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Item No 02:-

The demolition of existing workshops and erection of 2 detached dwellings and
associated works at

Lyncroft Farm Workshops
Perrotts Brook

Full Application
15/01047/FUL (CT.2339/1/P)

Applicant: Formal Holdings Ltd

Agent: Pegasus Group

Case Officer: Mike Napper

Ward Member(s): Councillor Jenny Forde

Committee Date: 9th September 2015

Site Plan

ISSJm

Lyncrtn Farm
Cottm

© Crown copyright and database rights 2011 Ordnance Survey, SLA No. Q1Q0018800

RECOMMENDATION: DELEGATED PERMISSION SUBJECT TO THE COMPLETION OF A

LEGAL AGREEMENT TO LINK THE IMPLEMENTATION OF THE PERMISSION TO THE

ASSOCIATED BAGENDON DOWNS FARM DEVELOPMENT

Update: This application was deferred at the 19.08.15 Committee Meeting to allow a Sites
Inspection Briefing to take place in order to assess the character of the application site
within the AONB. The report to the August Committee Meeting is as follows with updates
provided in bold text:-
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Main Issues:

(a) Principle of Residential Development
(b) Impact on Neighbours
(c) Highways Impact

Reasons for Referral:

The application is presented to Committee as it is relevant to the consideration of the preceding
Bagendon Downs Farm application (ref. 15/01048/FUL), which the Ward Member has asked to
be determined by the Committee.

1. Site Description:

The Lyncroft Business Park (site area approx. 0.43 ha) adjoins the western edge of the village
and comprises a former farmyard converted and further developed as a light industrial estate
providing approx. 1086 sq m of floorspace. The limitation of the use to B1 Is imposed by a
condition on one of the buildings under the earlier permission, although the other building did not
have such a conditional limitation, other than being permitted for 'light industrial' use. It Is
occupied by two large buildings and associated hardstanding currently in active use. The site
adjoins residential development (Lyncroft Farm) to the east and is set down from road level to a
degree that, the buildings are relatively discreet from public viewpoints along the road. The
buildings themselves are of functional appearance and constructed of timber cladding walling and
profiled metal roofing. Access is from Welsh Way.

2. Relevant Planning History:

CT.2339/R Conversion of poultry house to form 6 craft workshops; Permitted 20.09.89.

CT.2239/X Conversion of redundant poultry unit to light industrial use: Permitted 29.10.91.

15/01048/FUL Redevelopment and conversion of former pig farm buildings to provide 4 light
industrial workshops (Use Class B1(c) and Ancillary B8) with associated car parking and access:
Pending consideration (please see previous Schedule item).

3. Planning Policies:

LPR05 Pollution and Safety
NPPF National Planning Policy Framework
LPR09 Biodiversity, Geology and Geomorphology
LPR19 Development outside Development Boundaries
LPR21 Affordable Housing
LPR24 Employment Uses
LPR38 Accessibility to &within New Development
LPR39 Parking Provision
LPR42 Cotswold Design Code
LPR45 Landscaping in New Development
LPR46 Privacy & Gardens in Residential Development

4. Observations of Consultees:

Drainage Engineer: No objection, subject to condition.

Environmental Protection Officer: No objection, subject to conditions.

Highways Officer: No objection, subject to conditions.

County Archaeologist: No objection, subject to condition.
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Tree Officer: Views incorporated within Officer's Assessment.

5. View of Town/Parish Council:

Bagendon Parish Council: Support. Update: Revised comments received now raising
Objection as follows:- "Bagendon Parish Council met to consider Pianning Appiication
Ref. No: 15/01047. A recent judgement by Mr Justice Holgate in the legal challenge brought
jointly by West Berkshire and Reading Councils has changed the way the LPA should
consider this appiication. if no planning permission has been granted by 31 July 2015,
which is the case here, ail residential pianning applications should revert to the local
authority affordable housing policies. Bagendon Parish Council objects to the proposals
as it has not been provided with sufficient information to show the level of affordable
housing content within the scheme."

6. Other Representations:

1 Third Party letter of making General Comments: Approve of the proposals as the existing use of
the site is incompatible with a residential area due to noise and heavy goods vehicle traffic, but i)
feel that Plot 2 should be moved further to the west to avoid overlooking; ii) sufficient provision
should be retained to allow vehicles to leave Lyncroft. Farm and enter the public highway in
fonward gear; ill) proper provision should be made for surface water management to avoid
flooding of Lyncroft Farm, which has occurred previously; iv) foul drainage on the adjacent land
should be de-commissioned; v) all existing trees should be retained.

7. Applicant's Supporting information:

Planning Statement
Transport & infrastructure Statement
Archaeological Assessment

8. Officer's Assessment:

1

The Proposals

The proposals comprise the demolition of the two existing employment buildings and replacement
with two detached five-bed dwellings and two bay garages. Access would be unchanged. The
proposed dwellings would be of two storeys (max height approx 9.00 metres) and designed in a
vernacular style using natural stone walling and artificial stone slate roofing.

