorities within the town.

The recent car park surveys demonstrate that there is a high occupancy rate leading to users
experiencing difficulties finding spaces with the proposal being of a necessary scale to meet
this need.

An appropriate amount of space has been provided around the mature horse chestnut tree. A
safe and suitable access has been provided and the additional traffic will not have a severe
impact on the local highway network.

The site is located outside the defined settlement boundary of Wotton and whilst the public
car park on its own could be considered an essential community facility there is no policy
basis for the residential enabling development. The long history and sequential test have
shown that other sites and funding options have not been forthcoming. The viability figures
have also been fully tested to demonstrate this is the lowest number of dwellings required to
fund the scheme.

Whilst the proposal will be visible with the design, landscaping and details of the scheme it is
considered that the proposal will provide a significant community benefit in helping to support
the town centre which outweighs the limited mitigated local harm to the wider landscape
character and AONB.

Therefore, whilst the use of enabling development is a departure from the Local Plan, there
are specific circumstances which can be afforded substantial weight that justifies a departure
in this instance. The merits of the scheme for the town provide material considerations that
outweigh the conflict with the Local Plan.

It is therefore recommended that Members Resolve to grant permission  with authority
delegated to Officers to approve an appropriate drainage strategy and legal agreement.

OBLIGATIONS

The residential part of the scheme is likely to be CIL liable but will be addressed separately
by the CIL team. However, given the provision of the affordable units and the public car park,
the viability of the scheme may affect this.

The provision of the affordable housing and the management and trigger for the provision of
car park and open spaces can be controlled via a legal agreement and conditions.
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HUMAN RIGHTS

In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.

Subject to the 1. The development hereby permitted shall be begun before the
following expiration of three years from the date of this permission.
conditions:

Reason:

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

2. The development hereby permitted shall be carried out in all
respects in strict accordance with the approved plans listed below:

Site Location Plan of 10/10/2017

Revised Site Plan of 31/05/2018
Plan number = 7734/1 D

Proposed Elevation drawings of 10/10/2017
Plan number = House type A 7734/10

Plan number = House type B 7734/3

Plan number = House type C 7734/4

Plan number = House type C1 7734/5

Plan number = House type D 7734/6

Proposed Section drawings of 10/10/2017
Plan number = 7734/9

Proposed Elevation drawings of 22/06/2018
Plan number = 7734/11

Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.

3. No development shall take place until details, including samples
and colours where required, of the materials used in the
construction of the external surfaces of the development hereby
permitted have been submitted to and approved by the Local
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Planning Authority. This condition shall apply notwithstanding any
indication as to these matters that have been given in the current
application. The materials to be used in the development shall be
in accordance with the approved details and retained in perpetuity
unless otherwise approved by the Local Planning Authority.

Reason:

To enable the Local Planning Authority to ensure the satisfactory
appearance of the development, in accordance with Policies CP14
and HC1 of the adopted Stroud District Local Plan, November
2015.

4. No development hereby permitted shall take place until details of a
scheme of soft landscaping for the site have been submitted to
and approved by the Local Planning Authority and the
development shall be undertaken in strict compliance with that
approved scheme.

Reason:

In the interests of the visual amenities of the area in accordance
with Policies CP14 and ES7 of the adopted Stroud District Local
Plan, November 2015.

5. The approved landscaping scheme shall be implemented so that
planting can be carried out during the first planting season
following the occupation of the building(s) or the completion of the
development whichever is the sooner. All planting shall be
maintained for five years and any trees or plants removed, dying,
being damaged or becoming diseased within that period shall be
replaced in the next planting season with others of similar size and
species to those originally required to be planted unless otherwise
approved by the Local Planning Authority.

Reason:

In the interests of the visual amenities of the area in accordance
with Policies CP14 and ES7 of the adopted Stroud District Local
Plan, November 2015.

6. No external lighting shall be erected unless full details of its
design, location, orientation and level of illuminance (in Lux)
provided have first been submitted to and approved by the Local
Planning Authority. Such lighting shall be kept to the minimum
necessary for the purposes of security and site safety and shall
prevent upward and outward light radiation and have regard for the
ecological implementations.
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Reason:

In the interests of the amenities of local residents and the
surrounding area and to minimise light pollution and adverse
ecological effects in accordance with Policies CP14, ES3 and ES4
of the adopted Stroud District Local Plan, November 2015.

7. No development shall take place, including any works of

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

Reason:

To protect the amenity of the locality, especially for people living
and/or working nearby, and reduce the potential impact on the
public highway in accordance with Policy ES3 of the adopted
Stroud District Local Plan, November 2015.

8. No works shall commence on site (other than those required by
this condition) on the development hereby permitted until the first
20m of the proposed access road, including the junction with the
existing public road and associated visibility splays, has been
completed to at least binder course level.

Reason:

To minimise hazards and inconvenience for users of the
development by ensuring that there is a safe, suitable and secure
means of access for all people that minimises the conflict between
traffic and cyclists and pedestrians in accordance with the
Paragraph 32 of the National Planning Policy Framework and
Policies CP13 and CP14 of the adopted Stroud District Local Plan,
November 2015.

9. No dwelling on the development shall be occupied until the
carriageway(s) (including surface water drainage/disposal,
vehicular turning head(s) and street lighting) providing access from
the nearest public highway to that dwelling have been completed
to at least binder course level and the footway(s) to surface course
level.

Page 33 of 58




12

Development Control Committee Schedule
24/07/2018

10.

11.

12.

