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1. Main Issues: 

 

(a)  Principle of Development 

(b)  Housing Mix and Affordable Housing 

(c)  Proposed scale, design and layout of development  

(d)  Impact on the setting of Tetbury Conservation Area 

(e)  Impact on the Cotswolds Area of Outstanding Natural Beauty  

(f)  Impact on Residential Amenity 

(g)  Biodiversity and Geodiversity 
(h)  Highways Impact 

(i)  Flood risk and Drainage 

 

2. Reasons for Referral: 

 

2.1 Officers considered it appropriate for this application to be determined by Committee 

in this instance, due to the complexity of issues relating to public benefits and the housing 

strategy. 

 

3.  Site Description: 

 

3.1 The application site comprises around 2.1 hectares of land to the north-east of 

Tetbury, set to the east of Cirencester Road. The site lies mainly within Tetbury Upton Parish, 

with the southernmost part within the administrative boundary of Tetbury Town Council. 

The land forms part of the former Worwell Farm and is currently used for grazing.  The site 

is outside of the principal settlement of Tetbury, albeit adjacent to it, with the development 

boundary terminating around 25m west of the site.  

 

3.2 The site slopes gradually down to the southern part and contains a small copse of 

semi-mature trees within the south-western corner. Cirencester Road runs the length of the 

western boundary, with Jasmine Gardens and Quercus Road beyond this. To the north lies 

Old Ilsom Farm Road, with Worwell Farm located to the east. Beyond the existing built form 

to the north, south and east lies open countryside and woodland. Tetbury Town Football 

Club lies around 230m to the south of the site.  



3.3 The site is located within the Cotswolds Area of Outstanding Natural Beauty and a 

Public Right Of Way (Footpath NTU46) runs in an east/west direction along the southern 

boundary of the site and this connects to bridleway NTU47 and footpath NTE6A to the east. 

 

4.  Relevant Planning History: 

 

4.1 22/03495/FUL - Mixed use development comprising healthcare facility, 27 dwellings 

(including 11 affordable units), landscaping, site access, internal estate road and 

associated works - Refused 15/06/2023.  

 

5.  Planning Policies: 

 

TNPPF  The National Planning Policy Framework 

CDCLP  CDC LOCAL PLAN 2011-2031 

DS1  Development Strategy 

DS2  Dev within Development Boundaries 

DS4  Open Market Housing o/s Principal/non-Pr 

SA1  South Cotswold - Principal Settlements 

NPTTP1  Pol 1 : Types of housing 

NPTTP2  Pol 2 : Tetbury's Townscape & Character 

NPTTE  TETBURY/TETBURY UPTON NP 2015-2030 

NPTTP5  Pol5:Com Facilit's & Assets of Com Value 

EN1  Built, Natural & Historic Environment 

EN2  Design of Built & Natural Environment 

EN4  The Wider Natural & Historic Landscape 

EN5  Cotswolds AONB 

EN7  Trees, Hedgerows & Woodlands 

EN8  Bio & Geo: Features Habitats & Species 

EN10  HE: Designated Heritage Assets 

EN11  HE: DHA - Conservation Areas 

INF2  Social & Community Infrastructure 

INF3  Sustainable Transport 

INF4  Highway Safety 

EN14  Managing Flood Risk 

H1  Housing Mix & Tenure to meet local needs 

H2  Affordable Housing 

 

6.  Observations of Consultees: 

 

6.1 Natural England - No Objection.  

 

6.2 Local Highways Authority - No objection subject to conditions and financial 

obligations.  

 

6.3 Landscape Officer - It has been assessed that there would be landscape and visual harm 
arising from the proposed development this needs to be set against the benefits of the 

surgery and should be considered in the planning balance.   

 

6.4 Conservation & Design - Objection considered in the main body of the report.  

 



6.5 Lead Local Flood Authority - The LLFA has no objections to the proposal and does 

not require any conditions. 

 

6.6 Biodiversity Officer - No objection subject to conditions.  

 

6.7 Gloucestershire County Council Community Infrastructure - Library contribution has 

been requested.  

 

6.8 ERS Contamination officer - No objection subject to conditions.  

 

6.9 Gloucestershire County Council Archaeologist - No objection subject to condition. 

 

6.10 Gloucestershire County Council Minerals and Waste - No objections, however, 

further clarity on waste reduction and net-zero contributions should be sought.  

 

6.11 GCC Archaeologist - No objection subject to condition. 

 

6.12 Wessex Water - Requirement for the developer to demonstrate a viable foul drainage 

strategy to agree proposals for the Section 104 adoption connections and submit 

details to Wessex Water for technical review prior to construction.   

 

6.13 Cotswolds National Landscape Board - Draw attention to the local planning 

authorities (LPA) statutory duty to have regard to the purpose of conserving and 

enhancing the natural beauty of the National Landscape. 

 

7.  View of Town/Parish Council: 

 

7.1 Tetbury Upton Parish Council: 

 

"Tetbury Upton PC support this application but are still concerned that the number of parking 

spaces are not be adequate for staff and patients." 

