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Site Of The Former Ship Inn, Bristol Road, Stonehouse, Gloucestershire
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Application Full Planning Application

Type

Proposal Erection of 9 dwellings for affordable housing including resident's parking
and soft landscaping (380549 - 204844)
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Case Officer Amy Robertson
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CONSULTEES
Comments Stonehouse Town Council
Received Historic England SW

Development Coordination (E)
Stonehouse Town Council
Contaminated Land Officer (E)
Historic England SW
Biodiversity Officer
Arboricultural Officer (E)

Miss Maria Hickman
Conservation North Team

Constraints Adjoining Canal
Affecting the Setting of a Cons Area
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Conservation Area

Flood Zone 2

Flood Zone 3

Key Wildlife Sites - Polygons
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Stonehouse Town Council
SAC SPA 7700m buffer
Settlement Boundaries (LP)
Village Design Statement

OFFICER’S REPORT

MAIN ISSUES

Principle of development
Design and appearance
Residential Amenity
Highways

Landscape impact
Affordable Housing
Ecology

Flood risk

Archaeology and Heritage Assets
Obligations




r'/‘ Development Control Committee Schedule
16/10/2018

DESCRIPTION OF SITE

The application site comprises a parcel of vacant land located alongside the A419 Bristol
Road. An access for both vehicles and pedestrians is to the east, accessible by the Upper
Mills Industrial Estate. To the West, the site is bordered by Downton Road and to the South
by the Stroudwater Navigation Canal.

The site lies within the settlement boundary of Stonehouse.

The site has been vacant for a number of years, being part of the curtilage of the former Ship
Inn Public House (now demolished), albeit with the Ship Inn not being located on the site
itself. There are no visible signs of previous uses on the site, with the site now covered in
rough grassland.

The site, whilst largely flat, has a gentle slope in the northern to southerly direction down to
the canal, steepening in the final few metres to the canal.

Trees and bushes occupy the northern site boundary, running parallel with the A419. There
are also two mature trees present on the site that occupy a prominent position on the
southern bank side of the site.

PROPOSAL

The application is for the construction of 9 new residential dwellings, all of which are
proposed as affordable housing units. Six semi-detached properties are proposed, one
detached property, and 2 apartments (occupying plots 1 and 2).

The new dwellings are proposed to be served by a vehicular highway accessed from the
A419. 17 vehicle car parking spaces are to be provided on site.

Each proposed dwelling would have a private rear garden backing onto the canal, with the
two apartments sharing a communal space.

The vegetation to the front boundary, bordering the A419, is proposed to be retained and
further vegetation is proposed to be dispersed throughout the site.

The two existing mature trees are proposed to be felled in order to make way for the
proposed development.

An area of the canal bank is to be widened as part of this application, with the existing bank
edge to be reinforced through landscaping.

The application proposes that the 9 new units that will be positioned running centrally through
the site east-west. Rear gardens are located towards the canal bank, with an access road
and parking located towards the north of the site.
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The design of the new units has been specially developed for the site and is considered to be
both quirky and vibrant.

REVISED DETAILS

The application has had considerable revisions since the initial submission. The most
recently amended plans are available to be viewed on line.

REPRESENTATIONS

Statutory Consultees

Town Council — object: “missed opportunity” for a footpath, moorings, slipway, seating and
refreshment kiosk, “fails to deliver sufficient community and cultural facilities”, planning
history, A419, not identified for housing in the Local Plan and NDP, design does not reflect
Boakes Drive, loss of privacy, gardens are too small.

SDC Water Resources Engineer — no objection subject to condition.

SDC Arboriculture Officer — no objection.

GCC Highways — no objection subject to conditions.

Historic England: No objection

Public :

A number of representations have been received from members of the public regarding the
proposed application. Largely, the responses covered similar topics, including:

The site was promised by SDC for a neighbourhood use (park/public house/café etc);
The design of the units are not in keeping;

The number of proposed units are too many for the size of site;

The site should be protected in line with conservation policies;

The development will be overbearing and impair privacy;

The gardens will be dangerous for young families (next to canal bank).

NATIONAL AND LOCAL PLANNING POLICIES

National Planning Policy Framework is also highly relevant. Particular references are made in
the heritage section below. It is also important for housing delivery especially affordable
provision.
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Heritage polices/legislation

Section 72(1) and Section 66(1) of The Planning (Listed Buildings and Conservation) Act
1990 are very significant.

Section 66 requires: “special regard to the desirability of preserving the building or its setting
or any special architectural or historic interest which it possesses” (there are a number of
listed buildings in the vicinity of the application site).