Reason:

To minimise hazards and inconvenience for users of the
development by ensuring that there is a safe, suitable and secure
means of access for all people that minimises the conflict between
traffic and cyclists and pedestrians in accordance with Paragraph
35 of the National Planning Policy Framework and Policies CP13
and CP14 of the adopted Stroud District Local Plan, November
2015.

No development shall be commenced until details of the proposed
arrangements for future management and maintenance of the
proposed streets within the development have been submitted to
and approved in writing by the local planning authority. The streets
shall thereafter be maintained in accordance with the approved
management and maintenance details until such time as either a
dedication agreement has been entered into or a private
management and maintenance company has been established.

Reason:

To ensure that safe, suitable and secure access is achieved and
maintained for all people that minimises the conflict between traffic
and cyclists and pedestrians in accordance with the National
Planning Policy Framework and to establish and maintain a strong
sense of place to create attractive and comfortable places to live,
work and visit as required by paragraph 58 of the National
Planning Policy Framework and Policies CP13 and CP14 of the
adopted Stroud District Local Plan, November 2015.

Details of cycle storage facilities for a minimum of 1 space per
dwelling shall be submitted to and approved by the Local Planning
Authority. The approved facilities shall be provided prior to first
occupation of the dwellings hereby permitted and maintained
thereafter.

Reason:

To ensure that adequate cycle parking is provided, to promote
cycle use and to ensure that the opportunities for sustainable
transport modes have been taken up in accordance with
paragraph 35 of the National Planning Policy Framework and
Policies CP13, ES3 and EI12 of the adopted Stroud District Local
Plan, November 2015.

Details of publicly accessible cycle parking for a minimum of 2
cycle stands to be located within the car park shall be submitted to
and approved by the Local Planning Authority. The cycle parking
facilities shall than be provided in accordance with the approved
plan upon first opening of the car park for public use.
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13.

14.

15.

Reason:

To ensure that adequate cycle parking is provided, to promote
cycle use and to ensure that the opportunities for sustainable
transport modes have been taken up in accordance with
Paragraph 35 of the National Planning Policy Framework and
Policies CP13, CP14, ES3 and EI12 of the adopted Stroud District
Local Plan, November 2015.

The dwellings hereby permitted shall not be occupied until the
vehicular parking including any garages, turning facilities and the
public car park have been provided in accordance with the
submitted Revised Site Plan drg no. 7734/1 D received on 31 May
2018, and those facilities shall be maintained available for those
purposes thereafter.

Reason:

To ensure that a safe, suitable and secure means of access for all
people that minimises the conflict between traffic and cyclists and
pedestrians is provided in accordance with the Paragraph 35 of the
National Planning Policy Framework and Policies CP13, ES3 and
El12 of the adopted Stroud District Local Plan, November 2015.

No development shall commence on site until a scheme for the
provision of fire hydrants (served by mains water supply) has been
submitted to and approved by the Local Planning Authority. No
dwelling shall be occupied until the hydrant serving that property
has been provided to the satisfaction of the Local Planning
Authority.

Reason:

To ensure adequate water infrastructure provision is made on site
for the local fire service to tackle any property fire in accordance
with section 4 of the National Planning Policy Framework and
Policy CP14 of the adopted Stroud District Local Plan, November
2015.

Prior to works commencing on the public car park, details of
electric vehicle charging points and maintenance schedule shall be
submitted to and approved by the Local Planning Authority. The
approved electric charging points shall then be provided in
accordance with the approved plan and made available upon the
opening of the car park for public use and maintained available
thereafter.
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16.

17.

18.

Reason:

To ensure that the development incorporates facilities for charging
plug-in and other ultra-low emission vehicles and to ensure that
the opportunities for sustainable transport modes have been taken
up in accordance with Paragraph 35 of the National Planning
Policy Framework and Policy CP14 of the adopted Stroud District
Local Plan, November 2015.

The vehicular access with Symn Lane hereby permitted shall not
be brought into use until the existing roadside frontage boundaries
have been set back to provide visibility splays extending from a
point 2.4m back along the centre of the access measured from the
public road carriageway edge to a point on the nearer carriageway
edge of the public road 32m to the west and 45m to the east. The
area between those splays and the carriageway shall be reduced
in level and thereafter maintained so as to provide clear visibility
with any verge landscaping and/or vegetation kept no higher than
0.6m or set 2.1m above the carriageway level.

Reason:

To reduce potential highway impact by ensuring that adequate
visibility is provided and maintained in accordance with Paragraph
35 of the National Planning Policy Framework and Policies CP13,
ES3 and EI12 of the adopted Stroud District Local Plan, November
2015.

Details of a signage scheme highlighting the preferred pedestrian
routes from the proposed car park for non-motorised users to the
main commercial/retail area of Wotton-Under-Edge shall be
submitted to and approved by the Local Planning Authority. The
signage scheme shall then be provided in accordance with the
approved plan prior to the occupation of any residential dwelling or
the opening of the car park to public use, whichever is sooner.

Reason:

To ensure priority is given to pedestrian and cycle movements in
accordance with section 4 of the National Planning Policy
Framework and Policies CP13, CP14, ES3 and EI12 of the
adopted Stroud District Local Plan, November 2015.

Prior to the opening of the car park to public use a scheme for the
hours of opening shall first be submitted to and approved by the
Local Planning Authority. This shall include the hours of opening
and details of the control mechanism. The car park shall then be
operated in accordance with the approved details thereafter unless
an alterative scheme has been approved by the Local Planning
Authority.
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19.

20.

21.

Reason:

To protect the amenity of the locality, especially for people living
nearby in accordance with Policy ES3 of the adopted Stroud
District Local Plan, November 2015.