(a) Principle of Residential 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 othenwise.' The starting point for the determination of this application is therefore the
adopted development plan for the District which is the Cotswold District Local Plan 2001-2011.

The application site is located outside a development boundary as designated in the
aforementioned Local Plan. Development on the site is therefore primarily subject to Local Plan
Policy 19: Development Outside Development Boundaries. Criterion (a) of Local Plan Policy 19
has a general presumption against the erection of new build open market housing (other than
those which would help to meet the social and economic needs of those living in rural areas) In
locations outside designated Development Boundaries. The provision of the open market
dwellings proposed in this instance would therefore contravene Local Plan Policy 19 criterion (a).
Notwithstanding this, the Council must also have regard to other material considerations when
reaching its decision. In particular, it is necessary to have regard to the guidance and policies
contained In the National Planning Policy Framework (NPPF). Paragraph 2 of the NPPF states
that the Framework 'is a material consideration in planning decisions.'
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The NPPF has at its heart a 'presumption in favour of sustainable development'. It states that
'there are three dimensions to sustainable development: economic, social and environmental.
These dimensions give rise to the need for the planning system to perform a number of roles'.
These are an economic role whereby it supports growth and innovation and contributes to a
strong, responsive and competitive economy. The second role is a social one where it supports
'strong, vibrant and healthy communities, by providing the supply of housing required to meet the
needs of present and future generations'. The third role is an environmental one where it
contributes to protecting and enhancing the natural, built and historic environment.

Paragraph 8 of the NPPF states that the three 'roles should not be undertaken in isolation,
because they are mutually dependent'. It goes on to state that the 'planning system should play
an active role in guiding development to sustainable solutions.'

Paragraph 47 of the NPPF states that Councils should Identify a supply of deliverable sites
sufficient to provide five years worth of housing. It also advises that an additional buffer of 5% or
20% should be added to the five year supply 'to ensure choice and competition in the market for
land'. In instances when the Council cannot demonstrate a five year supply of deliverable
housing sites Paragraph 49 states that the 'relevant policies for the supply of housing should not
be considered up-to-date'.

In such instances the Council has to have regard to Paragraph 14 of the NPPF which states that
where the development plan is absent, silent or relevant policies are out-of -date permission i
should be granted unless; ' i

' - any adverse Impacts of doing so would significantly and demonstrably outweigh the benefits,
when assessed against the policies in this Framework taken as a whole; or

* , !

- specific policies in the Framework indicate development should be restricted.' '

The Councii's land supply position has been subject to scrutiny in recent months. In September I
2014 the Planning Inspectorate issued a decision in relation to the erection of up to 120 dwellings
on land to the south of CIrencester Road, Fairford (APP/F1610/A/14/2213318, CDC Ref i
13/03097/OUT). In the decision the Planning' Inspector stated 'I conclude that the Council is
unable to demonstrate a five-year supply of deliverable housing sites.' He also considered that
the Council had not undertaken a calculation of Objectively Assessed Needs (CAN) for the
District. The Council could not therefore demonstrate that it had the requisite land supply.
Paragraph 47 of the NPPF states 'that local plans are required to meet the full, objectively
assessed needs for market and affordable housing for that area, so far as is consistent with other
policies of the NPPF'.

In October 2014 an OAN Report was finalised. The figures contained therein have since been
utilised to provide an up to date assessment of the District's five year housing land supply. The
most recent five year housing land supply figures, endorsed by the Council's Cabinet at their
meeting on the 11th June 2015, indicate that the Council has a 7.74 year supply of housing land.
This figure is inclusive of the 20% buffer. Therefore, the up to date position is that the Council can
now demonstrate the requisite 5 year (plus 20%) supply of deliverable housing land. As such, the
Local Plan Policies' that cover the supply of housing, such as Local Plan Policy 19, are no longer
considered to be out of date having regard to Paragraph 49 of the NPPF. ;

Notwithstanding the above, it must be noted that even if the Council can demonstrate the
requisite minimum supply of housing land it does not in itself mean that proposals for residential
development outside existing Development Boundaries should automatically be refused. The 5
year (plus 20%) figure is a minimum and, as such, the Council should continually be seeking to
ensure that housing land supply stays above this minimum in the future. As a result there will
continue to be a need to release suitable sites outside Development Boundaries identified in the
current Local Plan for residential development. If such sites are not released the Council's
housing land supply will soon fall back into deficit. At a recent appeal for up to 15 dwellings in
Honeybourne in Worcestershire (APP/H1840/A/13/2205247) the Planning Inspector stated 'the
C;\User5\Susan&\Oesktop\ScheduleSeptemt)er.Rtf
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fact that the Council do currently have a 5-year supply is not In itself a reason to prevent other
housing sites being approved, particularly in light of the Framework's attempt to boost significantly
the supply of housing.' In relation to an appeal relating to a proposal for 100 dwellings in
Launceston in Cornwall dating from the 8th April 2014 (APP/D0840/A13/2209757) the Inspector
stated (Para 51)' Nevertheless, Irrespective of whether the five-year housing land supply figure is
met or not, NPPF does not suggest that this has to be regarded as a celling or upper limit on
permissions. On the basis that there would be no harm from a scheme, or that the benefits would
demonstrably outweigh the harm, then the view that satisfying a 5 year housing land supply figure
should represent some kind of limit or bar to further permissions is considerably diminished, if not
rendered irrelevant. An excess of permissions in a situation where supply may already meet the
estimated level of need does not represent harm, having regard to the objectives of the NPPF.'