Section 72 is similar: “special attention shall be paid to the desirability of preserving or
enhancing the character or appearance of the conservation area”.

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

Paragraph 196 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”.

Heritage is particularly considered by Local Plan Policy ES10 Valuing our historic
environment and assets. This states: “Proposals involving an historic asset need to describe
the asset, 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 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”.

ES10 requires that any harm or loss would require “clear and convincing” justification. This
provides a similar protection to that provided by the NPPF where the harm is less than
substantial.

Stroud District Local Plan.

Policies together with the preamble text and associated supplementary planning documents
are available to view on the Councils website:
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015 low-res_for-
web.pdf

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.
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CP8 — New housing development.
CP9 — Affordable housing.

HC1 — Meeting small-scale housing need within defined settlements.

ES1 — Sustainable construction and design.

ES2 — Renewable or low carbon energy generation.

ES3 — Maintaining quality of life within our environmental limits.

ES4 — Water resources, quality and flood risk

ES6 — Providing for biodiversity and geodiversity.

ES7 — Landscape character.

ES8 — Trees, hedgerows and woodlands.

ES10 — Valuing our historic environment and assets as above.

ES11 — Maintaining, restoring and regenerating the District’'s Canals.
ES12 — Better design of places.

The proposal should also be considered against the guidance laid out in SPG Residential
Design Guide (2000), SPG Stroud District Landscape Assessment, SPD Affordable Housing
(Nov 2008) and SPD Housing Needs Survey (2008).

In addition, Stonehouse has an adopted Neighbourhood Development Plan which forms part
of the ‘development plan’ and is a material consideration in the determination of this
application. The site, being located within the Industrial Heritage Conservation Area (IHCA),
should be read against the Industrial Heritage Conservation Area Management Proposals
SPD 2008, SPA Design Guide and owing to its siting along the Stroudwater Canal, the
Cotswold Canals Restoration Phase 1 — Conservation Management Plan January 2007.

The application has a number of considerations including the principle of development and
the details of the proposed scheme which will be considered in turn below:

PRINCIPLE OF DEVELOPMENT

The application site is located within the settlement development limits of Stonehouse, and is
therefore acceptable in principle for residential development under Policy HC1 of the Stroud
District Council Local Plan 2015, and its guiding principles for Stonehouse as an accessible
Local Service Centre.

However, the application site lies within the Stroud IHCA, and is therefore protected from
damaging development through provisions in the Planning (Listed Buildings and
Conservation Areas) Act 1990, national policy contained within the NPPF and the policies
contained at a local level within the Local Plan, Stonehouse NDP, and supplementary
planning guidance.

Whilst the site is within the settlement boundary, an appeal for residential development of the
site (in outline) was dismissed in 2002 (REF: APP/C1625/A/02/109754),. The outline
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scheme was considered to significantly and negatively impact the open nature and character
of the site, to the detriment of the IHCA. The concern was the impact of any residential
development, and its impact on the transitional function of the site from the canal to the urban
development beyond. The Inspector weighed heavily against residential development of the
site, stating that even with landscaping and careful design, developing the site will be to the
detriment of the area.

The appeal dismissal therefore questions the principle of development of this site.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the determination
of applications in accordance with the development plan, whilst also allowing for weight to be
given to material considerations that may be deemed to outweigh the principle objection.

In this instance, the LPA consider that the nature of the development now proposed on the
site does present a new material consideration because it involves the development of the
site solely for affordable housing.

The development proposes all residential units to be built as affordable housing units,
something that is greatly welcomed given the national and district wide affordable housing
shortage. If approved, the proposed dwellings will provide affordable homes for a number of
individuals and families.

In August 2018, the Government’s published a green paper on social housing. Emphasis is
on additional delivery, with Councils expected to play key roles within the forthcoming years
to combat the severe shortage of such housing nationally.

With this in mind, Officers consider that on balance, the in previous in principle objection and
heritage concern for residential development on this site could be overcome as a result of
the site being put forward for affordable housing, providing any impact on the IHCA, and any
listed buildings in the near vicinity, could be adequately mitigated through appropriate design
and careful architectural consideration.

The discussions surrounding heritage, as well as all other relevant issues are addressed
below.

HERITAGE IMPACT AND IMPLICATIONS

Legislation, planning policies and SPGs

A stringent legislative framework exists within the UK’s planning system in relation to historic
buildings and the built/natural landscape. It is under this legislative framework that the
proposal put forward to the LPA will be addressed, assessed and determined.