No development shall commence other than in strict accordance
with the already agreed Ecological Appraisal, by AD Ecology,
dated June 2016 and Reptile Survey, by AD Ecology, dated July
2017. The approved details shall be adhered to and implemented
strictly in accordance with the approved details, unless otherwise
approved by the Local Planning Authority.

Reason:

To ensure the protection of biodiversity in accordance with
paragraph 118 of the National Planning Policy Framework, Policy
ES6 of the Stroud District Local Plan 2015 and NERC Act 2006.

An ecological design strategy (EDS) shall be submitted to, and be
approved by the Local Planning Authority addressing mitigation
and enhancement has been submitted to and approved by the
local planning authority.

The EDS shall include the following:

a) Full details of hedgerows to be retained and protected during
construction.

b) Details of planting, such as hedgerows, wildflower planting and
establishment.

c) Type and source of materials to be used where appropriate, e.g.
native species of local provenance.

d) Time table for implementation demonstrating that works are
aligned with the proposed phasing of development.

e) Details for the erection of bird boxes.

f) Details of initial aftercare and long-term maintenance.

Reason:

To protect and enhance the site for biodiversity in accordance with
paragraph 118 of the National Planning Policy Framework, Policy
ES6 of the Stroud District Local Plan 2015 and in order for the
Council to comply with Section 40 of the Natural Environment and
Rural Communities Act 2006.

Prior to commencement of development, the tree protection
fencing outlined in Cotswold Tree Surgeons - Pre-construction
Arboricultural Survey and Method Statement submitted 10 October
2017 shall be provided as outlined on the submitted revised tree
protection plan drawing No. 2018-06-27 Rev A received on 04 July
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22.
23.
24,

2018. The fencing must be fully compliant with: Figure 2 default
specification for protective barriers contained within BS 5837:2012
Trees in relation to design, demolition and construction —
Recommendations. The tree protective fencing shall then remain
as such for the duration of the construction phase.

Reason:

To safeguard the retained trees in the interests of the visual
amenities and character of the area and to enhance the natural
environment in accordance with Policies CP14, ES6, ES7 and ES8
of the adopted Stroud District Local Plan, November 2015 and
paragraphs 17, 117 and 118 of the National Planning Policy
Framework.

SUDS details tba
Exceedance flows tha
SUDS management details tba

Informatives:

1.

The applicant should take all relevant precautions to minimise the
potential for disturbance to neighbouring residents in terms of
noise, dust, smoke/fumes and odour during the construction
phrases of the development. This should include not working
outside regular day time hours, the use of water suppression for
any stone or brick cutting, not burning materials on site and
advising neighbours in advance of any particularly noisy works. It
should also be noted that the burning of materials that gives rise to
dark smoke or the burning of trade waste associated with the
development, are immediate offences, actionable via the Local
Authority and Environment Agency respectively. Furthermore, the
granting of this planning permission does not indemnify against
statutory nuisance action being taken should substantiated smoke,
fume, noise or dust complaints be received. For further
information please contact Mr Dave Jackson, Environmental
Protection Manager on 01453 754489.

This application is subject to a legal agreement and the applicant's
attention is drawn to the requirements and obligations contained
there in and the need to ensure compliance as the development
progresses.
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Item No:

02

Application No.
Site No.

S.18/1219/REM
PP-07021097

Site Address Parcel H21 Land West Of Stonehouse, Grove Lane, Westend,
Stonehouse
Town/Parish Stonehouse Town Council

Grid Reference

379912,206557

Application Reserved Matters Application

Type

Proposal Details of the layout, scale, external appearance and landscaping for
development of H21.

Recommendation | Approval

Call in Request

Head of Planning
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Applicant’s Redrow Homes South West
Details Redrow House, West Point, Great Park Road, Bradley Stoke, Bristol,
BS32 4QG
Agent’s Details None
Case Officer John Longmuir
Applic ation 05.06.2018
Validated
CONSULTEES
Comments Eastington Parish Council
Received
Constraints Consult area
Flood Zone 2
Flood Zone 3

Neighbourhood Plan
Stonehouse Town Council
Affecting a Public Right of Way
SAC SPA 7700m buffer
Village Design Statement

OFFICER’S REPORT

THE SITE AND SURROUNDINGS
This is at the eastern end of the West of Stonehouse allocation, served by a new access off
Oldends Lane, at the north east edge of the industrial estate.

The application site is the residential parcel H21 but does not include the adjacent open
spaces to the west and north. Adjacent, to the east and north east, are two employment
parcels.

The application site is wholly within Stonehouse Parish.

THE PROPOSAL

Details for 91 market houses 2 to 4 bedroom, 39 affordable 1 to 4 bedroom houses. Revised
details received on 5 July.

PLANNING HISTORY

S.14/0810/0OUT. Mixed use development for up to 1,350 dwellings and 9.3 hectares of
employment land, open space, school and other infrastructure. Permitted 14-4-16.

This was supported by an Environmental Statement

Condition 4 of the outline permission states:
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Submissions for the approval of the reserved matters for any phase shall be in accordance
with parameter plans (H.0324_08-2F, H.0324_08-3F, H.0324_08-4F and H.0324_08-5F),
and be in general accordance with the approved indicative masterplan, reference H.0324_08-
1F, the Design and Access Statement (reference H.0324_27-1, dated March 2014) and
Design Strategy Informative submitted to the Council in December 2015 and be supported by
a design and landscape statement describing how the proposals for that phase contribute to
the overall design vision as submitted as part of this outline application and objective for the
development as described at paragraph 3.4 of the Design and Access Statement dated
March 2014.