It is also evident that the continuing supply of housing land will only be achieved, prior to the
adoption of the new Local Plan, through the planning application process. Allocated sites in the
current adopted Local Plan have essentially been exhausted. In order to meet its requirement to
provide an ongoing supply of housing land there will therefore remain a continuing need to
release suitable sites outside Development Boundaries for residential development. If the Council
does not continue to release such sites the land supply will be in deficit and the criteria set out in
Paragraph 14 of the NPPF will apply. It is considered that the need to release suitable sites for
residential development represents a material consideration that must be taken fully into account
during the decision making process.

1 I

The 'in principle' objection to new open market housing outside existing Development Boundaries
set out in Local Plan Policy 19 must also be weighed against the guidance in Paragraph 215 of
the NPPF which states that 'due weight should be given to relevant policies in existing iplans
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 they can be given)'. There will be instances
where new open market housing i outside existing Development Boundaries can constitute
sustainable development as required by the NPPF. The blanket ban on new open market housing
outside such boundaries is therefore considered not to carry full weight when assessed against
Paragraph 215. Notwithstanding this, other criteria in Local Plan Policy 19, such as preventing
development that causes significant harm to existing patterns of development, leads to a material
increase in car-borne commuting, adversely affects the vitality and viability of settlements and
results in development that significantly compromises the principles of sustainable development
are considered too broadly accord with the objectives of the NPPF. They are therefore considered
to carry more weight when assessed against the guidance in Paragraph 215 than criterion (a).

Notwithstanding the current land supply figures and the wording of Local Plan Policy 19, it is
necessary to have full regard to the economic, social and environmental roles set out in the NPPF
when assessing this application. Of particular relevance in this case Is the requirement to balance
the social need to provide new housing against the potential environmental impact of the
proposed scheme. These issues will be looked at in more detail in the following sections.

In terms of the sustainability of the location in this case, Perrott's Brook is a small settlement that
is not well-served by services and facilities, although it is iclose to the main Cheltenham-
Cirencester (A417) road and the public transport connections; that use it. Due to its size and
relative inaccessibility to services, it is not considered suitable for a material increase in growth.
Nevertheless, having regard to the policies within the NPPF it is proper that consideration is given
to small-scale residential development on the merits of each individual case.

In this instance, in addition to the benefit of assisting the Council's supply of housing, the
application site is previously developed land and immediately adjoins the existing residential edge
of the village. The site as a planning unit is well defined in relation to the village edge in this
context. The close proximity, of the site to the nearest residential property (Lyncroft Farm) is not
ideal, notwithstanding the light industrial use of the employment units. Although the visual impact
of the existing buildings, due to the site levels, is not so obtrusive as to be significantly harmful to
the AONB, they clearly do not make a positive contribution to the natural or scenic beauty of the
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The applicant contends that the existing buildings are increasingly unfit for modern employment
purposes and in need of continual maintenance. Policy 24 (Employment Uses) of the Local Plan
does not explicitly seek to protect existing employment sites outside of the District's principal
settlements. Nevertheless, it is noted that the proposals at Lyncroft Business Park are linked to
the Bagendon Downs Farm scheme and, given the potential loss of an active rural employment
site, it may be considered reasonable to seek to ensure that the residential redevelopment of the
site is not implemented until such time as the new employment units are completed for
occupation.

The provision of two new-build units at this site is therefore not felt to be materially significant to
the sustainability of the village and when considered in the context of the characteristics of this
particular site. The principle of new-build residential development to provide two two-storey
dwellings in this location is therefore capable of support, having regard to the relevant NPPF
policies, particularly in providing some benefit to the need to provide a continuous housing land
supply and, notwithstanding the relatively unobtrusive nature of the existing buildings, there is an
opportunity to improve the visual impact of the site within the AONB as a 'rounding ofT of the
village.

(b) Impact on Neighbours

Notwithstanding the potential benefits of the change of use of the site to residential, the nearest
neighbours have raised some concerns regarding the some issues. Officer have had regard to
those issues and are content that, following some negotiated amendments, there would be no
material loss of privacy asia result of the development proposed, as the nearest window from Plot
2 facing Lyncroft Farm would be approx. 30 metres away. There would be no windows from Plot 1
directly facing Lyncroft Farm.