As the site lies within the IHCA, legislative protection is afforded under the Planning (Listed

Building and Conservation Area) 1990. This legislation chiefly affords that special attention
be given to the preservation or enhancement of conservation areas.
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In addition, the NPPF, chapter 16, ‘conserving and enhancing the historic environment’, puts
into place planning policies that allow decision makers to value the significance of historic
areas, landscapes and buildings, and afford these designated heritage assets great weight
when harm as a result of development is proposed.

Specifically, Paragraphs 193-202 describe the process of LPAs considering potential impacts
on development on heritage assets. It is stated within Paragraph 200 that LPAs should seek
out the opportunities for new development within Conservation Areas where enhancements
and betterments of the historic significance can be revealed.

SDCs policies under the Local Plan (noted above) as well as the policies contained within the
Stonehouse NDP mirror the sentiments outlined within the NPPF, encouraging the careful
consideration of development proposals within Conservation areas in order to minimise
harmful and irreversible damage to such heritage assets.

Impact on IHCA and Heritage Assets

As discussed above, the principle of residential development here has negative overtones
because of the 2002 appeal decision. However, with careful and successful design, it is
considered by Officers that a fine balance of acceptability can be achieved on the site. It is
therefore the purpose of this section to adequately assess the proposed impacts of the IHCA
and surrounding heritage assets.

Underpinning the sites wider designation within the IHCA is a clear understanding that the
green and open spaces, known as the green corridor or central belt (IHCA Character
Appraisal, Volume 1) are often just as important to the character of an area as the built
environment.

There appears to be some confusion within the heritage impact assessment (HIA) submitted
as part of this application. Both the natural and built environments combine together to create
significant heritage assets and landscape characters, however the HIA submitted fails to
recognise the positive contribution the application site has on the IHCA. Whilst correctly
identifying heritage assets within the built environment, the HIA fails to identify the site as a
heritage asset of significant value from within the natural environment that forms part of the
IHCA.

Indeed, it is by the site’s very natural and undeveloped nature that renders it such a
significant element of the IHCA.

The spine of this IHCA is a green corridor of unmaintained and overgrown spaces that help to
punctuate the distinctive and rhythmic pattern of the industrial mills along the watercourse.
This is most appreciated from the perspective of the canal.

Further, the IHCA character appraisal as laid out within the IHCA Management Proposals
SPG 2008 defines the sensitivities of these green gaps and unmaintained areas as being of
particular importance to the character of the area, with the cumulative loss and erosion of
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such spaces causing significant harm to the overall appearance of the IHCA to the degree
that it is now listed under Historic England’s Register of Heritage at Risk list.

It is therefore incorrect to ignore that the application site provides a significant and positive
impact upon the IHCA in its current undeveloped state. This is a crucial and fundamental
point.

Whilst it is now understood the value the site holds in its current state, we must acknowledge
the level of impact the proposed development will have to this site, and the IHCA as a whole.

The application proposes to effectively remove the open and unmaintained nature of the site,
proposing instead to develop and domesticate the land. In doing so, it is considered that the
historic character and visual benefit of the site in relation to its industrial heritage as a green
corridor will be significantly impacted.

Of course, developing the site in line with the submitted proposals will ultimately eliminate the
natural and unmaintained nature of the site, elements that have been picked up on within the
inspectors appeal report in 2002, and within the IHCA Management Proposals SPG 2008.

Although the proposal will retain a certain level of vegetation in the form of boundary trees to
the north and other landscaping, the predominant feel of the site will be significantly altered.
In this regard, there is considered to be significant and harmful impacts upon the natural
environment within the IHCA as a result of this application.

However, as highlighted above, the provision of affordable housing on this site should be
considered as a material consideration and it is therefore pertinent to assess the proposed
development in terms of its design and layout and how this will impact the application site
and IHCA.

The proposal comprises 9 new residential units that will be positioned running centrally
through the site east-west. Rear gardens are located towards the canal bank, with an access
road and parking located towards the north of the site.

The HIA describes how the overall design cues for the scheme have been taken from The
Boat House; a non-designated local heritage asset situated a few metres due east of the
application site, similarly sited on the banks of the Stroudwater Canal.

As one of the last remaining buildings associated directly to the use of the Canal, the Boat
House has been used as a visual and design cue for the residential units proposed on the
application site.

Mirroring the profiled metal clad walls, overhanging eaves and simple design of the Boat
House, the proposed residential units adopt these features. The application also proposes a
range of bright colour cladding for the residential units that will add to the vibrancy and
striking nature of the scheme.
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It is considered that the proposed design and materials are considered to link the proposed
residential units well to the site, anchoring the development to the historic context of the
wider site and Boat House. The design is considered to offer an attractive and striking
development that will be read as locally distinct and create a focal point when travelling down
the canal or canal towpath.