S.17/2093/DISCON Submission of Area Master Plan for this particular application site but
also included adjacent open spaces, roads, SUDs pond and landscaping. Approved
14/02/18, following DCC the day before.

S.18/0982/FUL. Erection of B2, B8 building. This is just to the south east of the site, off the
new Oldends Farm access. At the time of writing this is still under consideration.

S.17/2843/REM. Spine road, drainage and green infrastructure. Permitted 20-4-18, following
the March DCC meeting.

S.18/1263/MINAM Change of tree species on eastern roundabout, oak to hornbeam.

RELEVANT POLICIES

2015 Local Plan was adopted in November 2015. The following are particular relevant
policies.

CP1 “Presumption in favour of sustainable development”

CP2 “Strategic growth and development locations”.

CP3 “Settlement hierarchy”..

CP4 “Place Making”. This highlights the need for quality urban design and includes
objectives.

CP5 “Environmental development principles for strategic sites”. Emphasises townscape,
accessibility, sustainability credentials.

SO1: “Accessible communities™ requires affordable housing provision, healthcare, social
/leisure/recreational opportunities and youth/adult learning.

CP7 “Lifetime communities” Highlights the needs of an ageing population, as well as
children and families as those with special needs.

CP8 “New housing development”. This requires appropriate density, accessibility by bus,
cycling and walking, layout including access and parking appropriate to the site and the
surroundings.

CP9 “Affordable housing”, requires 30% where viable. The Policy states the Council will
negotiate the tenure, size and type of affordable units on a site by site basis having regard to
housing needs, site specifics and other factors.

El 16 “Provision of public transport facilities”. Layouts should promote bus use and provision
of associated facilities.

SO5 “Climate change and environmental limits”. This promotes sustainability.

CP14 “High Quality Sustainable Development”. This promotes SUDS, use of site
opportunities, protection of biodiversity and avoidance of pollution.
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ES1 “Sustainable Construction and Design”. This encourages energy efficiency, waste
minimisation and conserving water resources.

ES3 “Maintaining quality of life within our Environmental Limits”. Development should not
impair health and amenity, create flooding, jeopardise highway safety.

ES4 “Water resources, quality and flood risk”. This provides ecological flood storage, respect
for watercourse corridors and use of SUDS.

ES5 “Air Quality”. This protects amenity through highway management, site layout and tree
planting.

ES6 “Providing for biodiversity and geodiversity”. This highlights the needs of protected
species and their habitat, SSSI and key wildlife sites. It also promotes biodiversity.

ES7 “Landscape Character”. This highlights the AONB and its setting, as well as other
landscape types. Materials, scale and use need to be sympathetic. Natural features such as
trees, hedgerows, water courses should be retained.

ES8 “Trees, hedgerows and woodlands”. Development should not jeopardise protected trees
or hedgerows.

ES10 “Valuing our historic environment and assets”. This protects heritage assets including
archaeology as well as their settings.

ES12. “Better Design of Places”. This looks at the various components of quality design.
ES14 “Provision of semi-natural and natural green space within new residential
development”. Development should provide at least 2ha of accessible natural green space
per 1,000 population. No person should be more than 300m away from a natural green
space.

ES15 “Provision of outdoor play space”. 2.4ha is required per 1000 population.

NPPF

Whilst much of the document is relevant, the following paragraphs are particularly so:

14. Presumption in favour of sustainable development.

17. Plan led system. Support economic development, high quality design, flood risk, ecology
landscape, promotion of walking, cycling and health.

29-38. Promotion of sustainable transport. Reduce the need to travel. Promotion of walking,
cycling. Use of Travel Plans. Consider location of homes/jobs/facilities. Layout to avoid
conflict with non car users.

47 Promotion of supply of housing. 5 year supply of deliverable sites +5% buffer.

49 Housing policies are out of date in absence of 5 year supply.

50 Wide choice of quality homes by size, tenure, type, including affordable, mixed
communities.

52 Large sites, new settlements, can effectively deliver the supply of houses.

56-64. Design: Great importance, key aspect of sustainable development, inclusive design,
need for a sense of place, respond to local character, accessible and safe environments,
good architecture required and appropriate landscaping, use of design codes, reinforce local
distinctiveness, integration with natural environment. There is scope for innovation.

69-75 Promotion of health and social well being, inclusive communities, create opportunities
for social contact, need for safe and accessible environments, high quality public space,
pedestrian environments, active street frontages, provision of shared space, provision of local
shops, sports facilities, pubs, local schools, need for choice of school places, integration
between location of housing, economic uses and community facilities/services. “High quality
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open spaces...... can make an important contribution to the health and well being of the
community”.

93-96 Planning can reduce CO2, promotion of energy efficiency, locate development to
reduce travel.

99-104 New development should respect risks of climate change, avoidance of areas of
flooding, use of sequential flood risk, seek opportunities to do preventive flood works,
development should avoid causing problems elsewhere, locate development in low risk
areas, use of risk assessments to analyse potential problems.

109-118. Protection for valued landscape and soil, wide benefits of ecosystems, promote
biodiversity , avoid noise, water or air pollution, consider the quality of agricultural land,
respect for wildlife designations, creation of green infrastructure, great weight given to the
AONB, biodiversity planning at large scale, use of wildlife corridor and stepping stones,
priority habitat protections, consider mitigation of wildlife impact, consider impact on nearby
SSSis, consider importance of ancient woodland or other important habitat.

126-132 Highlight the importance of heritage assets.

135 Respect for non designated heritage assets.

In March 2018 the Government published draft changes to the NPPF. These place particular
emphasis on housing delivery.