In terms of parking and manoeuvring, the Highways Officer is content that the application site as
proposed can operate without causing harm to the occupants of the neighbouring property,
having regard to Local Plan Policies 38 and 39. t

In respect of surface water drainage, the Drainage Engineer raises no objectibn subject to a
condition to ensure that the detailed proposals are appropriate. Given the existing longstanding
use and character of the application site, is may be expected that there would in fact be an
improvement to drainage impact, having regard to the relevant provisions of the NPPF and Local
Plan Policy 5.

(c) Highways Impact

The Highways Officer has considered this application on its merits and in association with the
Bagendon Downs application and clearly the impact on the local highways of this development
would be likely to generate less traffic than the existing use of the site. The issue of the
cumulative impact with the proposed redevelopment of Bagendon Downs Farm will have been

^ assessed under the previous Schedule item. The characteristics of the existing access in terms of
I highway safety are considered to be equally satisfactory for the proposed development having

regard to Local Plan Policy 38.

' 9. Conclusion:

In terms of other matters, officers have had regard to Local Plan Policy 21, but are content that
the provision of two dwellings would not generate a need to provide an Affordable Housing
contribution.

There are several trees that make an important contribution to the village edge and to the site.
Consequently, officers have recommended a condition to ensure their protection during
construction, having regard to Local Plan Policy 10.
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In conclusion and for the reasons explained within this report, officers feel able to recommend
support the application subject to the conditions listed and to the completion of a S106 legal
agreement to address the loss of the occupancy of the Bagendon Downs Farm development In
the event that the Committee has found it acceptable.

10. Proposed conditions:

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.

The development hereby approved shall be implemented in accordance with the following
drawing numb8r(s):.

Reason: For purposes of clarity and for the avoidance of doubt, in accordance with paragraphs
203 and 206 of the National Planning Policy Framework.

Prior to the occupancy of any part of the development hereby permitted, the existing employment
use(s) shall permanently cease.

' I

(Reason: To ensure that the use of the site as a whole is compatible with residential
occupancy, in Accordance with Cotswold District Local Plan Policy 5 and the provisions of
the NPPF. ' !

I I

The developrnent hereby permitted shall be completed strictly, in accordance with the
finished levels^shown by drawing F.0188_04-1.

Reason: To eipsure that the visual impact is appropriate to the lopation which is within an
AONB, in accordance with Cotswold District Local Plan Policy 19 and the provisions of
the NPPF. ! I

' I

No development shall take place within the application site until the applicant, or their
agents or successors in title, has secured the implementation of a programme of
archaeological work in accordance with a written scheme of investigation, including a
timetable for the submission of the findings which has been submitted by the applicant
and approved in writing by the Local Planning Authority.

Reason: To ensure that items of archaeological interest are properly recorded, in
accordance-with the provisions of the NPPF. Such items would potentially be lost if
development was commenced prior to the implementation of a programme of
archaeological work. It is therefore important that such a programme is agreed prior to
the commencement of development.

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 development shall be carried out
in accordance with the approved details prior to the first occupation of the development
hereby approved.
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Reason: To ensure the proper provision for surface water drainage and/or to ensure
flooding is not exacerbated in the locality, In accordance with Cotswold District Local Plan
Policy 5, the provisions of the NPPF and Planning Policy Statement 25 Technical
Guidance).

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:

. specify the type and number of vehicles;
i. provide for the parking of vehicles of site operatives and visitors;
ii. provide for the loading and unloading of plant and materials;
V. provide for the storage of plant and materials used in constructing the development;

V. provide for wheel washing facilities;
vi. specify the intended hours of construction operations;
vii. measures to control the emission of dust and dirt during construction

Reason: To reduce the potential impact on the public highway and accommodate the
efficient delivery of goods and supplies in accordance with the provisions of the NPPF
and Cotswold District Local Plan Policy 38. ,

No development shall take place until a desk study has been submitted to and approved
by the Local Planning Authority to assess the nature and extent of any contamination,
whether or not is originates on site. The report shall include a risk assessment of potential
source pathway receptor linkages. If potential pollutant linkages have been identified a
site investigation assessing the nature and extent ofcohtamination shall be carried put in
accol-dance with a methodology which has previously bpen submitted to and approved in
writing by the Local Planning Authority. The results of the site investigation shall be made
available to the Local Planning Authority before any development begins. If any
significant contamination is found during the site Investigation, a report specifying the
measures to be taken to remediate the site to render it suitable for the development
hereby permitted shall be submitted to and approved in writing by the Local Planning
Authority. The Remediation Scheme, as agreed in writing by the Local Planning Authority,
shall be fully implemented in accordance with the approved timetable of works and before
the development hereby permitted is first occupied. Any variation to the scheme shall be
agreed in writing with the Local Planning Authority in advance of works being undertaken.
On completion of the works, the developer shall submit to the Local Planning Authority
written confirmation that all works were completed in accordance with the agreed details.

Reason: To ensure that the proposed site investigations and remedial action will not
cause pollution in accordance with Cotswold District Local Plan Policy 5 and the
provisions of the NPPF. It is important that details are agreed prior to the commencement
of development as any groundworks could cause contamination or a risk to human health
or the environment.

