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Demolition of existing Class B1 building and erection of 3 no. dwellings 
together with associated ancillary development at Land South Of Back Lane 
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Agent: Plan-A Planning And Development Ltd 

Case Officer: Andrew Moody 

Ward Member(s): Councillor Lisa Spivey   

Committee Date: 11th November 2020 

 
RECOMMENDATION: 

 
PERMIT 
 

 
Main Issues: 
 
(a) Principle of development 
(b) Sustainability of the location 
(c) Conservation and design 
(d) Landscape impact 
(e) Biodiversity 
(f) Highway safety 
(g) Residential amenity 
(h) Drainage 
(i) CIL 
 
Reasons for Referral: 
 
The application has been referred to the Planning and Licensing Committee by the Ward 
Member, Councillor Lisa Spivey, for the following reason: 
 
'Thank you for your very detailed report on this application and the time you have taken to 
discuss it with me. 
 
Whilst I can see why you have reached your decision and the balancing you have done 
getting there, I am still concerned that this development in itself is simply 3 more market 
homes in a non-principal settlement and as such does not contribute to the sustainability of 
the village. 
 
Therefore I would like for this application to go to the planning committee for discussion and 
decision. 
 
1. Site Description: 
 
The site is located to the north western edge of the village of Ampney Crucis. Ampney 
Crucis is a small rural village with development primarily scattered in a linear arrangement 
along the main village road. The village is not located within any designated landscape area. 
 
The site comprises a parcel of land to the southern side of Back Lane, which is a narrow 
lane leading from the main road that runs through the village. The site itself is approximately 



0.27 hectares in area, and is currently occupied by a single storey building that is understood 
to have been in Class B1 use. 
 
2. Relevant Planning History: 
 
None 
 
3. Planning Policies: 
 
EN8  Bio & Geo: Features Habitats & Species 
EN10  HE: Designated Heritage Assets 
EN11  HE: DHA - Conservation Areas 
TNPPF  The National Planning Policy Framework 
DS3  Small-scale Res Dev non-Principal Settle 
DS4  Open Market Housing o/s Principal/non-Pr 
EN1  Built, Natural & Historic Environment 
EN2  Design of Built & Natural Environment 
EN4  The Wider Natural & Historic Landscape 
EN14  Managing Flood Risk 
EN15  Pollution & Contaminated Land 
INF3  Sustainable Transport 
INF4  Highway Safety 
INF5  Parking Provision 
 
4. Observations of Consultees: 
 
Conservation and Design Officer: No objection subject to conditions, comments incorporated 
into the report 
 
Landscape Officer: No objection 
 
Biodiversity Officer: No objection subject to conditions 
 
Highway Authority: No objection subject to conditions 
 
Tree Officer: No objection subject to condition 
 
5. View of Town/Parish Council: 
 
Objection. Due to the length of the comments these are attached as an appendix to this 
report. 
 
6. Other Representations: 
 
34 representations objecting to the proposal have been received, making the following 
comments:- 
 

 contrary to the development plan and creates a precedent 

 object to piecemeal development along the lane 

 lane past the site not suitable for extra traffic 

 loss of trees prior to application being submitted 

 fundamental change from the conversion of the existing buildings and would create a    
precedent 

 access at the end of the lane has poor visibility 



 impact upon pedestrians in the village from extra traffic 

 concerns about drainage 

 insufficient parking provided 

 impact of parking during construction works 

 contrary to Policy DS3 

 object to the design 

 impact upon amenity of neighbouring properties 
 
7. Applicant's Supporting Information: 
 
Planning Statement 
Design and Access Statement 
Heritage Assessment 
Ecological Appraisal 
Reptile Survey 
Arboricultural Impact Assessment 
Transport Statement 
Proposed plans 
 
8. Officer's Assessment: 
 
(a) Principle of Development 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that 'If regard is to 
be had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise.' The starting point for the determination of an application 
would therefore be the current development plan for the District which is the Cotswold 
District Local Plan 2011-2031.  
 
Local Plan Policy DS3 (Small-Scale Residential Development in Non-Principal Settlements), 
allows for small-scale residential development in non-Principal Settlements where this: 
 
a. demonstrably supports or enhances the vitality of the local community and the continued 
availability of services and facilities locally; 
 
b. is of a proportionate scale and maintains and enhances sustainable patterns of 
development; 
 
c. complements the form and character of the settlement; and 
 
d. does not have an adverse cumulative impact on the settlement having regard to other 
developments permitted during the Local Plan period. 
 
Policy DS3 recognises that although many of the rural villages and hamlets within the district 
are not sustainable locations for residential development, some settlements have greater 
sustainability credentials.  As such Non-Principal Settlements are those which have 
reasonable access to everyday services, facilities and/or employment opportunities, either 
within the settlement itself, at a Principal Settlement, or at a neighbouring rural settlement. 
 
The NPPF has at its heart a 'presumption in favour of sustainable development'. It states 
that there are three overarching objectives to achieving sustainable development: economic, 
social and environmental, which are interdependent and need to be pursued in mutually 
supportive ways. 