The Eastington Parish NDP was adopted on 27th October. This highlights the character of
the distinctive hamlets and their landscape setting. It also mentions the importance of
footpaths/bridleways. There are general policies: EP1 Sustainable development, EP2 Protect
and enhance biodiversity, EP7 Siting and design of new development, EP10 Traffic and
Transport , EP11 Public rights of way and wildlife corridors.

Stonehouse Design Statement, was adopted as Supplementary Planning Guidance on 10-
11-05. This could not have foreseen the West of Stonehouse development. It does however
highlight views to/from Doverow Hill and notes the Local Plan policies.

Stonehouse Neighbourhood Development Plan, covers part of H21.

It acknowledges West of Stonehouse: “the development will have a significant impact on the
town and the transport infrastructure in the area”.

General policies also seek to “improve links to the town centre and opportunities for all to
make use of pleasant and safe green links on foot or cycle.”

It advocates “a mix of housing for a wide range of occupants”.
One of the general aims is to move towards a “greener Stonehouse”.

CONSULTATIONS:
1 Public objection: Need for landscape screening.

Stonehouse Town Council: Expected on 24 July, following their meeting on 23 July. Re-
consulted on 5th July.
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Eastington Parish Council: “Seek diverted footpaths to be left in situ or diverted along green
corridors. Whilst it is understood that FPEST6A is diverted a little it is clear that good links are
made generally to the surrounding ‘promoted pedestrian walking route’ as designated in the
Green Infrastructure plan. However EPC is disappointed to see that FPMST2 is not diverted
north alongside the bund between H21 and employment site E4 to keep it off estate roads
and join the ‘promoted pedestrian path’ set out in the Green Infrastructure Plan. Instead it
appears to be diverted straight to estate roads contrary to made/adopted policy EP9 of the
Eastington Neighbourhood Plan. A path link through the employment area could be
facilitated to the railway crossing point easily in addition to this route using the estate roads
but this should not be the only route.

Disappointed to see field boundaries within the site are not retained as set out in the
Environmental Statement to S.14/0810/OUT". Re-consulted on 5th July.

County Highways: Concern about length of straight .internal road. Re-consulted on 5th July.

SDC affordable housing officer: No objection to this particular application but would expect to
see better distribution of affordable housing in future phases.

THE PRINCIPLE OF DEVELOPMENT
The site was granted outline approval in 2016 and remains extant.

This reserved matters proposal tallies with that outline permission. It also mirrors the
accompanying master plan which showed residential here.

The West of Stonehouse site is by far the largest allocation in the Local Plan (Policy CP2).
Its speedy build rate is critical to the Council’'s 5 year housing supply. Implementation of this
and the other accompanying reserved matters are important to achieve projected build rates.

DESIGN

The master plan associated with the outline consent shows a curving main road with open
spaces to the north and west. The area master plan approved in February, featured an
almost continuous frontage of housing, close to the main road.

This detailed scheme is similar to the Master Plan. Housing is close to the road, in an
assertive manner to accentuate the adjacent open space. This will be particularly appreciated
by ever changing viewpoints along the curving road. Frontage drives and car parking have
been minimised to try to emphasise the continuity of the building line to reinforce this
formality. Frontage railings are similarly proposed.

The layout, elevation and boundary treatment empathise with the intended character of the
open space, whereby regular spaced lime trees would be used to form a curving avenue,
with the space to flourish.

Three storey houses are proposed at the start of this frontage to make a statement to create
a sense of arrival and then lead the eye towards and along the open space. The frontage
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houses are formal design, with simple repetitive styles and detailing, all of which are
reflective of Stonehouse.

Behind this frontage there is a need to provide rear access and the displaced car parking.
Home zones are proposed, which will appear discernibly different, thereby giving a varied
character, as well as breaking up the expanse of development. This is further varied in the
northern edge of give a more informal rural style, which tallies with the shape and planting of
the open spaces. Materials, style, siting, juxtaposition and detailing are different to reflect
these different contexts.

Elevationally the design behind the frontage follows the vernacular. This works particularly
well with the open space to the north.

Two very similarly but slightly different multi stock red bricks would be used to give a subtle
and appropriate variation in character. Grey and brown tiles would also mark the change
from the more formal frontage to the home zone cul de sacs behind.

Fences have been avoided where publically visible. The frontage uses railings to assert
formality and elsewhere brick boundary walls are used in visible locations.

The siting and elevations, should provide good natural surveillance of public spaces, whilst
providing defensible space. The layout also conveys a clear distinction between private and
public spaces.

A sustainability statement has been submitted. This shows a commitment to higher insulation
standards and water efficiency.

HIGHWAYS

The main access is the spine road which was set out and approved in the original master
plan. The pattern of roads into the development follows those shown in the area master plan,
and reserved matters approval for the spine road.

On the site itself, the roads would be discernibly within an enclosed residential area, which
together with traffic calming and several junctions, should convey low traffic speed.
However County Highways are concerned about the length of the straight internal road. This
could give the opportunity for speeds to increase. Traffic calming and/or some deflection in
alignment are required. This is likely to need a change to the layout and it is requested that
officers are given delegated authority to agree such a change.

A parking schedule has been submitted showing 290 spaces , in excess of the policy
requirement of 193. Provision is either on plot or clearly identified, typically at 2/dwelling.
There is reasonable turning on site. Tracking needs to be confirmed around the junctions.

FOOTPATHS

A movement and access plan has been submitted. This shows an existing public right of way
running north-south through this land parcel. The proposal shows a secondary road (with
footpaths) leading across the development broadly on its alignment. This route would still be
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available to pedestrians, as there is provision for the continuation of the footpath at the end of
the road. There is also a second, shorter north—south cul de sac, which leads to a footpath
into the open space.