 

7.2 Tetbury Town Council: 

 

"Letter of Support 

 

I am writing on behalf of Tetbury Town Council to give full support to the above planning 

application following a resolution passed at the Full Council meeting, held on Monday 25th 

September 2023. 

 

The inclusion of a purpose-built health care facility will help to address the growing and 

changing healthcare requirements Tetbury residents and patients face today. The urgency is 

not solely driven by the duration of the current lease but by the outdated and restrictive layout 

of the present building. The need for a new doctors' surgery in the town has been a long-

standing priority but this application the closest we have come to a resolution. Expansion or 
relocation of Romney House Surgery, Tetbury, is a key strategic infrastructure requirement 

identified in the Local Plan, Policy SA1. Infrastructure for medical provision is also an objective 

in the Tetbury and Tetbury Upton Neighbourhood Plan 2015-2030. How much longer can 

the people of Tetbury be expected to wait? During the intervening period two of the possible 

three potential sites identified have been granted planning permission for housing. This has 



placed an even greater demand on these essential services. I am referring to the Highfield 

cottage and Northfield garage sites. There are no other viable alternative proposals where a 

real and tangible commitment has been made to providing a new surgery for Tetbury. 

 

In addition, the development would bring much needed affordable houses to the town. This 

will boost the mix of local housing on offer. It will help to maintain social networks so that 

families can live near each other and provide support, such as childcare. It would help to 

maintain the viability of services and amenities, such as local schools and businesses in 

Tetbury. This is in accordance with the priorities set out in the refreshed Cotswold District 

Corporate Plan and the objectives of our Neighbourhood Plan. 

 

As set out in the comments submitted by the Trustees of the Greening Tetbury environmental 

charity (a group of 44 members, comprising a mix of environmental specialists and concerned 

citizens), planning conditions can and should be applied and enforced to protect the local 

environment and wildlife. These can be applied to both the build and occupy stages. Without 

them, there will be no more development in Tetbury because the whole of the town sits in 

the Area of Outstanding Natural Beauty. This development has the potential to make a 

positive difference to the lives of everyone in Tetbury and the surrounding Parishes. 

 

We respectfully request that careful consideration is given to whether the potential harm of 

this development really does outweigh the obvious benefit that a new, purpose-built healthcare 

facility and 11 affordable units would bring to Tetbury, the second largest settlement in the 

District. 

 

Yours sincerely  

Cllr Liz Farnham - Mayor of Tetbury and Chair of Tetbury Town Council"  

 

8.  Other Representations: 

 

8.1 Seventy-two Third Party representations have been received Objecting on the 

grounds of: 

 

i. Loss of picturesque greenfield site; 

ii. The site is located outside of the development boundary; 

iii. Opportunities at brownfield sites; 

iv. Loss of wildflower meadow; 

v. Conflict with outcome of SHELAA 

vi. Development would make land to the south susceptible to development; 

vii. Influence of press release on the level of support; 

viii. Alternative options for funding for a different site; 

ix. The original reasons for refusal have not been addressed; 

x. The design of the building is not high quality; 

xi. The site is inaccessible and a risk to safety of pedestrians; 

xii. Inadequate parking provision at the healthcare centre; 

xiii. Lack of transparency; 
xiv. Loss of the rural gateway into the town; 

xv. The development of the surrounding land was contextually different; 

xvi. Impact on highways safety; 

xvii. There is no need for additional housing in the town; 

xviii. Loss of biodiversity; 



xix. The benefits do not outweigh the harm of the proposal; 

xx. The development does not guarantee the quick delivery of the surgery; 

xxi. Increase in on-street parking around the surgery; 

xxii. Development could set a precedent for the development of further greenfield land; 

xxiii. Impact on the source of the river Avon; 

xxiv. Loss of trees and natural habitats; 

xxv. Potential for further housing when the lease expires; 

xxvi. Impact on the water table; 

xxvii. Lack of highways infrastructure to facilitate the addition traffic; 

xxviii. Inaccurate use of the Biodiversity Net Gain Metric; 

xxix. Impact on Great Crested Newts; 

xxx. Impact on bats from lighting; 

xxxi. Contrary to CDC Green to the Core policies; 

xxxii. Impact on the Conservation Area; 

xxxiii. Use of materials for the proposed surgery are inappropriate; 

xxxiv. Re-location of the public footpath would have a detrimental impact; 

xxxv. Lack of public consultation; 

xxxvi. Increase in overlooking and loss of privacy; 

xxxvii. There is no agree sewage offtake for the site 

 

8.2 Two-Hundred and Eighty Seven third party representation have been received offering 

support on the grounds of: 

 

i. There is an urgent need for a new medical centre; 

ii. The previous refusal reasons have been addressed; 

iii. Risk to health of losing the surgery; 

iv. The current surgery is not fit for purpose; 

v. Improvement on the surrounding development; 

vi. Suitable landscape planting and screening is proposed;  

vii. There is no right to a view; 

viii. There are no other viable options for a healthcare facility; 

ix. The design is acceptable; 

x. Refusal on grounds of Policy INF2 cannot be defended; 

xi. The healthcare group could discuss additional bus services to the site; 

xii. The development would improve street lighting; 

xiii. Financial details would be other material considerations that outweigh the harm; 

xiv. Improvements in affordable housing offered; 

xv. The AONB impact would be mitigated; 

xvi. The design of the residential relates to the wider area; 

xvii. The existing field is not publically accessible; 