Further, as it is considered that the provision of affordable housing is a material consideration
in the determination of this scheme, it is welcomed that the design and appearance of the
scheme is architecturally different and bespoke to the site, especially when compared to a
contemporary volume house builder style development. This design is striking and will create
a prominent feature within the public realm, especially when viewed from the canal side.

Of course, as already mentioned above, the development of this site for residential
development will have a significant impact upon the open and unmaintained nature of the
site. Whilst Officers advise that an affordable housing scheme could be a material
consideration to outweigh the principle objection of development on this site, this is only on
the basis of it being of a high quality appropriate design and architectural style.

In this context, Officers considers the quirky and vibrant character of the proposed
development is an acceptable ‘trade-off’ when consideration is given to the potential level of
negative impact the development of the site could have on the IHCA. It is considered that a
design as proposed, which links to the wider historical and significant location of the
application site, is an appropriate and negates to an acceptable degree, the harm caused to
the IHCA.

Although removing the transitional function and unmaintained character of the site, the
proposed development nods to the architectural and historic significant of the Boat House
located a short distance from the application site. With this in mind, Officers consider that the
proposed development satisfies Paragraph 200 of the revised NPPF as it seeks to enhance
the historical significance of the application site and wider IHCA.

Finally, in addition to the discussion above, the proposed impact of the development on the
setting of listed buildings in the vicinity of the application site must also be assessed and
considered.

Two heritage assets are located within 200m of the application site and lie within the IHCA.

Upper Mills (main building) is a large former mill, currently used as office accommodation.
The building itself represents a typical mill building and is remnant of the industrial heritage of
the area. Located approximately 130m south-east of the application site, there is sufficient
development between the two sites as to not cause any significant impact upon the setting of
this mill building. There is no inter-visibility between the two sites and as such there are
considered to be no concerns regarding the impact the proposed development will have on
the Main building.

Further, both sites are not historically linked either physically or historically, and as such, are
not considered to be impacted as a result of the proposed development.
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The second building designated within 200m of the application site, as already mentioned, is
the Boat House. Listed as an undesignated local heritage asset, the Boat House sits closer to
the application site, some 80m east of the site, similarly on the northern side of the canal
bank.

When standing in the public domain on the southern side of the canal facing north, both the
application site and the Boat House can be seen together. Whilst it is not considered that the
proposed development will detract from the significance of the Boat House in any way, it is
believed that the linkage of the two sites as a result of the proposed application mimicking the
Boat House will in effect increase the Boat House’s presence and sense of place along the
canal bank to a greater degree.

Two Grade Il listed buildings (Hillview House and The Mount) lie to the north of the
application site. These sit outside of the IHCA but it is nonetheless imperative to properly
assess any impact that may occur to these properties in line with statute.

Both properties are detached, occupying relatively large plots and located on the opposite
side of the A419. The HIA states the application site has a neutral impact on both Hillview
House and The Mount insofar as it neither positively or negatively impacts upon these
buildings. This assessment is considered to be an accurate reflection.

The two buildings are of a sufficient distance from the application site, are in no way
historically or physically linked to the site, and do not share any similar historical features or
contextual significance.

Conclusion: Heritage Impact

On very fine balance, it is considered that whilst there is to be a significant change and thus
impact to the character of the application site, the proposed design and scheme is deemed to
positively reflect the historic surrounding, and reinvigorate an undesignated local heritage
asset.

Most importantly, it is deemed that the requirement for Local Authorities to provide affordable
housing, coupled with a refreshing and historically sensitive designed scheme, in this
instance, outweighs the principle heritage concerns.

The design here is particularly important because the 2002 dismissed scheme was in outline
with only few indicative details.

Paragraph 196 of the NPPF states that less than substantial harm to a conservation area
should be weighed against the public benefits of a proposal, whilst also having regard to
section 72 of the 1990 Planning (Listed Building and Conservation Areas) Act.

The public benefits of this scheme comprise the proposal’s provision of 100% affordable
housing. The District has a great need for new affordable homes and the shortage results in
challenging living conditions for many families and individual constituents.
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On balance, Officers consider that the impact of the development on the Conservation Area
is outweighed by the public benefit of the affordable housing provision in this sustainable
location.

DESIGN AND APPEARANCE

The design cue for the scheme is based on the Wycliffe Boat House, located a few metres
from the application site. The Boat House, although not listed, is notable. It provides a focal
point on the canal, and provides an historical context in which to set a new development.

Utilising the same architectural elements and features, overhanging eaves, metal clad walls,
simple detailing to facades and bright primary colours, the proposed new residential units
incorporate the historic Boat House into the application site. The design is considered to offer
an attractive and striking development that will be read as locally distinct and create a focal
point when travelling down the canal or canal towpath.