 
With regard to the principle of development, an application for the erection of two houses on 
the opposite, northern side of the lane, was refused under reference 18/04770/FUL. The 
refusal reason was as below: 
 
"The application site is in an isolated location outside any settlement boundary defined in the 
Cotswold District Local Plan, and outside the built up area of Ampney Crucis. The 
application site therefore represents an unsustainable location for new build open market 
residential development and would result in future occupiers of the proposed dwellings 
having to rely on the use of the private motor car to undertake most day to day activities. The 
proposal will therefore increase reliance on the use of the private motor car materially 
increasing car borne commuting and compromising the principles of sustainable 
development. 
 
Notwithstanding the fact that the buildings on site may be converted to residential dwellings 
under the provisions of Part 3, Class Q of the Schedule to the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (as amended), whilst this is a 
material planning consideration it is not of sufficient weight to justify the construction of open 
market housing in open countryside outside of any settlement boundary defined in the 
Cotswold District Local Plan, and contrary to the Development Strategy for the delivery of 
housing over the period 2011-2031. 
 
No special circumstances have been advanced for the erection of these dwellings, and the 
proposal is therefore be contrary to Cotswold District Local Plan Policies DS1 and DS4, and 
guidance contained in the National Planning Policy Framework, in particular paragraph 79." 
 
An appeal was lodged against this decision, (PINS Ref: APP/F1610/W/19/3230303), with 
this being allowed on 3rd January 2020. With regard to the principle of development, the 
Inspector made the following comments: 
 
"5. Policy DS1 of the Cotswold District Local Plan 2011-2031 (LP) sets out the settlement 
strategy for the district. The strategy seeks to concentrate the majority of new dwellings 
within Principal Settlements as the most sustainable locations to deliver future growth. 
Cirencester is identified as the main Principle Settlement and is in close proximity to Ampney 
Crucis, with bus services connecting the two. 
 
6. Policies DS3 and DS4 of the LP subsequently define how development outside of 
Principal Settlements should occur. Specifically, Policy DS3 provides scope for small scale 
residential development to occur in Non-Principal Settlements where some rural settlements 
may have greater sustainability credentials. Ampney Crucis is a Non-Principal Settlement 
and has no defined development boundary. Policy DS4 restricts the construction of new-
build open market housing outside of both Principal and Non-Principal Settlements. 
 
7. The rural character of Ampney Crucis and pattern of development is such that it merges 
into the surrounding landscape. The appeal site appears as part of the rural village despite 
its location on the edge of the settlement and separation distance to existing dwellings. This 
is supported by the extant planning permission 16/05309/FUL for two residential dwellings, 
which adjoins the appeal site and existing dwellings on Backs Lane. Accordingly, in my 
judgement Policy DS3 of the LP is relevant to the assessment of the appeal proposal as 
opposed to Policy DS4 as identified by the Council in their decision notice. I am also 
satisfied that the appeal proposal would not result in isolated homes under Paragraph 79 of 
the National Planning Policy Framework (the Framework) for the above reasons. 
 
8. In line with the criteria under Policy DS3, the evidence submitted by both parties identify a 
number of local facilities and services within Ampney Crucis which would benefit from 



development of this scale. The close proximity of Ampney Crucis to Cirencester, and the 
presence of connecting local bus services further adds to the sustainability credentials of the 
appeal site. The size and scale of the proposed residential development would appear 
proportionate to, and complementary of the size and character of the settlement and 
surrounding rural area. In my view the proposed development would not result in cumulative 
harm to the rural character and appearance of the surrounding area. 
 
9. I note the comments from Council and other interested parties regarding the concern of 
precedent. I am satisfied that the specific circumstances pertaining to this appeal would not 
result in a harmful precedent facilitating the undue expansion of the Ampney Crucis 
settlement. No directly comparable sites have been put forward to which this might apply. 
The policies under the LP are robust and set clear criteria limiting new development in the 
open countryside. That withstanding, each planning decision is made on its own merits 
which I have done in this instance, and a generalised concern of this nature does not justify 
withholding permission in this case." 
 
Having regard to this application, therefore, the proposal must be assessed against Policy 
DS3 of the Local Plan, which is permissive towards small-scale residential development in 
non-principal settlements, subject to the criteria above being satisfied. 
 
With regard to criterion a of Policy DS3, whilst the development is small-scale in nature, 
future occupants of the dwellings would increase the population of the village and potentially 
assist in enhancing or supporting the vitality of the local community and the continued 
availability of services and facilities locally. 
 
In respect of criterion b and d, the total number of new dwellings already granted along Back 
Lane is 4, with 2 of these nearing completion, whilst works have recently commenced upon 
the scheme allowed on appeal. Considering the scale of the village, it is not considered that 
the cumulative impact of development is such that it would adversely impact upon the 
settlement. Officers are aware of one other dwelling granted in another part of the village 
during the last 5 years, at The Old Mortar Mill (16/04932/FUL), resulting in a total of 5 
dwellings with planning permission. 
 
Discussion with regard criterion c is contained below, in respect of whether the development 
complements the form and character of the settlement. 
 
(b) Sustainability of the Location 
 
The supporting text to Policy DS3 guides the decision maker to make a judgement on the 
accessibility to everyday services, facilities and/or employment opportunities, where 
"reasonable access" helps to avoid unnecessary traffic movements and social isolation. 
Distance, quality of route, topography and pedestrian safety are important issues when 
considering the accessibility of services and facilities (Para 6.3.4). The Local Plan's 
development strategy seeks to promote sustainable patterns of development in the District 
and residential development in rural areas is directed to those locations where it will 
enhance or maintain the vitality of rural communities. In the absence of special 
circumstances, the plan seeks to avoid permitting new isolated homes in the countryside. 
Policies DS3 and DS4 are central in this respect.  
 