An alternative new route will be provided through both the adjacent open spaces, which
would be more appealing for recreation. This also links to other paths spreading across the
open spaces elsewhere on the wider site. In particular a new west-east “green” route is
being created.

Whilst the footpath could be relocated along the eastern side of the application site, it would
be sandwiched between back gardens and the bund for the employment area. This would
contravene secure by design principles. It would also impair planting for the bund. Such
public access would also impair wildlife potential.

The proposed design allows connectivity through this development area, which is all this
reserved matters can achieve. Considerations are also limited to the application site. There
are significant wider links which do need to be dedicated to ensure their future. The NDP
highlights the constraints on Oldends Lane, but this too is beyond the scope of this
application

LANDSCAPE IMPACT

The AONB is approximately two miles away, including Standish Woods, Doverow Hill, and
the Cotswold Way. The NDP and the earlier design guide acknowledge the importance of
such views. However the intervisibility will be limited. The Master Plan shows future large
industrial buildings, intervening to the west, which will be more conspicuous. The open
spaces envisaged in the area master plan will also soften the expanse of development. The
roofscape of the proposed houses too will be broken both by the pattern of development and
two different, subdued (grey and brown) roofing materials.

Short range views are more impacted. However this is inevitable from any development.
Such views are also outside the AONB. The external boundaries of the development are
softened by open spaces and landscaping.

Generic planting has been shown in the submitted landscaping strategy and the precise
planting specification needs to be conditioned.

In terms of Green Infrastructure, the open spaces shown on the area master plan compliment
those in the wider development, forming networks breaking up an otherwise expansive
development. This includes the eastern boundary, which features an earth bund.
S.17/2843/REM shows intensive planting on the western slope and more dispersed informal
grouping on the eastern side, with both having indigenous field trees.

S.17/2843/REM also shows the adjacent open space planted with a formal roadside avenue
of lime trees, behind which is more individual specimen tree planting. This reverts to a more
informal, naturalised character to the North West which flows into the other open space
bordering the countryside.
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TREES
The proposal does not result in the loss of any protected or notable trees. There is some
tree/shrub planting within the development particularly towards the countryside.

ECOLOGY

The outline scheme looked at the ecology on site and proposed mitigation. The open spaces
were designed and landscaped to promote ecology to compensate for the built development.
This is the case with this parcel. There is a loss of scrub/hedgerow but there will be
compensation through better planting and management of the open spaces. Indeed the open
space to the north links with the wider countryside and therefore offers much benefit,
particularly as it encompasses a stream.

HYDROLOGY
There is an adjacent watercourse which is shown in open space. This allows for appropriate
planting and management which should improve water quality.

The area master plan and S.17/2843/REM show a SUDS pond in the adjacent open space.
This would cater for excessive run off. The storage and engineered of this SUDS were
considered in the earlier reserved matters approval.

The dwellings are in a low flood risk zone.

AMENITY

The nearest dwellings are Oldends Farm and Stagholt Farm. Given the separation distances
they would not be significantly affected by the proposal. Whilst the occupant of the later has
concerns, it is approximately 200m away from this part of the development.

All these new dwellings have gardens which meet the Council’s Design Guide standards of
20sgm, and follows the aims of the Stonehouse NDP.

Shadowing and overbearing problems have been avoided. The layout uses siting, garages
and juxtaposition to create reasonable privacy.

The master plan shows two employment areas to the east and north east. The outline
permission allows for B2 and B8 uses which could have implications for amenity. However
an earth bund is being created to the east. This could be further improved by the addition of
acoustic fencing. The nearest houses have approximately 10m rear gardens to help
separation. The employment development to the north east is separated by an open space.
Inevitably the employment development will have to respect these houses, in terms of noise
and disturbance. The details of the development will be important including the siting of
buildings, the position of doors/windows, the location of vehicular accesses and
loading/turning.

Any fumes or flues would need to be looked at specifically and may well need detailed
mitigation measures.
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HERITAGE

The Planning (Listed Buildings and Conservation) Act 1990 is very significant. Section 66
requires: “special regard to the desirability of preserving the building or its setting or any
special architectural Section 72 of the 1990 Planning (Listed Buildings and Conservation
Areas) Act requires that special attention shall be paid to the desirability of preserving or
enhancing the character or appearance of a Conservation Area or historic interest which it
posses”.

Paragraph 134 of the NPPF states:” Where a development will lead to less than substantial
harm to the significance of a designated heritage asset, this harm should be weighted against
the public benefits of the proposal, including its optimum use”.

This needs to be read in conjunction with sections 66 and 72, which have a stronger
emphasis.

Various High Court case law points to a special emphasis of heritage consideration which
overrides the normal development presumption.

The need to give “special regard” was highlighted in the Barnwell Manor Court of Appeal
case in 2014. The Inspector failed to give special regard to the setting of a listed building and
the decision was consequently quashed.

Local Plan Policy ES10 Valuing our historic environment and assets: Proposals involving a
historic asserts need to describe the assets, its significance, its setting and asses the impact.
Proposals will be “supported which conserve and where appropriate enhance the heritage
significance and setting of the Districts heritage assets especially those elements which
contribute and to the distinct identity of the District”. Listed Buildings and archaeological sites
are highlighted for their heritage significance including their setting. Key views especially of
spires and towers are highlighted. Any harm or loss would require “clear and convincing
justification”.