If, during the course of development, any contamination is found which has not been
identified in the site investigation, no further works shall be undertaken (unless otherwise
agreed by the Local Planning Authority) until additional measures for the remediation of
this contamination have been submitted to and approved in writing by the Local Planning
Authority. The remediation of the site shall incorporate the approved additional measures
prior to the development being occupied.
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Reason; To ensure that the proposed site investigations and remedial action will not
cause pollution in accordance with Cotswold District Local Plan Policy 5 and the
provisions of the NPPF. This site is located over the White Limestone (Principal Aquifer)
and within an inner source protection zone (SPZ1) for a potable water supply. This site
has housed a working farm that may over time have used or stored chemicals or fuels.
Therefore any visual or olfactory contamination encountered during enabling works
should be dealt with in an appropriate manner.

The dwellings hereby permitted shall not be occupied until the vehicular parking and
turning facilities have been provided in accordance with the submitted plan F_0188_D1E
and those facilities shall be maintained available for those purposes thereafter.

Reason: To ensure that a safe, suitable and secure means of access for all people that
minimises the conflict between traffic and cyclists and pedestrians is provided in
accordance with the NPPF and policies 38 and 39 of the Cotswold District Local Plan.

Prior to any demolition or building works taking place on the site, a detailed arboricultural
method statement and tree protection plan shall be submitted to the Local Planning
Authority and approved in writing. The method statement shall be in accordance with the
guidance in BS 5837:2012 "Trees in relation to design, demolition and construction.
Recommendations" and shall include details of:

i) Defined root protection areas of all retained trees;
ii) The timing of all tree protection measures;
iii) Details of proposed finished ground levels within the defined root protection areas of
all retained trees;
iv) Details of tree protection fencing and excluded activities; i
v) Details of ground protection measures where access and working space is needed
outside the tree protection fencing but within the root protection area of any tree;
vi) Details of any underground services within the root protection areas of the retained
trees and how they will be installed;
vii) Details of how the tree protection measures will be monitored by the site manager.

Reason: To safeguard the retained tree in accordance with Cotswold District Local Plan
Policies 10 and 45, and the provisions of the NPPF.

The development shall not start before a comprehensive landscape scheme has been
approved in writing by the Local Planning Authority. The scheme must show the location,
size and condition of all existing trees and hedgerows on and adjoining the land and
identify those to be retained, together with measures for their protection during
construction work. It must show details of all planting areas, tree and plant species,
numbers and planting sizes. The proposed means of enclosure and< screening should
also be included, together with details of any mounding, walls and' fences and hard
surface materials to be used throughout the proposed development, i

Reason: To ensure the development is completed in a manner that is sympathetic to the
site and its surroundings in accordance with Cotswold District Local Plan Policy 45.

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.
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Reason: To ensure that the landscaping is carried out and to enable the planting to
begin to become established at the earliest stage practical and thereby achieving the
objective of Cotswold District Local Plan Policy 45.

Any trees or plants shown on the approved landscaping scheme to be planted or retained
which die, are removed, are damaged or become diseased, or grassed areas which
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 altematives in writing.

Reason: To ensure that the planting becomes established and thereby achieves the
objective of Cotswold District Local Plan Policy 45.

No development shall take place until details of the provision to be made for artificial bird
nesting sites/boxes and artificial bat roosting sites/boxes have been submitted to and
approved by the Local Planning Authority. The development shall be completed and
thereafter maintained fuily in accordance with the approved details unless othenwise
agreed In writing by the Local Planning Authority.

Reason: To ensure that bird and bat species are protected and their habitat enhanced.
(Nesting birds are protected under the Wildlife and Countryside Act 1981 as amended. All
species of bats are protected undenthe Wildlife and Countryside Act 1981 as amended
and the Conservation of Habitats and Species Regulations 2010).

The deveiopment shall not start until samples of the proposed walling and roofing
materials have been approved In Writing by the Local Planning Authority and only the
approved materials shall be used. i i

Reason: To ensure that, in accordance with Cotswold District Local Plan Policy 42, the
development will be constructed of materials of a type, colour, texture and quality that will
be appropriate to the site and its surroundings.

The development shall not start until a sample panel of walling of at least one metre
square In size showing the proposed stone colour, coursing, bonding, treatment of
comers, method of pointing and mix and colour of mortar has been 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 42, 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. i

All windows hereby approved shall be constructed in accordance with the District
Council's Traditional Casement Windows Design Guide'.

Reason: To ensure the development is completed in a manner sympathetic to the site
and its surroundings in accordance with Cotswold District Local Plan .

All door and window frames shall be recessed a minimum of 75mm into the extemal walls
of the buiidinq.
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Reason: To ensure the development is completed In a manner sympathetic to the site
and Its surroundings in accordance with Cotswold District Local Plan .

, the windows ****, shall be ****, 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 ****.

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 .