In terms of the sustainability of the location, Ampney Crucis is a settlement that is not well-
served by day-to-day services and facilities. For this reason, it has not been included as one 
of the Principal Settlements in the Local Plan. Therefore, housing development in significant 
numbers and/or high density is unlikely to be supported in this location; however, having 
regard to Policy DS3 and the NPPF, it is proper that consideration is given to small-scale 
residential development on the merits of each individual case. 



 
The 'Role and Function of Settlements Study' published by the Council in 2012 identifies the 
village as having five facilities listed, including a pre-school, primary school, pub, community 
hall and place of worship. The site is also within walking distance of bus stops, with an 
internet search indicating that there is an hourly bus route to and from Cirencester 7 times a 
day on weekdays, thereby the site is accessible by public transport to and from the main 
town and service centre within the District. NPPF paragraph 78 states that 'To promote 
sustainable development in rural areas, housing should be located where it will enhance or 
maintain the vitality of rural communities. Planning policies should identify opportunities for 
villages to grow and thrive, especially where this will support local services. Where there are 
groups of smaller settlements, development in one village may support services in a village 
nearby.' 
 
There have been recent planning applications for single new residential dwellings 
within/adjoining Ampney Crucis or nearby settlements that have either been granted 
permission or refused on the grounds that did not include the principle of development. For 
example, a single dwelling has been granted at The Old Mortar Mill in Ampney Crucis 
(16/04932/FUL) in March 2017, following a refusal (15/05598/FUL) based solely upon the 
impact upon the setting of heritage assets. More notably for this application is the approval 
for 2 dwellings granted under reference 16/05309/FUL on land directly opposite to the 
application site, and which are currently being constructed, in addition to the 2 dwellings 
allowed on appeal (18/04770/FUL). There will, however, be a limit as to the number of 
dwellings that Ampney Crucis could reasonably and sustainably accommodate in 
accordance with local and national planning policy. 
 
(c) Conservation and Design 
 
The site is located on the edge of Ampney Crucis and the eastern boundary of the 
application runs along the boundary to the Ampney Crucis Conservation Area wherein the 
Local Planning Authority is statutorily obliged to pay special attention to the desirability of 
preserving or enhancing the character or appearance of the locality. This duty is required in 
relation to Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990. 
 
Section 16 of the National Planning Policy Framework asks that Local Planning Authorities 
should take account of the desirability of sustaining or enhancing the significance of heritage 
assets. Paragraph 193 states that when considering the impact of the proposed works on 
the significance of a designated heritage asset, great weight should be given to the asset's 
conservation. It also notes that significance can be harmed through alteration or 
development within the setting. Paragraph 194 states that any harm to or loss of the 
significance of a heritage asset should require clear and convincing justification.  
 
Paragraph 195 states that where a proposed development will lead to substantial harm 
applications should be refused unless it is demonstrated that that harm is necessary to 
achieve substantial public benefits, whilst Paragraph 196 states that where a development 
proposal will cause harm to the significance of a designated heritage asset that is less than 
substantial harm, that harm is weighed against the public benefits of those works.  
 
Paragraph 130 within Section 12 of the National Planning Policy Framework states 
permission should be refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an area and the way it 
functions, taking into account any local design standards or style guides in plans or 
supplementary planning documents. 
 



The Cotswold District Local Plan, Policy EN2, states that development will be permitted 
which accords with the Cotswold Design Code (Appendix D). Proposals should be of design 
quality that respects the character and distinctive appearance of the locality. 
 
Policy EN11 of the Cotswold District Local Plan which refers to conservation areas states 
that development proposals, including demolition, that would affect Conservation Areas and 
their settings, will be permitted provided they 'preserve and where appropriate enhance the 
special character and appearance of the Conservation Area in terms of siting, scale, form, 
proportion, design, materials and the retention of positive features'. 
 
Back Lane historically formed little more than an agricultural track, rather than an actual 
lane. Nevertheless, recent planning history has seen a number of developments allowed 
along Back Lane that would effectively transform it into a lane with flanking ribbon 
development. This is not, in itself, uncharacteristic of Ampney Crucis, where much of the 
historic settlement comprised a similar pattern of development. 
 
Nonetheless, the majority of the new development approved along Back Lane forms a 
comparatively narrow band flanking the lane, rather than being long plots running back from 
the lane into the more open, edge-of-settlement, paddock (and formerly orchard) areas that 
formed the traditional transition between the settlement and the wider open countryside. 
 
The siting of Cottages 1 and 2 conforms to this pattern, although the siting of the proposed 
barn-style dwelling would be anomalous it would relate to the position of the existing B1 
building on the site. The scheme has been amended since submission to reduce the extent 
of the curtilage to this unit, with an area of orchard planting now shown which is considered 
to screen the development and form a more gentle and traditional transition to the paddocks 
beyond. This would also restore a feature historically characteristic of the village. 
 
The two houses are considered to be a plausible interpretation of the early-vernacular 
inspired Arts-and-Crafts. A few minor changes have been made to the design, for example 
the car ports are open with oak framing, the use of natural blue slate roofing and the 
windows to the two front gables being reduced to two-light in width to reflect the traditional 
hierarchy of fenestration. 
 