A single road is proposed through the centre of the site, with the residential units being
proposed on the southern side of this road, closest to the canal bank. This obscures the
impact of parked cars from the canal. To the northern boundary of the site, many of the
existing trees are to be retained and additional planting provided where possible.

The residential units are to be positioned running parallel to the road and canal bank, with
some vehicular parking proposed to the front of the dwellings at right angles to the front of
properties. The units are would appear as predominately semi-detached dwellings with
simple fenestration and detailing.

Key components of the proposed development is its external appearance and materials. The
applicant has indicated the residential units are to be clad with brightly coloured metal
cladding, with a contrasting roof profile. This design appears to be an integral element of the
scheme, which mimics the aspects of the Wycliffe Boat House.

Mirroring the facade dimensions, overhanging eaves, and the vibrant coloured metal
cladding, the proposed dwellings reflect the Boat House, drawing on its features to enable
the proposed development to better integrate and connect with the wider site and its
historical context.

A high proportion of public response letters question the proposed style of buildings for this
site; the appropriateness in relation to the buildings within the surrounding area.

It is considered that the design of the scheme, be it the individual and quirky nature is
fundamental to the rationale and justification for development on the site. Paragraph 131 of
the NPPF also promotes innovative design. With the historic protection on the site, it is
considered that in this case, it is the objective to secure 100% affordable housing through a
different and non-typical designed scheme that overcomes the principle objection.
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With this in mind, Officers consider the overall design and appearance of the proposed
scheme to be acceptable, however issues such as materials and colours are deemed to be of
such high importance that it is required to condition them prior to implementation.

LANDSCAPE IMPACT

The site is outside the AONB and away from its elevated viewpoints.

The site does not form part of any notable views except for functioning as general swath of
canal bank, but this limited due to the nearby bridge and residential housing. Similarly there
are no particular landscape features to the site except for its 2 bankside trees.

Whilst the new houses will be seen from the canal towpath and Stanley Downtown road, it is
not felt that impacts will be significant.

The existing roadside trees are being retained, which will continue to screen the site from the
A419. Whilst the new houses will be seen from the canal towpath and Stanley Downtown
Road, it is not felt that impacts will be significant.

HIGHWAY IMPACTS

The existing site entrance would remain but will be widened in order to achieve a two-vehicle
passing point, allowing vehicles to enter and exit the site at the same time.

The access does narrow within the site to approximately 5.4 metres, with parking parallel to
this highway on the northern boundary, and a pedestrian highway to the south. A turning
head is proposed, in order to provide satisfactory turning facilities travelling through the site,
as well as for refuse vehicles and emergency services.

Parking for 17 vehicles is proposed which is considered to adequately meet the requirements
of our Local Plan.

The proposal is a cul-de-sac development and traffic speeds should be slow, particularly
given its length and approach by a tight corner.

In addition to vehicular movements, directly outside of the application site is a bus stop,
linking future residents to the local bus network. Further the site sits directly to the north of
the canal towpath whereby occupants of the site can walk/cycle into Stroud Town Centre, or
via the pavement network, to Stonehouse Town Centre a few minutes away.

With two railway stations (Stonehouse and Stroud) being close-by, and a number of other
transport options available other than by private vehicle, it is considered that the application
site is suitably located for residential development and therefore complies with policies
contained within the Local Plan, Stonehouse NDP and the revised NPPF.

In considering the issues above, it is considered that the proposed application is acceptable
in terms of its impact to the highway.




r'/‘ Development Control Committee Schedule
16/10/2018

The Local Highway Authority have no objection subject to conditions.

RESIDENTIAL AMENITY

Potential issues include privacy, shadowing, daylighting, sunlight, overbearing,
noise/disturbance during construction and thereatfter.

The submitted objections have included privacy and noise/disturbance concerns.

The nearest dwellings are to the south at Whitfield Close. Four back on to the canal and the
rest are more distanced. There is some separation (approximately 19.5m in the worst case)
from the application site provided by their gardens and the canal.

The proposal shows the new houses set back approximately 6m from the line of the existing
canal.

The SDC residential design guide recommends 25m between private rear facing windows,
which although dated (2000), it offers a helpful benchmark. The proposal would broadly meet
this guideline. Whilst the concerns of the existing residents are understandable, this would
not warrant refusal.

Existing amenity is not ideal due to the canal towpath being close.

Whilst the existing residents do have an open aspect towards the site, however there is
sufficient distance from these existing dwellings to the proposed units as to not be
overbearing or be unduly dominant, even allowing for the difference in relative slab heights.

