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1.0 INTRODUCTION 

 

1.1 An application seeking planning permission for residential development in outline form is 

submitted on behalf of Oxford Law relating to the land edged red on Plan No. PF/9641.01. All 

matters of detail relating to means of access, appearance, landscaping, layout and scale are 

reserved for subsequent approval of the Local Planning Authority (so called Reserved Matters).  

The proposed development includes the demolition of 89 Court Orchard. 

  

1.2 By way of illustration to assist in understanding the how the site may be satisfactorily developed for 

housing, and served by a suitable means of access, the following drawings are provided: 

 

i. Illustrative layout plan Drawing No. AIT-183-PA-002 that shows the disposition of some new 

homes with access onto Court Orchard (No. 89). The illustrative site access arrangement is 

shown on Drawings No. 151158-SKT03(B) with swept path analysis shown on Drawing No. 

151158-AT02(A). 

ii. Illustrative layout plan (Sketch Layout Rev B) that shows the disposition of some new 

homes with access routed towards Synwell Road. The illustrative site access arrangements 

are shown on Drawings Nos. 151158-SKT01C and 151158-AT01(1).  

 

1.3 It is emphasised that no part of the existing playing fields forms part of the formal planning 

application, and the Applicant has no land interest over the playing fields. Nevertheless, the principle 

of such an access route has been discussed with GCC Highway Authority (HA). The HA has advised by 

letter dated 27th August 2015, and email correspondence dated 16th October 2015, that the principle 

of such an access route is acceptable to the HA.  This correspondence is attached as APPENDIX 1. 
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1.4  In the email correspondence dated 16th October 2016 [08:38], the HA has commented on the design 

specification for an access through 89 Court Orchard. These design details have been incorporated 

into the illustrative access arrangement. The exchange of correspondence is attached as APPENDIX 1.  

 

1.5 Reports to support the planning application comprise: 

 

i. Design and Access Statement 

ii. Ecological Survey Report (Extended Phase 1 Survey and Protected Species Survey May 2015) 

iii. Ecological Survey Report (Bat Activity Survey, Reptile Survey, Crayfish and Badger Survey 

October 2015) 

iv. Landscape Sensitivity Study December 2015 

v. Landscape and Visual Impact Assessment June 2016 

vi. Transport Statement June 2016 

vii. Travel Plan Statement June 2016 

viii. FRA July 2016 

ix. Foul and Storm Water Drainage Strategy July 2016 

 

A topographical survey Drawing No 0961 is included. 

 

1.6 The planning application has been assembled by a team of consultants comprising: 

Planning – Framptons, Oriel House, 42 North Bar, Banbury, OX16 0TH 

Highways – Hydrock, Over Court Barns, Over Lane, Almondsbury, Bristol BS32 4DF 

Ecology – Ecoline, 25 Ainsbury Road, Beechwood Gardens, Coventry, CV5 6BA 

Landscape and Visual Amenity – MHP Design, Corinth House, 117 Bath Road, Cheltenham, GL53 7SL 

Drainage / Flood Risk – Hydrock, Over Court Barns, Over Lane, Almondsbury, Bristol BS32 4DF 
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1.7 The purpose of the planning statement is to assist the Planning Officer and members of the public in 

understanding the approach taken by the Applicant when preparing the proposal in the context of 

relevant planning policy.  

 

  



 

 
Planning Statement.FINAL 5                        Framptons 
Land at Holywell Farm and 89 Court Orchard                  Town Planning Consultants 
Wotton under Edge                                                     July 2016 
On behalf of Oxford Law                                                                                                                       PJF/tb/PF/9641 

 

2.0 RELEVANT PLANNING POLICY CONSIDERATIONS 

 

2.1 The starting point is as always the provision of the development plan. The relevant development plan 

is the Stroud District Local Plan which was statutorily adopted in November 2015. It is fundamental to 

recognise that the planning system is a plan-led planning system not a plan determined system. 