With regard to the 'barn dwelling', the design has been significantly amended to provide a 
two storey property that would be constructed with natural Cotswold rubble stone to the 
walls, with some vertical timber cladding, and a metal roof. 
 
These amendments to the design of the dwellings are considered to have addressed the 
concerns previously raised in respect of the development of the  site with regard to the 
impact upon the setting of the Ampney Crucis Conservation Area. Subject to conditions, 
therefore, the proposal is now considered to be in accordance with both Policy EN2 and 
Appendix D (Cotswold Design Code), in addition to the NPPF. 
 
(d) Landscape impact 
 
Paragraph 170 of the NPPF requires the planning system to recognise the intrinsic character 
and beauty of the countryside. Policy EN2 of the Local Plan states that development will be 
permitted which accords with the Design Code (Appendix D). Proposals should be of design 
quality that respects the character and distinctive appearance of the locality.  
 
Policy EN4 of the Local Plan states that development will be permitted where it does not 
have a significant detrimental impact on the natural and historic landscape (including the 
tranquillity of the countryside) of Cotswold District or neighbouring areas. This policy requires 
that proposals will take account of landscape and historic landscape character, visual quality 



and local distinctiveness. They will be expected to enhance, restore and better manage the 
natural and historic landscape, and any significant landscape features and elements, 
including key views, settlement patterns and heritage assets. 
 
The site is located to the north western edge of Ampney Crucis which has development 
mainly scattered in a linear arrangement along the main village road. The village is not 
located within any designated landscape area.  
 
The site itself is L-shaped and is occupied by existing B1 industrial building and an 
overgrown area of grass. The site adjoins the existing village upon its eastern side, and is 
directly opposite the two dwellings granted under reference 16/05309/FUL. Whilst the 
proposals would represent a slight expansion of the existing village along the southern side 
of Back Lane, considering its context and the existing building upon the site, the Landscape 
Officer is raising no objection, commenting that given the residential context of the area and 
the amount of development proposed on a partially brownfield site, the proposals do not 
represent an incongruent addition to the landscape in this area. 
 
(e) Biodiversity 
 
The proposed development site is in a rural location on the edge of the village, surrounded 
by fields, lanes/paths and a garden. The site itself comprises an existing single storey 
building built from blockwork and an area that was overgrown at the time of visiting the site. 
The proposed development site is located within a Site of Special Scientific Interest (SSSI) 
Impact Risk Zone although the type of development is not included as being of high risk. 
 
An Ecological Appraisal has been submitted that includes the building upon the site, and this 
has identified no adverse impact upon protected species. The Biodiversity Officer is raising 
no objection subject to conditions, which would include various biodiversity enhancements, 
for example bay and bird boxes, but also a Hedgerow Management Plan. 
 
There are no objections to the proposed development on biodiversity grounds, having regard 
to Policy EN8 of the Local Plan and paragraphs 170 and 175 of the NPPF. 
 
(f) Highway safety 
 
Concerns have been raised by the local community regarding the impact upon traffic using 
Back Lane, the lack of passing spaces, in addition to its junction with the road network in the 
village to the east of the site. The site has been visited by an Officer from the Highway 
Authority. 
 
Notwithstanding the local concerns, the Highway Authority are raising no objection to the 
development, and as such the proposal is considered to accord with Policies INF4 and INF5 
of the Local Plan, and Section 9 of the NPPF. Having regard to paragraph 109 of the NPPF, 
there is not considered to be an unacceptable impact on highway safety considering the 
traffic that would be generated if the established use of the existing buildings upon the site 
was to be recommenced, and that the residual cumulative impacts on the road network 
would not be 'severe'. 
 
(g) Residential amenity 
 
Policy EN2 and the Cotswold Design Code require consideration of the impact of 
development in terms of residential amenity, which is also referred to within paragraph 127 
(f) of the NPPF. 
 



The relationship to the existing residential development would appear to be acceptable, 
having regard to the layout plan submitted. The nearest of the dwellings to the existing 
development has the car port closest to the site boundary, with a blank side elevation, and 
there being an acceptable distance to the side boundary. In addition, the only windows on 
the side of this property are to the projecting rear gable, and these too are an acceptable 
distance from the side boundary to not cause any material loss of amenity to existing 
residents. 
 
The living conditions for future occupants of the site are considered acceptable, which no 
overlooking of neighbouring gardens and sufficient amenity space being provided for each 
property. 
 
The proposal therefore accords with Policy EN2 and the Cotswold Design Code, in addition 
to the NPPF. 
 
(h) Drainage 
 
Policy EN14 of the Cotswold District Local Plan requires development to minimise flood risk, 
although it should be noted that the application site is within Flood Zone 1 and therefore at 
the lowest risk of flooding. 
 
The representations have referred to storm and foul sewage, however in respect of surface 
water the submitted documents refer to soakaways being provided. Considering the size of 
the plots, and subject to the necessary infiltration tests, this would appear to be an 
acceptable solution, although a condition is recommended requiring full surface water details 
to be provided. Foul water would be disposed of via the mains sewer. 
 
The proposal therefore accords with Policy DS14, subject to the condition recommended. 
 
(i) CIL 
 
This application is CIL liable and there will be a CIL charge payable. Section 143 of the 
Localism Act 2011 states that any financial sum that an authority has received, will, or could 
receive, in payment of CIL is a material 'local finance consideration' in planning decisions. 
 