Similarly there is sufficient distance to avoid shadowing implications. Daylighting would not
be impaired. Being to the north, sunlight would not be affected.

There are houses to the north and west but these are more distanced and on busy roads.

Noise/disturbance and dust mitigation during construction can be covered by submission of
operational details required by conditions. This reinforces the Council’s statutory nuisance
powers.

There are commercial units located in the Upper Mills Industrial Estate in the south-easterly
location of the application site, but the new dwellings are reasonably distanced to avoid
noise/disturbance and existing dwellings are significantly closer.

There are no significant privacy, daylighting and overbearing implications for the new
residents. The Residential Design Guide outlines the residential amenity standards
appropriate for new development. A minimum of 20sg.m is required of private amenity space.
Within the proposed development, each residential unit has a rear garden measuring from
24sg.m to 48sg.m with the apartments sharing a communal garden measuring 76 sg.m.
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AFFORDABLE HOUSING

100% of the residential units proposed are to be brought forward as affordable housing, and
this forms the underlying basis for residential development on this site.

Of course, it is a key consideration of the central Government to provide increasing numbers
of affordable housing within the UK, one that was reiterated within the White Paper of August
2018 that encouraged Local Authorities to play a more integral approach to aid this provision.

The preamble to Local Plan policy CP8 states that the 2015 SHMA identifies a need for 446
affordable dwellings a year. This is a substantial requirement which cannot be achieved by
contributions from market led sites alone.

In this instance, Officers consider that these affordable houses would be a positive
contribution that will provide substantial public benefit to the District.

The proposed 9 houses would be a helpful contribution towards the Council's 5 year land
supply although not particularly significantly.

ECOLOGY

The site has little vegetation apart from boundary trees and rough grassland. However its
position on the canal means it does offer some ecological value. The NPPF promotes
ecological enhancement and safeguards protected species.

Two walkover surveys have been made. No particularly important species have been found
on the site.

Nonetheless, there is bat commuting along the line of the canal and lighting will be important.
The houses are distanced and spillage of external lighting should therefore be limited.

Similarly the aquatic margins have been considered. Water voles are a declining species and
the banks here have potential for habitat creation, which can be realised as part of this
scheme.

There may be some potential for great crested newts. However this may be limited as the
canal has fish which eat the eggs. Nonetheless, it is felt that a survey is required and if found,
then positive mitigation provided in terms of provision/retention of particular vegetation. Such
a strategy is being prepared and required pre-determination.

Two trees by the canal would be lost, which is regrettable however, their loss can be made
up by other planting. The trees although the northern boundary would be retained which are
useful to wildlife as well as residential amenity.
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HYDROLOGY
The site is not prone to flooding.

Surface water would be disposed of by released into the canal, which has such capacity.

CANAL IMPLICATIONS
Local Plan Policy ES11 promotes restoration, use and access to the canal.

Whilst objections perceive this site as having a substantial and direct use as part of the canal,
this has not been the case since the Ship Inn era.

This proposal does not prevent the continued use and appreciation of the canal. Indeed the
proposal would contribute £9,000 to SVCC for the provision of 3 moorings on the opposite
bank.

OVERALL CONCLUSION AND RECOMMENDATION

The site is within the settlement boundary and the Local Plan allows for the principle of
residential development. Hence in this regard the proposal accords within the Development
Plan.

However the proposal does develop and therefore domesticate this part of the canal, which is
not a characteristic of the industrial heritage conservation area. This impact is negated to
some extent by the proposed innovative and invigorating design. Hence the harm to the
conservation area in this instance is deemed to be less than substantial.

Under paragraph 196 of the NPPF, less than substantial harm should be weighed against the
public benefits of the proposal, whilst also having regard to section 72 of the 1990 Planning
(Listed Building and Conservation Areas) Act.

The public benefits of this scheme comprise the proposal’s provision of 100% affordable
housing. The District has a great need for new affordable homes and the shortage results in
challenging living conditions for many families and individual constituents. On balance, the
impact of the development on the Conservation Area is felt to be outweighed by the public
benefit of the affordable housing provision in a sustainable location.

Taking all matters into consideration and on very fine balance, permission is recommended,
subject to receipt of a satisfactory newt mitigation strategy.
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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

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

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

2. No works shall take place on the external surfaces of the
building(s) hereby permitted until samples of the materials to be
used in the construction works have been submitted to and
approved in writing by the Local Planning Authority. Development
shall then only be carried out in accordance with the approved
details.

Reason:
In the interests of the visual amenities of the area.