Prior to the development being brought into use, surface water attenuation/storage works
for the extension/dwelling: hereby permitted shall be provided by the installation of a
functioning water butt (minimum capacity 200 litres) in the position agreed on the
approved plans/in a position to be agreed. The water butt shall thereafter be permanently
maintained in working order in the agreed position unless an alternative siting :is approved
in writing by the Local Planning Authority. i

1 •

Reason: To enhance water conservation and as a precautionary measure to reduce the
possible Increased risks of fiooding associated with water runoff.

C:\Users\Susanb\Desktop\Sche<lule September.Rtf



<S0rt4>J«TlN»^;S1>rmKGr<fr,U/MC'tofiT1^.^
LyncroftFarmWorkshops50'VafcrrsPegasus PlanningStatement...

6.PLANNINGASSESSMENT

6.1Inviewoftheapplicationproposalsandtherelevantnationalandlocalplanning

policyframeworktheplanningissuestobeconsideredinthiscaseare:

•PrincipleofDevelopment.

•HousingLandSupply.

•DesignandImpactupontheCotswoldsAreaofOutstandingNatural
Beauty(AGNB).

•ImpactonResidentialAmenity.

•ContaminatedLand.

•HeritageImpact.

PrincipleofDevelopment

6.2Thestartingpointforthedeterminationofanyplanningapplicationisthe

DevelopmentPlan.Theplanningsystem,isplanledandrequiresthatapplications

forplanningpermissionmustbedeterminedinaccordancewiththeDevelopment
I

Plan,unlessothermaterialconsiderationsindicateotherwise.

6.3Inthiscase,theapplicationsiteiscurrentlyinemploymentusewithexisting

workshopunits.Asexplainedpreviously,theseunitsarehowevernolongerfit

forpurposeandassuchitisproposedtorelocatetheexistinglocalbusiness

tenantsfromtheapplicationsitetotheproposedpurposebuiltworkshopunitsat

BagendonDownsFarm,theredevelopmentoftheformerpigfarmissubjectofa

separateapplicationsubmittedalongsidethisapplication.Whilstthetwo

applicationsaresubmittedseparatelytheyareintrinsicallylinkedanditis

proposedthattheoccupationoftheproposeddwellingsaretiedtothecompletion

oftheproposedworkshopunitsatBagendonDownsFarm.Theapplications

shouldbeconsideredsimultaneouslyincircumstanceswhere:

I.theredevelopmentoftheapplicationsitewithviabledwellinghousesis

essentialtofundtheschemefornewandreplacementworkshopsat

BagendonDownsFarm,and

ii.;ThedevelopmentoftheapplicationsitewillnotresultInthelossof

employmentiflinkedtoreplacementunitsatBagendonDownFarm;and

ill.Animportantaspectofthesustainabilityoftheproposalsistheprovision

ofimprovedworkshopaccommodationtofacilitatethegrowthofexisting

smallruralbusinesses.
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6.4 The Bagendon Downs Farm application will mitigate the loss of employment

floorspace at this site by relocating and accommodating the existing tenants at

the Lyncroft Farm Workshops to the new development, keeping them in the local

area, whilst at the same time providing for a net increase in the overall level of

employment floorspace to meet the needs of starter and expanding local

businesses.

6.5 Policy 24 is only concerned with protecting employment uses within or adjacent

to Clrencester and the principle settlements. However, the enabling of enhanced

workshops floorspace and secured growth of the existing rural businesses at

Lyncroft Farm by funding from the redevelopment for housing, is a significant

material consideration and contributes to the sustainability of the proposals.

6.6 Such an approach will' also ensure that the development proposals comply with

the requirements of'saved' Policy 19 of the adopted Local Plan in that the new!-
1 )

build open market housing will help meet the social and economic needs of the

rural area (criterion 'A'), fit in with the existing pattern of development in the

-area by utilising an area of previously developed land (criterion '80/ lead to a

' reduction in daily traffic flows on Welsh Way^ (criterion 'C'), not adversely affect

the vitality and vlabili^:of settlements (criterion and not compromise the

principles of sustainable development (criterion 'E').

6.7 Thus, the proposals accord with the development plan and represents sustainable

development in terms of securing economic growth whilst improving the local

environment. In accordance with paragraph 14 of the NPPF this means approving

the development proposals without delay.

6.8 In addition, the NPPF makes it clear that the planning system must look to

increase housing delivery by seeking to boost significantly the supply of housing.

The NPPF sets out that there are three dimensions to sustainable development,

namely: economic; social and environmental. Each of the dimensions are

addressed throughout this Section of the Planning Statement. However in short,

the key dimension in this instance will be the economic role the application

proposals will fulfil by allowing new purpose built modern accommodation for

existing local businesses at Bagendon Downs Farm, thereby securing their long

term future within the local area as well as facilitating their expansion. In terms

^ See the accompanying Technical Note on the proposed vehicular access' prepared by BWB
Consulting Limited.
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of the environmental role, the application proposals will provide the opportunity

to improve the visual impact of the site through a high quality designed

development that reflects the character of the site and its location within the

AONB.