9. Conclusion: 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 
decisions to be made in accordance with the development plan unless material 
considerations indicate otherwise. 
 
Ampney Crucis is not a settlement that benefits from an adopted settlement boundary 
therefore the site is considered to be in the open countryside. Notwithstanding this, Policy 
DS3 of the Local Plan does allow for small-scale residential development in Non-Principal 
Settlements. 
 
Having regard to the amendments made to the design and scale of the proposed 
development, it is considered that the proposal accords with the policies in the Development 
Plan, in addition to the NPPF, which are not outweighed by other material planning 
considerations. 
 
The recommendation is for planning permission to be granted. 
 
 
 



10. Proposed conditions:  
 
1. The development shall be started by 3 years from the date of this decision notice.  
 
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 approved shall be carried out in accordance with the 
following drawing numbers:  
 
Reason: For purposes of clarity and for the avoidance of doubt, in accordance with the 
National Planning Policy Framework. 
 
3. The external walls of the development hereby permitted shall be built of natural 
Cotswold stone and shall be permanently retained as such thereafter. 
 
Reason: To ensure that in accordance with Cotswold District Local Plan Policy EN2 the 
development will be constructed of materials that are appropriate to the site and its 
surroundings.  It is important to protect and maintain the character and appearance of the 
area in which this development is located. 
 
4. Prior to the construction of  any external wall of the development hereby approved, 
samples of the proposed walling and roofing materials shall be approved in writing by the 
Local Planning Authority and only the approved materials shall be used. 
 
Reason:  To ensure that, in accordance with Cotswold District Local Plan Policy EN2, the 
development will be constructed of materials of a type, colour, texture and quality that will be 
appropriate to the site and its surroundings. 
 
5. Prior to the construction of  any external wall of the development hereby approved,  a 
sample panel of walling of at least one metre square in size showing the proposed stone 
colour, coursing, bonding, treatment of corners, method of pointing and mix and colour of 
mortar shall be erected on the site and subsequently approved in writing by the Local 
Planning Authority and the walls shall be constructed only in the same way as the approved 
panel. The panel shall be retained on site until the completion of the development. 
 
Reason:  To ensure that in accordance with Cotswold District Local Plan Policy EN2, the 
development will be constructed of materials of a type, colour, texture and quality and in a 
manner appropriate to the site and its surroundings.  Retention of the sample panel on site 
during the work will help to ensure consistency. 
 
6. All windows and doors shall be of timber construction and shall be permanently 
retained as such thereafter. 
 
Reason:  To ensure the development is completed in a manner sympathetic to the site and 
its surroundings in accordance with Cotswold District Local Plan Policy EN2. 
 
7. All door and window frames shall be recessed a minimum of 75mm into the external 
walls of the building and shall be permanently retained as such thereafter. 
 
Reason:  To ensure the development is completed in a manner sympathetic to the site and 
its surroundings in accordance with Cotswold District Local Plan Policy EN2. 
 



8. Prior to the first occupation of the development hereby permitted, the windows and 
doors shall be finished in a colour to be first submitted to and approved in writing by the 
Local Planning Authority and shall thereafter be permanently retained in the approved colour 
unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason:  To ensure the development is completed in a manner sympathetic to the site and 
its surroundings in accordance with Cotswold District Local Plan Policy EN2.  
 
9. No external woodwork shall be installed in the development hereby approved, until a 
sample of the external woodwork finished in the proposed colour has first been submitted to 
and approved in writing by the Local Planning Authority.  The external woodwork shall be 
finished fully in accordance with the approved details within one month of its installation and 
shall be retained as such thereafter unless a similar alternative is first agreed in writing by 
the Local Planning Authority. 
 
Reason:  To ensure the development is completed in a manner sympathetic to the site and 
its surroundings in accordance with Cotswold District Local Plan Policy EN2. The colour of 
the finish of the external woodwork will have a material effect on the appearance of the 
proposed development. 
 
10. No bargeboards or eaves fascias shall be used in the proposed development. 
 
Reason:  To ensure the development is completed in a manner sympathetic to the site and 
its surroundings in accordance with Cotswold District Local Plan Policy EN2. 
 
11. New rainwater goods shall be of cast iron construction or a substitute which has been 
approved in writing by the Local Planning Authority and shall be permanently retained as 
such thereafter. 
 
Reason:  To ensure the development is completed in a manner sympathetic to the site and 
its surroundings in accordance with Cotswold District Local Plan Policy EN2. 
 
12. No wires, plumbing or pipework other than those shown on the approved plans shall 
be fixed on the external elevations of the building.  
 
Reason: To ensure the development is completed in a manner sympathetic to the site and 
its surroundings in accordance with Cotswold District Local Plan Policy EN2.  
 
13. No external doors, windows or rooflights shall be installed/inserted/constructed in the 
development hereby approved, until their design and details have been submitted to and 
approved in writing by the Local Planning Authority. 
 
The design and details shall be accompanied by drawings to a minimum scale of 1:5 with full 
size moulding cross section profiles, elevations and sections.  The development shall only 
be carried out in accordance with the approved details and retained as such at all times. 
 
Reason:  To ensure the development is completed in a manner sympathetic to the site and 
its surroundings in accordance with Cotswold District Local Plan Policy EN2. 
 