The October 2011 publication by English Heritage on the “Setting of Historic Assets”, was
very influential and helpful in explaining what constituted setting. This has now been updated
by the Historic Environment Good Practice Note 3 by Historic England which provides
guidance on setting. Both explain that whilst a visual connection may be important, there can
be other aspects that form the basis of setting, for example historical connection, landscape,
or even perception. These different aspects may overlap or even be distinctly different. They
will not only vary in terms of geographical area but may also vary in terms of sensitivity to
change. Different assets which may even be beside each other may well have different
settings and different sensitivities to change.

Even a visual connection can be underestimation as sometimes a sequence of views is
more telling rather than specific viewpoints. Some assets may also be below ground
archaeological remains. There is no fixed permanent boundary to the setting of heritage
assets. Sometimes a setting can be close or more distant.
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The recommended approach is to analyse the significance of the asset and its setting,
consider the capacity for change, and consider the various impacts (positive and negative) of
the specific proposal, whether the impacts can be mitigated and the permanence of the
impacts.

Oldends Farmhouse is grade 2 listed. It is stone walled and roofed, dating back to late
16th/17th century. The listing description notes the detailing, including the windows and
chimneys. There are large outbuildings especially to the north, towards the application site.
These outbuildings are not notable.

The immediate setting particularly to the south and west is dominated by new industrial units.
Whilst there would have been a historic relationship between this site and the farm, this has
been eroded by the industrial estate. This application site is slightly distanced and the master
plans show intervening open space. Consequently this application would not cause any
significant harm to its setting and character.

Nastend Farmhouse, is a grade 2 listed, late 18th century farmhouse. This too was
historically another farm group, which cultivated parts of the West of Stonehouse
development. However such a relationship with the surroundings has been changed by the
growth of Stroudwater and the outline permission. The master plan shows some open space
around it. Moreover it is distanced from this application site and will be segregated by the
neighbourhood centre and employment buildings. Consequently this proposal would not
impair the setting of the farmhouse.

The Industrial Heritage Conservation Area (IHCA) is based around the canal corridor. This is
well over a mile to the south and is segregated by the extensive Stroudwater Industrial Estate
and similarly employment development at Bonds Mill, with the A419 forming another barrier.
There is no significant historic or cultural relationship with the site.

Consequently the proposal would not affect the IHCA.
There are no non designated historic assets affected.

AFFORDABLE HOUSING

The proposal delivers 39 affordable houses, in line with the Section 106 on the outline
permission. The distribution of these units is fairly even across the site. However there is a
slight bunching on the southern site entrance. The three storey houses are all shown as
shared equity, and may be harder for market sale. Their scale is needed for a design device.

Accordingly Officers feel on balance this is acceptable, but only because of the unique
circumstances of this particular location. It should not therefore be regarded as setting a
precedent for elsewhere on the development.

Plots 82-98 do show 9 units grouped together, however these are a mix of flats and houses
which can be considered to accord with the Council’'s SPG.
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The Stonehouse NDP advocates a mix of dwellings for a variety of occupants. The 39
affordable dwellings houses are 4 one bedroom apartments, 16 two bedroom houses, 18
three bedroom houses and 1 four bedroom house. The 91 private houses are 8 two
bedroom, 62 three bedroom and 21 four bedroom.

The proposal across this application site does wide show a mix of dwelling sizes and house
types, terraced, semi detached and detached to at 2, 2 and a half and 3 storey. This is partly
due to having several distinct character areas.

CONCLUSION

The design is reflective of Stonehouse in contrast to earlier phases which have emulated a
Severn Vale layout and style. The design gives a sense of arrival and addresses a
distinctively shaped open space to the west and the countryside edge to the north.

The layout does need a small change to break up the long straight internal road, to ensure
low traffic speeds. Officers ask for delegate authority to oversee such a change.

Officer recommendation: Resolve to grant subject to measures to ensure low traffic speeds
on the internal road layout.

Human rights

In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.

Subject to the
following 1. The development hereby permitted shall be carried out in all
conditions: respects in strict accordance with the approved plans below:

* Compliance and Design Statement Stonehouse H21 Rev A
* Housetype booklet July 2018

* RHSW 5499 - LPO1 - Location Plan Rev A

* RHSW 5499 - PLO3 - Planning Layout Rev J

* RHSW 5499 - EP04 - Enclosure Plan Rev A

* RHSW 5499 - MPO5 - Material Plan Rev A

* RHSW 5499 - SHPO6 - Storey Height Plan Rev A

* RHSW 5499 — AHPO7 — Affordable Housing Plan Rev A
* RHSW 5499 - SMPO08 - Surface Material Plan Rev A

* RHSW.5499 - SS09 - Street Scenes Rev B

* RHSW.5499 — CP10 — Composite Plan

* Parking Schedule

Engineer package:

Page 50 of 58




12

Development Control Committee Schedule
24/07/2018

* 469-050 REV C General Engineering

* 469-051-01 REV B Detailed Engineering Sheet 1
* 469-051-02 REV B Detailed Engineering Sheet 2
* 469-051-03 REV B Detailed Engineering Sheet 3
* 469-052 REV A Road and Sewer Long sections
* 469-054 REV C Highway Adoption

* 469-055 REV B Vehicle Tracking

* 469-056 REV B Drainage Strategy

* 469-053 Highway Construction Details
Landscape package:

* JPW1252 300 _F_Landscape Strategy Plan_Al
*JPW1252 B Landscape Strategy Document_05.07.08

Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.

2. No dwelling shall be occupied until details of a scheme of hard and
soft landscaping for the site have been submitted to and approved
by the Local Planning Authority. The details shall be based on the
landscape strategy plan and the landscape strategy document,
submitted 5 July 2018. The landscaping shall then be carried out in
strict accordance with the approved details.