6.9 Whilst little*weight can be attached to the emerging Cotswold Local Plan it

provides an indication of the likely Policy direction to be adopted in Cotswold

District, reflecting national planning policy. Draft Policy SP7 (Rural Housing)

would provide support for new-build open market housing where it is shown that

there are clear social, economic or environmental benefits resulting from the

development and there would be no adverse impact on, inter alia, the character

and appearance of the landscape, the setting of designated or non-designated

heritage assets, highway safety, and the amenity of nearby residents. The social,

economic and environmental benefits of the development ha>>e already been

described above whfen discussing how the proposals will accords with the three
' I

dimensions of sustainable development as set out in the NPPF. Furthermore, the

redevelopment of the site for the residential use will facilitate the aim of draft

Policy SP2 (Economic Development) by supporting start-up businesses and small

and medium sized enterprises (SMEs) at the development proposed at Bagendon

Downs Farm, including for and wherever possible encouraging thje growth and/or
expansion of existing businesses together, as well as providing'support for the

economy in accordance with central government objectives set out in the NPPF.

6.10 Therefore to summarise on the principle of the development:-

i. The Bagendon Downs Farm application will mitigate the loss of
employment floorspace at this site by relocating and accommodating the
existing tenants at the Lyncroft Farm Workshops to the new development
keeping them in the local area whilst at the same time providing for a net
Increase in the overall level of employment floorspace.

ii. Whilst the two applications are submitted separately they are intrinsically
linked and it is proposed that the occupation of the proposed dwellings are
tied to the completion of the proposed workshop units at Bagendon Downs
Farm.

ill. Such an approach will ensure that the development proposals comply with
the requirements of 'saved' Policy 19 of the adopted Local Plan in that the
new-build open market housing will help meet the social and economic
needs of the rural area, fit in with the existing pattern of development in
the area by utilising an area of previously developed land, lead to a
reduction in daily traffic flows on Welsh Way, not adversely affect the
vitality and viability of settlements, and not compromise the principles of
sustainable development.
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iv. Thus the proposals are considered to be In accordance with the
development plan in which case the presumption in favour of sustainable
development means that the proposals should be approved without delay
(Para 14 IMPPF).

Housing Land SuddIv

6.11 The NPPF sets out the planning framework for England and at paragraph 47 It

seeks to "boost significantly the supply of housing". The Requirement for LPAs to

maintain an adequate supply of deliverable land for housing (i.e. five years)

continues to be a central theme of planning guidance within the NPPF and

paragraph 47 requires authorities to Identify and update annually a supply of

specific deliverable sites sufficient to provide five years worth of housing against

housing requirements with an additional buffer of 5% or 20% in cases where the'

Council has persistently undelivered housing in the past.

6.12 The Secretary of State decision in respect of HIghfield Farm, Tetbury, of February,

2013, found sound at the High Court in a judgement of November 2013,;

confirmed that the District Council's reliance on the. Structure Plan housing

requirement as the basis,for calculating housing land supply was inappropriate.,

It also set out that in the Cotswold District there has been persistent under,

delivery of housing and in ^accordance with paragraph 47iof the NPPF this justifies .

an additional buffer of 20%. As such, the Secretary of State concluded that the ,

housing land supply identified during the course of that appeal amounted to a

'Very serious" shortfall against the lowest estimate of the five year requirement.

6.13 More recently (22 September 2014) in the appeal decision at Cirencester Road,

Fairford (Council Ref 13/03097/OUT) the Inspector concluded that the Council

was unable to demonstrate a 5 year housing land supply. The inspector was

critical of the lack of any objective assessment of housing need.

6.14 Following this, Cotswold District Council has published their position of the 5 year

housing land supply with the most up-to-date position set out in the January

2015 document as.part of the evidence base for the emerging Local Plan. This

' document outlines the Council's position on their housing requirement and supply

for the Cotswold District for the next five years. The January 2015 document sets

out that for the period 1^ April 2014 to 31^' March 2019, taking account of the

20% NPPF buffer, the District has a 6.5 year supply.
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6.15 This position has, however, not been tested at Examination or appeal and In such

circumstances the Tetbury and Falrford decisions are still relevant where at best

there Is uncertainty that the Council has a sufficient supply of housing land for

the next five years to meet their requirement.

6.16 The proposed development will make a small but valuable contribution towards

the District's housing land supply.

6.17 The absence of a demonstrable 5 year housing land supply would be a further

material consideration in favour of the development. However, the development

proposal, as linked to the creation of replacement employment floorspace. Is

considered to be in accordance with the development plan. The case for granting

planning permission Is not therefore reliant upon demonstrating a 5 year housing

land supply shortfall.