14. The works shall be completed in accordance with the arboricultural recommendations 
laid out in the consultancy report 'Arboricultural Impact Assessment' by SJ Stephens 
Associates, dated June 2020.  All of the recommendations shall be implemented in full 
according to any timescales laid out in the recommendations, unless otherwise agreed in 
writing by the Local Planning Authority. 
 



Reason: To safeguard the retained/protected trees in accordance with Cotswold District 
Local Plan Policy EN7. 
 
15. Prior to the commencement of development, a full surface water drainage scheme 
shall be submitted to and approved in writing by the Local Planning Authority. The scheme 
shall include details of the size, position and construction of the drainage scheme and results 
of soakage tests  carried  out at the site to  demonstrate the infiltration rate. Three tests 
should be  
carried out for each soakage pit as per BRE 365 with the lowest infiltration rate (expressed in 
m/s) used for design. The details shall include a management plan setting out the 
maintenance of the drainage asset. The development shall be carried out in accordance with 
the approved details prior to the first occupation of the development hereby approved and 
shall be maintained in accordance with the management plan thereafter. Development shall 
not take place until an exceedance flow routing plan for flows above the 1 in 100 year + 40% 
CC event has been submitted to and approved in writing by the Local Planning Authority. 
 
Reason: To ensure the proper provision for surface water drainage and/or to ensure 
flooding is not exacerbated in the locality in accordance with Policy EN14 of the Cotswold 
District Local Plan, The Cotswold Strategic Flood Risk Assessment, National Planning Policy 
Framework and Planning Practice Guidance. If the surface water design is not agreed before 
works commence, it could result in abortive works being carried out on site or alterations to 
the approved site layout being required to ensure flooding does not occur. 
 
16. The development shall be completed in accordance with the recommendations in 
Section 4 of the Ecological Appraisal report dated 10th August 2020 prepared by All 
Ecology, as submitted with the planning application. This includes a requirement for bat 
surveys of trees before the removal of ivy and tree surgery works where roosting bats might 
be present, including the ivy covered ash tree on the northern boundary of the site ("T7").  
All the recommendations shall be implemented in full according to the specified timescales, 
unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: To ensure that bats, reptiles, amphibians, nesting birds, hedgehogs and 
hedgerows are protected in accordance with The Conservation of Habitats and Species 
Regulations 2017 (as amended), the Wildlife and Countryside Act 1981 as amended, Policy 
EN8 of the Cotswold District Local Plan 2011-2031, Circular 06/2005, paragraphs 170 to 175 
of the National Planning Policy Framework and in order for the Council to comply with Part 3 
of the Natural Environment and Rural Communities Act 2006. 
 
17. Before the erection of any external walls of any of the buildings hereby permitted, 
details of the provision of integrated bat and bird boxes shall be submitted to the Local 
Planning Authority for approval. The details shall include a technical drawing showing the 
types of features, their location(s) within the site and their positions on the elevations of the 
buildings, and a timetable for their provision. The development shall be completed fully in 
accordance with the approved details and the approved features shall be retained in 
accordance with the approved details thereafter. 
 
Reason: To provide additional roosting for bats and nesting birds as a biodiversity 
enhancement, in accordance with the EC Wild Birds Directive, Policies EN1, EN2, EN7, EN8 
and EN9 of the Cotswold District Local Plan 2011-2031, paragraphs 170 and 175 of the 
National Planning Policy Framework and Section 40 of the Natural Environment and Rural 
Communities Act 2006. 
 



18. Before the occupation of the development hereby approved, a detailed landscaping 
scheme shall be submitted to and approved in writing by the Local Planning Authority, which 
shall incorporate the following biodiversity enhancements and a 5-year aftercare 
maintenance plan. 
 
- Supplementary planting of existing hedgerows with native tree/shrub species to enhance 
their diversity and biodiversity value; 
- New native species-rich hedgerows comprising at least 6 tree and shrub species from the 
following list: Hawthorn, Hazel, Field maple, Holly, Spindle, Wild privet, Dog rose, Guelder 
rose, Honeysuckle and Elder; 
- Appropriate wildflower meadow within the orchard area, e.g. general purpose wildflower 
meadow seed mix; 
- Small wildlife pond (no fish), if possible; and 
- Native trees and local orchard fruit tree varieties. 
 
The scheme must show details of all planting areas, tree and plant species, numbers and 
planting sizes. 
 
The entire landscaping scheme shall be completed by the end of the planting season 
immediately following the completion of the development or the site being brought into use, 
whichever is the sooner. 
 
Reason: To enhance the site for biodiversity in accordance with Policies EN1, EN2, EN7, 
EN8 and EN9 of the Cotswold District Local Plan 2011-2031, paragraphs 170 and 175 of the 
National Planning Policy Framework and in order for the Council to comply with Section 40 
of the Natural Environment and Rural Communities Act 2006. 
 
19. Any trees or plants shown on the approved landscaping scheme to be planted or 
retained that die, are removed, are damaged or become diseased, or grassed areas that 
become eroded or damaged, within 5 years of the completion of the approved landscaping 
scheme, shall be replaced by the end of the next planting season. Replacement trees and 
plants shall be of the same size and species as those lost, unless the Local Planning 
Authority approves alternatives in writing. 
 
Reason: To ensure that the landscaping is carried out and to enable the planting to begin to 
become established at the earliest stage practical, thereby achieving the objectives of Policy 
EN2 of the Cotswold District Local Plan 2011-2031. 
 