Section 70(2) pf the 1990 Act states: 

 

‘In dealing with such an application the authority shall have regard to the provisions of the 

development plan, so far as is material to the application, and to any other material 

considerations.’ 

 

2.2 The Proposals Map accompanying the Local Plan identifies that the site lies outside the Settlement 

Development Limits. The site lies within the AoNB which extends across the town. The site is not 

allocated for housing development.  

 

2.3 Wotton under Edge is defined in the Local Plan as a Second Tier settlement as a Local Service Centre. 

Policy CP3 states: 

 

‘These market towns, large villages and planned urban extensions have the ability to support 

sustainable patterns of living in the District because of their current levels of facilities, services 

and employment opportunities. They have the potential for modest levels of jobs and homes in 

order to help sustain and, where necessary, enhance their services and facilities promoting 

better levels of self-containment and viable, sustainable communities.’ 
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2.4 Policy ES7 relates to landscape character and states: 

 

‘Within the Cotswolds Area of Outstanding Natural Beauty (AONB), or on land that may affect 

its setting, priority will be given to the conservation and enhancement of the natural and scenic 

beauty of the landscape whilst taking account of the biodiversity interest and the historic and 

cultural heritage. Major development will not be permitted unless it is demonstrated to be in 

the national interest and that there is a lack of alternative sustainable development sites. 

In all locations development proposals should conserve or enhance the special features and 

diversity of the different landscape character types found within the District. Priority will be 

given to the protection of the quality and diversity of the landscape character. Development will 

only be permitted if all the following criteria are met: 

1. The location, materials, scale and use are sympathetic and complement the landscape 

character; and 

2. Natural features including trees, hedgerows and water features that contribute to the 

landscape character and setting of the development should be both retained and managed 

appropriately in the future. 

Opportunities for appropriate landscaping will be sought alongside all new development, such 

that landscape type key characteristics are strengthened. 

The Stroud District Landscape Assessment will be used when determining applications for 

development within rural areas.’ 

 

2.5 Policies CP3 and ES7 are considered to be the most significant policy considerations for the purposes 

of examining the principle of residential development on the site. Other development management 

policies are clearly relevant for any proposals that seek the approval of details. The underlying 

purpose of such policies can be adequately controlled by the imposition of reasonable conditions on 

the grant of an outline planning permission. 
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2.6 It is accepted that this proposal does not accord with the provisions of the development plan when 

read as a whole. Section 38(6) of the 2004 Act requires the decision-taker to consider whether there 

are ‘other considerations’ which indicate the decision should be undertaken otherwise than in 

accordance with the provisions of the development plan. It is submitted that other considerations 

derive from the inability of the District Council to demonstrate a deliverable housing land supply of at 

least 5 years. 

 

National Planning Policy 

 

The Framework 2012 

 

2.7 Paragraph 215 of the Framework states: 

 

‘… following this 12-month period, due weight should be given to relevant policies in existing 

plans according to their degree of consistency with this framework (the closer the policies in the 

plan to the policies in the Framework, the greater the weight that may be given).’ 

 

2.8 Paragraph 49 of the Framework states: 

 

‘Housing applications should be considered in the context of the presumption in favour of 

sustainable development. Relevant policies for the supply of housing should not be considered 

up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable 

housing sites.’ 
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2.9 The Applicant contends that the LPA does not possess compelling and robust evidence to establish a 

deliverable housing land supply of at least 5 years. As such it is submitted that policies for the supply 

of housing should not be considered up to date. The Court of Appeal judgement in the case of Suffolk 

Coastal District Council and Hopkins Homes; Richborough Estates and Cheshire East Borough Council 

– March 2016 has established that policies for the supply of housing should be given a wide meaning.  

 

2.10 Policy ES7 is a policy that has the effect of restricting housing supply and in the circumstances of 

paragraph 49 of the Framework should not be considered up to date. It forms no part of the 

Applicant’s case that no weight should be given to the provisions of Policy ES7. The weight to be given 

to individual policies such as Policy ES7 is prima facie a matter for the decision-taker. 