Design and Impact upon the' Cotswolds Area of Outstanding Natural
Beauty

' 6.18 The existing former chicken sheds and associated works buildings cover the

majority of the application site. Whilst such buildings may form part of the

I : agricultural character of rural ar^as, the buildings are a particularly dominant

I1 feature in close proximity to a grodp of houses on the edge of Perrott's Brook.
' I

6.19 There can be little doubt that the removal of the buildings and replacement with

low density housing on particularly spacious plots would enhance the Impact of

the site on the local landscape and amenity for neighbouring properties. The

spacious plots will provide ample opportunity for additional planting to

supplement the already mature landscaping around the site's boundaries. Given

the sensitivity of the location the proposed dwellings have been designed to

reflect the Cotswold vernacular.

6.20 The Site Layout shows the arrangement of the proposed housing. The two new

plots utilise the existing levels and place each dwelling on one of the existing

plateaus. Plot 1 is sited to provide some frontage to the Welsh Way and to also

take advantage of views from the rear of the house over the garden and to the

wider landscape, it also provides a frontage to the entrance of the site. Plot 2 Is

sited to the northern plateau and defines the public, parking and entrance space

to the front of the dwelling whilst creating a defensible rear garden and

minimising any overlooking of the two dwellings. The entrance to the site and the
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two dwellings is along the existing site access and retains the access to the

existing dwelling to the east.

6.21 The dwellings are arranged off the shared access point with individual private

driveways and parking areas. The associated garages have been detached form

the main dwelling to minimise the massing of the buildings. The access has been

designed to enable sufficient manoeuvring and circulation space and allows all

vehicles to exit the site in a forward gear. All proposed dwellings are limited to 2

storeys and follow shallow plan footprints with steep roof pitches as seen within

the local vernacular. The residential buildings include subtle changes in eaves and

ridge heights and forms. This creates interest in the building, breaks up the

massing but also follows the simplicity of the Cotswold form.

6.22 The proposed dwellings are intended via scale, architectural design and material

choice to complement, yet not impose the existing buildings in the vicinity of the

I site. In response to the developments location within a rural setting It is intended

to establish a high quality architectural response for the proposed development at

this application stage. The dwellings and the garages will Include the use of high

quality construction materials and will be built from reconstructed Cotswold

I Stone, reconstructed Cotswold slates, timber windows and black rainwater
i

goods.

Impact on Residential Amenity

6.23 There is only one residential property directly affected by the development, which

shares the same access currently servicing the workshops. The owner of this

property has welcomed the proposals and the subsequent removal of commercial

traffic from using the access. Any potential disturbance from the existing

workshops will also be removed to provide a significantly enhanced residential

environment.

6.24 Plot 2 has been orientated to avoid directly overlooking the adjoining property,

with intervening trees screening the site in any case. .

6.25 In terms of overall traffic impact in the locality the statement in support of the

application for the Bagendon Downs Farm site proposals, refers to a Trip

Generation Comparison Report that has considered the traffic generation of the

approved Equestrian Centre and Lyncroft workshops with the impact of the

combined proposal. This has demonstrated, to the satisfaction of the Highways
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Officer, that the redevelopment of both sites would result in a reduction in daily

traffic flows along Welsh Way, which in turn would have a beneficial impact on

the operation, safety and environment of the local highway network.

Contaminated Land

6.26 Initial pre-application advice from the Council suggested that given the former

use of the application site it may be necessary to undertake a land contamination

survey. Pre-application advice was therefore sought from the Council's

Environmental Protection Officer who confirmed that whilst the Council would

require a Phase 1 Desk Study a condition could be attached to any grant of

planning permission requiring the submission of such a study prior to the

commencement of development. A copy of the email from the Council's

Environmental Protection Officer is attached at Appendix 6.

APPENDIX 6: EMAIL FROM ENVIRONMENTAL PROTECTION OFFICER

Heritage Impact

6.27 In terms of heritage Impacts, the planning application is accompanied by a

Heritage Desk-Based Assessment, prepared by Cotswold Archaeology, which

looks at the designated and non-designated heritage assets within the area and

the impact of the proposed development upon their significant.

6.28 In terms of interests in the area, the proposed development is located within the

area of the Bagendon Oppidum, a late Iron Age Territorial Oppidum defined by a

number of discontinuous dykes. These include the Perrott's Brook Dyke

Scheduled Monument, which comprises two dykes respectively located c. 15m

south (Dyke F) and c. 370m north-east (Dyke A) of the proposed development

site, as well as two non-designated dykes which are respectively situated c. 17

and 90m north of the proposed development site.

6.29 The Desk-Based Assessment however concludes that whilst the proposed

development will potentially be visible within views north from a small part of

Dyke F, it will not limit any appreciation or understanding of the monument, or its

relationship with other dykes to the north.

I

6.30 The accompanying report also describes how a linear earthwork Is visible crossing

the proposed development site on aerial photographs of 1931. No extant remains

of this earthwork have been identified, and it is thought to have been removed

throughout the 20th-century by quarrying, ploughing, and the construction of
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buildings, including buildings terraced into the slope within the proposed

development site.

6.31 Therefore no heritage impacts have been indentified arising from the proposed

development that will preclude the granting of pianning permission.
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