20. Before occupation a 10-year Hedgerow Management Plan shall be submitted to and 
approved in writing by the local planning authority. The approved scheme shall be 
implemented in full, unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: Hedgerows are an important landscape and biodiversity feature and should be 
protected and enhanced in accordance with Policies EN7 and EN8 of the Cotswold District 
Local Plan 2011-2031, and the National Planning Policy Framework (Chapter 15). 
 
21. Before occupation, details of external lighting shall be submitted to and approved in 
writing by the Local Planning Authority. The details shall show how and where external 
lighting will be installed (including the type of lighting), so that it can be clearly demonstrated 
that light spillage into wildlife corridors (e.g. hedgerows, orchard and single trees) will be 
minimised as much as possible. All external lighting shall be installed in accordance with the 
specifications and locations set out in the details, and these shall be retained thereafter. 
Under no circumstances should any other external lighting be installed without prior consent 
from the Local Planning Authority. 
 



Reason: To protect foraging/commuting bats and other nocturnal wildlife in accordance with 
the Conservation of Habitats and Species Regulations 2017 (as amended), the Wildlife and 
Countryside Act 1981 (as amended), Policies EN1, EN2, EN7, EN8 and EN9 of the 
Cotswold District Local Plan 2011-2031, paragraphs 170 to 175 of the National Planning 
Policy Framework, Circular 06/2005 and in order for the Council to comply with Part 3 of the 
Natural Environment and Rural Communities Act 2006. 
 
22. The development shall be completed in accordance with the recommendations in 
section 4.19 of the Ecological Appraisal, dated July 2020 prepared by All Ecology, as 
submitted with the planning application. All the recommendations shall be implemented in 
full according to the specified timescales, unless otherwise agreed in writing by the Local 
Planning Authority. 
 
Reason: To ensure that great crested newts are protected in accordance with The 
Conservation of Habitats and Species Regulations 2017 as amended, the Wildlife and 
Countryside Act 1981 as amended, Circular 06/2005, the National Planning Policy 
Framework and for the Council to comply with Part 3 of the Natural Environment and Rural 
Communities Act 2006. 
 
23. No works shall commence on site on the development hereby permitted until details 
of a vehicle passing bay between the development site and Quarme Cottage have been 
submitted to  
 
and approved in writing by the Local Planning Authority and no occupation/opening to the 
public shall occur until the approved works have been completed and are open to the public. 
 
Reason: In the interest of highway safety and to ensure that all road works associated with 
the proposed development are: planned; approved in good time (including any statutory 
processes); undertaken to a standard approved by the Local Planning Authority and are 
completed before occupation. 
 
24. The vehicular access hereby permitted shall not be brought into use until all existing 
vehicular accesses to the site (other than that intended to serve the development) have been 
permanently closed beforehand. 
 
Reason: In the interests of highway safety. 
 
25. No building or use hereby permitted shall be occupied or use commenced until the 
car/vehicle parking areas and turning spaces shown on the approved plans PP02revE has 
been completed and thereafter the area shall be kept free of obstruction and available for the 
parking of vehicles associated with the development. 
 
Reason: To ensure that there are adequate parking facilities to serve the development 
constructed to an acceptable standard. 
 
26. The development hereby permitted shall not be occupied until cycle storage facilities 
for a minimum of 2 no. cycles per dwelling have been made available for use and those 
facilities shall be maintained for the duration of the development. 
 
Reason: To ensure the provision and availability of adequate cycle parking. 
 



27. Development shall not begin until visibility splays are provided from a point 0.6 
metres above carriageway level at the centre of the access to the application site and 2.4 
metres back from the near side edge of the adjoining carriageway, (measured 
perpendicularly), for a distance of 43 metres in each direction measured along the nearside 
edge of the adjoining carriageway. Nothing shall be planted, erected and/or allowed to grow 
on the triangular area of the land so formed which would obstruct the visibility described 
above. 
 
Reason: In the interests of highway safety. 
 
28. The development hereby permitted shall not be first occupied until the proposed 
dwellings have each been fitted with an electric vehicle charging point. The charging points 
shall comply with BS EN 62196 Mode 3 or 4 charging and BS EN 61851 and Manual for 
Gloucestershire Streets. The electric vehicle charging points shall be retained for the lifetime 
of the development unless they need to be replaced in which case the replacement charging 
points shall be of the same specification or a higher specification in terms of charging 
performance. 
 
Reason: To promote sustainable travel and healthy communities. 
 
29. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) 
the garage/car parking spaces hereby permitted shall be retained as such and shall not be 
used for any purpose other than the garaging of private motor vehicles associated with the 
residential occupation of the property and ancillary domestic storage without the grant of 
further specific planning permission from the Local Planning Authority. 
 
Reason: To retain garage/car space for parking purposes. 
 
30. Prior to the occupation of the development hereby permitted, the vehicular accesses 
shall be laid out and constructed in accordance with the   submitted plan PP02revE with any 
gates situated at least 5 metres back from the carriageway edge of the public road and hung 
so as not to open outwards towards the public highway and with the area of driveway within 
at least 5 metres of the carriageway edge of the public road surfaced in bound material, and 
shall be maintained thereafter. 
 