 

2.11 Policy ES7 states that major development will not be permitted unless it is demonstrated to be in the 

national interest and there is a lack of alternative sustainable development sites. The policy is broadly 

consistent with the provisions of Framework 116.  

 

2.12 On the 6th March 2014 PPG was issued. Paragraph ID 8-005-20140306 states: 

 

‘Whether a proposed development in these designated areas should be treated as a major 

development, to which the policy in paragraph 116 of the Framework applies, will be a matter 

for the relevant decision-taker, taken into account the proposal in question and the local 

context.’ 

 

2.13 The determination of whether an application is ‘major development’ (for the purposes of the 

Framework 116) is fact – specific and a matter of judgement for the decision-maker.  ‘Major 

development’ is to be given its normal meaning and should be considered in the local context of the 

proposal. 
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2.14 For the reasoning explained in the following section of the Planning Statement, this proposal is not 

considered to amount to major development within the meaning of the Framework 116. 

 
2.15 A development in this location is likely to take some 12 – 18 months to complete including the 

provision of landscaping. The inevitable disturbance from construction activities is then finished, and 

the site will become assimilated into the enlarged urban framework of Wotton under Edge. As a 

Second Tier Settlement (Policy CP3) Wotton under Edge has experienced new development in 

response to development needs, including the provision of new homes. This proposal adds a small 

scale of development to one of the main settlements of the District. In meeting the requirement for 

development needs, development within the AONB beyond the confines of the existing pattern of 

settlement is unavoidable. 

 

 

2.16 The Framework 115 states that ‘great weight should be given to conserving landscape and scenic 

beauty in the AONB’. This is a matter that goes to the planning balance. 

 

2.17 In the circumstances of a less than 5 year housing land supply, it is submitted that for a scale of 

development which is not reasonably to be described as major development in the AONB, the 

elevated presumption in favour of granting planning permission provided by the second bullet point 

of the Framework paragraph 14 is engaged. 

 

2.18 The second bullet point of paragraph 14 disengages the presumption in favour of a grant of planning 

permission where ‘specific policies in this Framework indicate development should be restricted’. The 

Framework 116 is a specific policy – relating to major development – where such development should 

be restricted unless ‘exceptional circumstances’ justify the granting of planning permission. 
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2.19 Development within the AONB which is not to be regarded in the normal sense of the meaning of the 

term ‘major’ – which has to be considered in the local context of the site – is not subject to being 

restricted by a specific policy. Rather the Framework 115 requires ‘great weight to be given to 

conserving landscape and scenic beauty’. This is a consideration which goes into the planning balance 

within the second bullet point of the Framework paragraph 14. 

 

2.20 In the context of the main policy provisions, the merits of the application are considered.  
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3.0 THE PLANNING CONSIDERATIONS 

 

Housing Land Supply 

 

3.1 The latest published Housing Land Supply Assessment is for the period up to 30th September 

2015 – and relates to the period up to the end of March 2015. The assessment is hence almost 

18 months out of date. The assessment claims a 6.75 years supply of housing. It is submitted 

that a robust assessment of housing land supply would establish that the LPA is not able to 

demonstrate the delivery – in the meaning of the Framework Footnote 11 –at least a 5 years 

land supply.  The availability of a 5 years housing land supply is the minimum provision for which 

a LPA should be capable of demonstrating delivery with ‘compelling evidence’ (Framework 48). 