3. The development hereby permitted shall not begin until a scheme
to deal with ground contamination, controlled waters and/or ground
gas has been submitted to and approved by the Local Planning
Authority. The scheme shall include all of the following measures,
unless the Local Planning Authority dispenses with any such
requirement specifically in writing:-

4. A Phase 1 site investigation carried out by a competent person to
include a desk study, site walkover, the production of a site
conceptual model and a human health and environment risk
assessment, undertaken in accordance with BS75:2011
Investigation of Potentially Contaminated sites - Code of Practice.

5. If identified as required by the above approved Phase 1 site
investigation report, a Phase 2 intrusive investigation report
detailing all investigation works and sampling on site, together with
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the results of the analysis, undertaken in accordance with BS
10175:2011 investigation of potentially contaminated sites- codes
of practice. Where required, the report shall include a detailed
guantitative human health and environmental risk assessment.

6. If identities as required by the above approved Phase 2 intrusive
investigation report detailing how the remediation will be
undertaken, what methods will be used and what is to be achieved.
A clear end-point of the remediation should be stated, such as site
contaminant levels or a risk management action, as well as how
this will be validated. Any ongoing monitoring should also be
outlined. No deviation shall be made from the scheme without prior
written approval from the Local Planning Authority.

7. Any previously unidentified contamination encountered during the
works as been fully assed and an appropriate remediation scheme
submitted to and approved the Local Planning Authority.

8. A verification report detailing the remediation works undertaken
and quality assurance with the approved methodology that has
been submitted to, and approved by the Local Planning Authority.
Details of any post- remedial criteria shall be included, together
with the necessary documentation detailing what waste materials
have been removed from the site.

For further details as to how to comply with this condition, please
contact Katie Larner, Senior Contaminated Land Officer-
telephone: (01453) 754469.

Reason:

To protect the health of future users of the site from any possible
effects of contaminated land in accordance with the guidance
within the NPPF, in particular, paragraph 120.

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

Site Plan proposed (PL)100 - Received 3/9/2018

Site Plan Proposed (PL) 101 — Received 3/9/18

Proposed plans and elevations (PL)200, 201, 202, 203, 204, 205,
206, 207 — Received 3/9/2018

Street Scene (PL)300 — Received 3/9/2018

Section (PL) 400, 401, 402 — Received 3/9/2018

Soft Landscaping Detail (P17-1687_01-E) — Received 3/9/2018

Reason:
To ensure that the development is carried out in accordance with
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10

the approved plans and in the interests of good planning.

No building hereby permitted shall be occupied until surface water
drainage works have been implemented in accordance with details
that have been submitted to and approved in writing by the local
planning authority. Before these details are submitted an
assessment shall be carried out of the potential for disposing of
surface water by means of a sustainable drainage system in
accordance with the principles set out in Annex F of PPS25 (or any
subsequent version), and the results of the assessment provided
to the local planning authority. Where a sustainable
drainage scheme is to be provided, the submitted details shall:

provide information about the design storm period and intensity,
the method employed to delay and control the surface water
discharged from the site and the measures taken to prevent
pollution of the receiving groundwater and/or surface waters;

include a timetable for its implementation; and

provide a management and maintenance plan for the lifetime of the
development which shall include the arrangements for adoption by
any public authority or statutory undertaker and any other
arrangements to secure the operation of the scheme throughout its
lifetime.

Reason:

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

The residential units hereby permitted shall remain as affordable
housing units in perpetuity and shall be operated as such under
Stroud District Councils function as a registered social landlord.

Reason:

To ensure that the development provides affordable housing for
future occupants of the development, to stop the residential units
from being put forward as full-market housing and to accord with
the corporate policies of Stroud District Council in providing
affordable housing within the District.

Before the development hereby permitted is first brought into use,
a landscape planting, management and maintenance scheme shall
be submitted to and agreed by the Local Planning Authority. The
landscape planting, management and maintenance scheme shall
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10.

11.

be implemented in strict accordance with the approved details and
maintained in perpetuity.

Reason:
To ensure that the landscaping is implemented, maintained and
managed and in the interests of the visual amenities of the area.

No construction site machinery or plant shall be operated, no
process shall be carried out and no construction related deliveries
taken except between the hours of 08:00hrs and 18:00hrs on
Monday to Fridays, between 08:00hrs and 13:00hrs on Saturdays
and not at any time on Sundays, Bank or Public Holidays.

Reason:

To protect the amenity of the locality, especially for the people
living/ or working nearby, in accordance with Stroud District Local
Plan Policy ES3.

The development hereby permitted shall not be occupied until
cycle storage facilities have been made available for use at 1
space per dwelling and those facilities shall be maintained for the
duration of the development.

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 32 of the National Planning Policy Framework.