Reason: In the interest of highway and pedestrian safety, and to ensure vehicles are able to 
pull clear of the adopted highway and avoid becoming an obstruction to oncoming traffic. 
 
31. 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: 
 
a) specify the type and number of vehicles; 
b) provide for the parking of vehicles of site operatives and visitors; 
c) provide for the loading and unloading of plant and materials; 
d) provide for the storage of plant and materials used in constructing the development; 
e) provide for wheel washing facilities; 
f) specify the intended hours of construction operations; 
g) measures to control the emission of dust and dirt during construction; 
h) specify the route to be taken to and from the site by vehicles during demolition and 
construction works. 
 



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. 
 
Informatives: 
 
1. Please note that the proposed development set out in this application is liable for a 
charge under the Community Infrastructure Levy (CIL) Regulations 2010 (as amended).  A 
CIL Liability Notice will be sent to the applicant, and any other person who has an interest in 
the land, under separate cover. The Liability Notice will contain details of the chargeable 
amount and how to claim exemption or relief, if appropriate.  There are further details on this 
process on the Council's website at www.cotswold.gov.uk/CIL. 
 
2. The Surface Water Drainage scheme should, where possible, incorporate 
Sustainable Drainage Techniques in order to ensure compliance with; 
- Flood and Water Management Act 2010 (Part 1 - Clause 27 (1)) 
- Code for sustainable homes - A step-change in sustainable home building practice 
- The local flood risk management strategy published by Gloucestershire County Council, as 
per the Flood and Water Management Act 2010 (Part 1 - Clause 9 (1)) 
- CIRIA C753 SuDS Manual 2015 
- The National Flood and Coastal Erosion Risk Management Strategy for England, produced 
by the Environment Agency in July 2020, pursuant to paragraph 9 of Section 7 of the Flood 
and Water Management Act 2010. 
 
3. Please note that planning permission does not override the statutory protection 
afforded to species protected under the terms of the Wildlife and Countryside Act 1981 (as 
amended) and the Conservation of Habitats and Species Regulations 2017 (as amended), 
or any other relevant legislation such as the Wild Mammals Act 1996 and Protection of 
Badgers Act 1992, including hedgehogs. 
 
For information on hedgehog gaps/holes in fences and walls, please visit 
https://www.hedgehogstreet.org/help-hedgehogs/link-your-garden/ 
 
With regard to the condition for bird and bat boxes, it is recommended that several 
Integrated (i.e. built-in) bird boxes such as swift bricks are installed in the east elevation of 
the cottages and the north elevation of the barn dwelling (at least 3 swift bricks in close 
proximity, e.g. 1 metre apart, due to the colonial breeding habits of this species); and that 
integrated bat boxes are installed into the walls at the apex of each of the gables on the 
southern elevation of the cottages (rear), the southern elevation of the garage to Cottage 02 
and the east elevation of the barn dwelling (apex of the gable) [e.g. at least 1 on each 
elevation]. All boxes should be positioned away from doors and windows. The applicant and 
their architect should note the advice of Swift Conservation with regard to the installation of 
the swift bricks available at https://www.swift-
conservation.org/Nestboxes&Attraction.htm#Built%20in 
 
4. The development hereby approved includes the carrying out of work on the adopted 
highway. You are advised that before undertaking work on the adopted highway you must 
enter into a highway agreement under Section 278 of the Highways Act 1980 with the 
County Council, which would specify the works and the terms and conditions under which 
they are to be carried out. 
 
Contact the Highway Authority's Legal Agreements Development Management Team at 
highwaylegalagreements@gloucestershire.gov.uk allowing sufficient time for the preparation 
and signing of the Agreement. You will be required to pay fees to cover the Councils costs in 
undertaking the following actions: 



 
i. Drafting the Agreement 
ii. A Monitoring Fee 
iii. Approving the highway details 
iv. Inspecting the highway works 
 
Planning permission is not permission to work in the highway. A Highway Agreement under 
Section 278 of the Highways Act 1980 must be completed, the bond secured and the 
Highway Authority's technical approval and inspection fees paid before any drawings will be 
considered and approved. 
 
5. The development hereby approved and any associated highway works required, is 
likely to impact on the operation of the highway network during its construction (and any 
demolition required). You are advised to contact the Highway Authorities Network 
Management Team at Network&TrafficManagement@gloucestershire.gov.uk before 
undertaking any work, to discuss any temporary traffic management measures required, 
such as footway, Public Right of Way, carriageway closures or temporary parking restrictions 
a minimum of eight weeks prior to any activity on site to enable Temporary Traffic Regulation 
Orders to be prepared and a programme of Temporary Traffic Management measures to be 
agreed. 
 
6. There is a low risk that great crested newts (GCN) may be present at the application 
site. However, the application site lies within a red impact zone as per the modelled district 
licence map, which indicates that there is highly suitable habitat for GCN within the area 
surrounding the application site. Therefore, anyone undertaking this development should be 
aware that GCN and their resting places are protected at all times by The Conservation of 
Habitats and Species Regulations 2017 (as amended) and the Wildlife and Countryside Act 
1981 (as amended). Planning permission for development does not provide a defence 
against prosecution under this legislation or substitute the need to obtain a protected species 
licence if an offence is likely. If a GCN is discovered during site preparation, enabling or 
construction phases, then all works must stop until the advice of a professional/suitably 
qualified ecologist and Natural England is obtained, including the need for a licence. 
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