 

3.2 In the absence of a deliverable 5 year housing land supply substantial weight is placed upon the 

provision of a deliverable new supply of new housing. The scheme will also bring forward new 

homes as Affordable Dwellings – pursuant to the provisions of Policy CP9. Paragraph 4.17 of the 

Local Plan states: 

 

‘Affordability is expected to worsen over the next 20 years increasing the impetus for a 

greater supply of affordable housing within the District. The Council believes that both the 

very high level of housing need and the limited supply of land for housing justify a low 

threshold for affordable housing provision. Therefore the Council will require at least 30% 

of dwellings to be affordable in all housing, including extra care, schemes meeting the size 

threshold set out in the policy, unless unusually high costs associated with the 

development of the site, or the realisation of other planning objectives which take priority, 

make this not viable.’ 
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3.3 In these circumstances, substantial weight is also placed upon the provision of affordable 

housing for this scheme. 

 

3.4 It has to be acknowledged that the development needs of the District cannot be met by the 

recycling of urban land or the recycling of suitable brownfield land from within the rural areas. 

The development of greenfield land to meet development needs is inevitable. A greenfield site 

cannot be developed for housing without having a significant impact upon its prevailing 

landscape character and visual amenity. The loss of greenfield land to development is a matter 

that goes into the negative side of the planning balance. 

 

3.5 This application is accompanied by a Landscape and Visual Impact Assessment. MHP conclude at 

paragraph 7.4.1 of the LVIA: 

 

‘Overall the combined landscape and visual significance is considered to be slight adverse.  

This is due to a combination of an overall slight adverse landscape effect and overall slight 

adverse visual effect. The overall magnitude of effect is considered to be low due to the 

containment of the study site and the limited geographical extent of where the changes 

are experienced.’ 

 

3.6 MHP identifies the most significant effect on landscape arising from the loss of the ‘agricultural 

pastoral use’ (paragraph 7.2.1). In respect of the impact upon the landscape and scenic beauty 

of the AONB, MHP conclude: 

 

‘The study site and contextual area fall within the designated landscape of the Cotswolds 

AONB. The Cotswolds AONB Management Plan 2013-2018 sets out the special qualities 

of the Cotswolds which contributes to its desirable landscape characteristics and scenic 
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beauty. Other than the use of the study site for livestock grazing, the site contributes 

little to the published special qualities of the AONB as set out in the Cotswolds AONB 

Management Plan 2013-2018.’ 

 

‘The assessment identifies that other than the loss of pasture there would be no 

significant effects on landscape resources. The development would be generally 

compliant with the outline landscape strategies and guidelines for the landscape 

character area as prescribed in the Landscape Strategy and Guidance for the 

Cotswolds AONB. The development would not result in the loss or reduction of 

any ‘special qualities’ of the AONB other than the loss of the improved pasture.’ 

 
3.7 The inevitable effect of housing development on a greenfield site beyond the existing urban 

edge of Wotton under Edge, goes into the negative side of the planning balance.  

 

3.8 The construction process will bring about new investment, and employment. The Government 

estimates that ‘every £1 million of new house building output supports 12 net jobs (direct and 

five indirect) for a year. Building of new affordable homes also provides apprenticeships. If the 

assumption is made that each dwelling costs £100,000 to construct, then say 25 new dwellings 

would amount to £2.5 million of building output – providing some 30 net jobs for a year. 

Moderate weight is placed upon this economic benefit. 

 

Conclusions 

 

3.9 The impact of the development on the environmental dimension of sustainable development is 

confined to the loss of a greenfield site to housing – which is an inevitability if land is to be 
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provided to meet the housing needs of the District.  The special qualities of the AoNB is 

preserved by the development.  The underlying policy objective provided by Framework 115 is 

preserved by the development. 

 

3.10 On the positive side of the planning balance substantial weight is to be given to the provision of 

housing – with the Government committed to ‘boosting housing land supply’. Substantial weight 

should be given to the provision of affordable housing in a location where affordability is a 

worsening situation. Moderate weight is given to the economic benefits to be derived from this 

development. 

 

3.11 It is concluded that in considering economic, social and environmental gains jointly and 

simultaneously through the planning system, that this development achieves a net gain for 

sustainable development. Planning permission should be granted accordingly.  
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APPENDIX 1 
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