The development shall be undertaken in accordance with the
submitted arboriculture report (BS5837 Tree Survey, Arboricultural
Impact Assessment and Method Statement ‘considerations’)
received on the 27th February 2018. All of the provisions shall be
implemented in full according to any timescales laid out in the
method statement unless otherwise agreed in writing by the Local
Planning Authority.

Reason:

To safeguard the retained/protected tree/s in accordance with
policy ES8 of the adopted Stroud District Local Plan, November
2015.

No development shall take place (including demolition, ground
works, vegetation clearance) until a construction environmental
management plan (CEMP) has been submitted to and approved in
writing by the Local Planning Authority. The CEMP shall include
the following:




12

Development Control Committee Schedule
16/10/2018

12.

13.

- Methods and Timings for the removal of vegetation likely to
support breeding birds.

- Precautionary working method statement detailing measures
that will be taken when clearing vegetation with potential to
support reptiles.

- Cross reference to the tree retention and protection details.

- Details of site fencing.

- Details of site lighting.

The approved CEMP shall be adhered to and implemented
throughout the construction period strictly in accordance with the
approved details, unless otherwise agreed in writing by the local
planning authority.

Reason:

To ensure the preservation of protected species on site, in
accordance with Policy ES6 of the adopted Stroud District Local
Plan, November 2015 and the NPPF.

No development or other operations shall commence on site in
connection with the development hereby approved, until details of
the works associated with the widening of the canal bank have
been submitted to and approved in writing by the Local Planning
Authority.

Reason:

To safeguard the environmental and landscape importance of the
site in accordance with policy ES7 of the adopted Stroud District
Local Plan, November 2015.

The vehicular access 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 (the X point) to a point on the nearer
carriageway vehicle track edge of the public road 20m distant in
both directions (the Y points). The area between those splays and
the carriageway shall be reduced in level and thereafter
maintained so as to provide clear visibility between 1.05m and
2.0m at the X point and between 0.26m and 2.0m at the Y point
above the adjacent carriageway level.

Reason:-

To avoid an unacceptable impact on highway safety by ensuring
that adequate visibility is provided and maintained to ensure that a
safe, suitable and secure means of access for all people that
minimises the scope for conflict between traffic and cyclists and




12

Development Control Committee Schedule
16/10/2018

14.

15.

16.

17.

pedestrians is provided in accordance with paragraphs 108 and
110 of the National Planning Policy Framework.

Throughout the construction [and demolition] period of the
development hereby permitted provision shall be within the site
that is sufficient to accommodate the likely demand generated for
the following: parking of vehicles of site operatives and visitors;

Parking of vehicles of site operatives and visitors;
Loading and unloading of plant and materials;

. Storage of plant and materials used in constructing the

development;
Provide for wheel washing facilities.

Reason:

To reduce the potential impact on the public highway and
accommodate the efficient delivery of goods in accordance with
paragraph 110 of the National Planning Policy Framework.

The building(s) hereby permitted shall not be occupied until the
vehicular parking and turning facilities have been provided in
general accordance with the submitted plans 28789 100 Rev A
and 28789 101 except with on-street parking not demarcated, 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 scope for conflict between traffic and
cyclists and pedestrians is provided in accordance with the
paragraphs 108 and 110 of the National Planning Policy
Framework.

No development shall commence on site until a scheme has been
submitted to, and agreed in writing by the Council, for the provision
of fire hydrants (served by mains water supply) and no dwelling
shall be occupied until the hydrant serving that property has been
provided to the satisfaction of the Council.

Reason:

To ensure adequate water infrastructure provision is made on site
for the local fire service to access and tackle any property fire in
accordance with paragraph 110 of the National Planning Policy
Framework.

Dwelling frontage vegetation and alongside units 1&2 and unit 3
shall be maintained at 600mm or below to ensure emerging
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18.

19.

visibility

Reason:

To ensure that a safe, suitable and secure means of access for all
people that minimises the scope for conflict between traffic and
cyclists and pedestrians is provided in accordance with the
paragraphs 108 and 110 of the National Planning Policy
Framework.

Prior to occupation of the proposed development hereby permitted
the first 10m of the proposed access road, including the junction
with the existing public road and associated visibility splays, shall
be 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 scope for conflict
between traffic and cyclists and pedestrians in accordance with
paragraphs 108 and 110 of the National Planning Policy
Framework.

Tactile footway crossings shall be provided across the site access
junction and the turning head footway.

Reason:

To ensure that a safe, suitable and secure means of access for all
people that minimises the scope for conflict between traffic and
cyclists and pedestrians is provided in accordance with the
paragraphs 108 and 110 of the National Planning Policy
Framework.