Reason:
To help re-establish the character of the site and the surroundings.

3. All planting, seeding or turfing comprised in the approval details of
landscaping shall be carried out in the first complete planting and
seeding seasons following the occupation of the buildings, or the
completion of the development to which it relates, whichever is
sooner. Any trees or plants which, within a period of five years
from the completion of the development, die, or 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 help re-establish the character of the site and the surroundings.
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Item No:

03

Application No.
Site No.

S.18/1080/NEWTPO

Site Address

Kingshill Inn, 2 Kingshill Road, Dursley, Gloucestershire

Town/Parish

Dursley Town Council

Grid Reference

375076,198954

Application New Tree Preservation Order

Type

Proposal TPO 569 Kingshill Inn, 2 Kingshill Road
Recommendation Consent

Call in Request

Planning Manager

Applicant’s
Details

Mark Hemming
Stroud District Council, Ebley Mill, Ebley Wharf, Stroud, Gloucestershire
GL5 4UB
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Agent’s Details None

Case Officer Mark Hemming
Application 15.05.2018
Validated

CONSULTEES
Comments
Received
Constraints Consult area

Local Shopping Centre (LP)
Neighbourhood Plan
Dursley Town Council

SAC SPA 7700m buffer
Settlement Boundaries (LP)

OFFICER’S REPORT

The Kingshill Inn in Dursley has recently been sold by Wadworth & Company Limited. The
land is currently being cleared by the new owner so he can use the outside space for vehicle
storage. The author of this report was contacted by Members of the local community
requesting that a tree preservation order be served on the Turkey oak as it was going to be
felled.

A visual tree assessment (VTA) (Appendix 1) was undertaken to assess the trees structure
and vitality. The tree contains no significant defects and has good vitality. Vitality relates to
the condition of the bark, leaves, and extension growth.

When considering whether trees should be protected by the serving of a tree preservation
order, local planning authorities are advised to develop systems for assessing the trees
amenity value prior to serving the order. The suitability for serving a tree preservation order
was considered using the TEMPO methodology. TEMPO is designed as a field guide to
decision making. It stands as record that a systematic assessment has been undertaken prior
to serving a tree preservation order (please see the enclosed completed pro-forma).

It is your officers advise that a provisional tree preservation order be served.

An objection to the serving of the order has been received from Mr Billett. Mr Billett is the
owner of the Kings Hill Inn, 2 Kingshill Road, Dursley. The salient points regarding the
objection are as follows;

1. Turkey oak is non-native.

2. The tree will drop sap, catkins, leaves and twigs, and bird faces over the vehicles.

3. It is imperative that the tree is removed to allow the expansion of the business:
S.18/1051/FUL.
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4. The tree suffers with Knoper Gall wasp.
Turkey Oak. Quercus cerris.

Knopper Gall wasp (Andricus quercuscalicis), whose caterpillars turn the acorns of English
oak within flying distance into oozing lumpy galls. In parklands settings Turkey oaks are
removed to allow the acorns of the favoured English oak (Quercus robur) to germinate.
Turkey oak is host to gall wasp whose larvae damage the acorns of native Oaks. The flowers
are wind pollinated catkins, maturing about 18 months after pollination; the fruit is a large
acorn.

A gall is an abnormal growth, caused in this case by the development of wasp eggs within
the plant tissue. The wasp lays eggs in the catkins of the Turkey oak, these hatch and
develop into wasps which in turn lay their eggs in the flowers of English oak. The acorns that
form are grossly mis-shaped and are called knopper galls. In some areas Turkey oaks are
removed from woodlands and parklands to eradecate the problem.

The Turkey oak that is subject to the provisional order is located on the suburban fringe of
Dursley, not within a woodland or parkland setting. Given that it stands alone in an area not
characterised by English oaks, the changes of the wasps infected English oaks within the
town is low.

Oaks drop male catkins. Their structures carry the male flowers of the tree. Oaks produce
separate male and female flowers on the same plant. The female flowers will eventually turn
into acorns, but for that to happen, they have to be pollinated from the male flowers. To
accomplish this, the male flowers dump huge quantities of pollen into the air where it will drift
in the wind and reach female flowers.

To stop the male catkins and leaves falling onto the cars the appellant could amend the
application to include a shade sail or other type of cover to protect the vehicles parked under
the tree. Leaf litter, catkins, pollen etc is a seasonal problem and can easily be cleaned up.

Wooly Oak aphid. On the date of my site visit to there was no sign of an aphid infestation.
When seen the aphids bodies are covered in a wooly white wax. After overwintering on the
tree as eggs, spring hatched females give birth to live female young. Several more all female
generations follow until autumn, when pests produce male and female offspring. After mating
the females lay eggs and restart the cycle. Throughout their lives, wooly oak aphids feed on
the phloem - sap.

If the edges of the Oak tree new spring leaves are curling over the upper surfaces, the aphids
will be folding the leaves into protective coverings. Lifting the edge reveals a build up of
white, cottony wax. Wooly aphids produce syrupy waste called honeydew. This goo drenches
the leaves, branches and surrounding objects. On the date of my site visit the tree wasn't
displaying any evidence of wooly aphid.

Members are asked to consider all the information before them, and to vote on whether to
confirm the order or not. If the order isn't confirmed the landowner may remove the tree.
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1. Trees Specified Individually
(encircled in black on the map — Appendix 2)

Reference on map -T1
Description (species) -Oak

Situation (location) -Kingshill Inn,2 Kingshill Road,Dursley
GL11 4EJ
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