 

8.3 Four general comments have also been received on the grounds of: 

 

i. There is a need for a medical facility; 

ii. Further details on how run-off would be prevented is required; 
iii. Consultation is required with Wessex Water; 

iv. The development should deliver 10% BNG; 

 

v. Investment in improved bus serviced is required; 

vi. Further details are required relating to the efficiency of renewable energy features; 



vii. The Cirencester Road speed limit should be reduced; 

viii. A cycle lane should be added along Cirencester Road; 

ix. Further improvements are required to the footpath; 

x. A pedestrian crossing is required. 

 

9.  Applicant's Supporting Information: 

 

Proposed and Existing Plans; Affordable Housing Statement; Archaeological Evaluation 

Report; Phase 1 Desk Study and Phase 2A Preliminary Ground Investigation; Malford 

Environmental Consulting Ecological Appraisal; Design and Access Statement; Flood Risk 

Assessment; Land Contamination Assessment; Landscape and Visual Impact Appraisal; Phase 

1 Desk Study and Phase 2a Preliminary Ground Investigation; Proposed Foul & Surface Water 

Drainage Strategy; Residential Travel Plan; Statement of Community Involvement; Transport 

Assessment; Waste Management Plan; Waste Minimisation Statement; Workplace Travel 

Plan; Construction Management Plan; Energy Strategy Statement; Landscape & Ecology 

Management Plan; Archaeological Evaluation; Highways Technical Note; Walking, Cycling and 

Horse-Riding Assessment Review; Design Compliance Statement; Statement of Community 

Engagement; tree Survey Schedule; Viewpoint Information; Artist Interpretation. 

 

10.  Officer's Assessment: 

 

10.1 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.'   

 

10.2 The starting point for the determination of this application is therefore the current 

development plan for the District which is the adopted Cotswold District Local Plan 2011 - 

2031. 

 

10.3 The Tetbury and Tetbury Upton Neighbourhood Development Plan 2011 - 2031 was 

adopted in December 2017. Section 38(3A) of the Planning and Compulsory Purchase Act 

2004 states that 'for the purposes of any area in England (but subject to subsection (3B)) a 

neighbourhood development plan which relates to that area also forms part of the 

development plan'. 

 

10.4 The policies and guidance within the revised National Planning Policy Framework 

(NPPF) are also a material planning consideration. 

 

Background and Proposed Development 

 

10.5 The application proposes a mixed use development, consisting of a healthcare facility 

and twenty-seven residential dwellings. The residential element would include the provision 

of eleven affordable dwellings. 

 
10.6 Planning permission was previous applied for in 2022 for a similar scheme of the same 

scale as that currently proposed. Permission was subsequently refused at planning committee 

on 14th June 2023. Permission was refused for three reasons: 

 



"1.  The application site lies within an area of open countryside outside of the defined settlement 

development boundary for Tetbury with inadequate provision of public transport. The development, 

consisting of a residential aspect and healthcare centre, would therefore be contrary to Local Plan 

Policies DS4 and INF2. It is acknowledged that public benefits would arise from the development, 

most notably the provision of healthcare infrastructure, affordable housing, and high energy 

performance design, but notwithstanding this, the harm as identified, is considered, in the balance, to 

outweigh the public benefits of the scheme. The proposed development is contrary to Local Plan 

Policies DS4 and INF2" 

 

"2.  The site is located within the Cotswolds Area of Outstanding Natural Beauty (AONB). Section 

85 of the Countryside and Rights of Way (CROW) Act 2000 states that relevant authorities have a 

statutory duty to conserve and enhance the natural beauty of the AONB. The development would 

result in the loss of an open, rural space and would erode the transitional, edge-of-settlement qualities 

of this part of the town. The development would therefore result in landscape and visual harm to the 

special qualities of the AONB and would be contrary to Local Plan Policies EN4 and EN5, and Section 

15 of the NPPF." 

 

"3.  The proposed development, consisting of a residential aspect and healthcare centre, would 

result in a scheme that lacks a contextually sympathetic layout and clear architectural distinction. The 

development would neither achieve a high quality contemporary design, nor a more traditional 

vernacular appearance and would lack characterful variety of scale, form and massing. The design of 

the development would therefore be of a poor quality, out of keeping with the local townscape and 

inconsistent with the requirements of the Cotswold Design Code. The development would therefore 

be contrary to Cotswold District Local Plan Policies EN1, EN2 and the Cotswold Design Code; Policy 

2 of the Tetbury and Tetbury Upton Neighbourhood Plan 2015-2030; and Section 12 of the National 

Planning Policy Framework." 

 

10.7 The current application proposes a revised scheme, which seeks to address the 

reasons for refusal. The proposed development would contain 3 two-bedroom dwellings, 6 

three-bedroom dwellings; 14 four bedroom dwellings and 4 one-bedroom flats. Of the 

affordable dwellings, 3 units are proposed as First Homes, whilst 8 are proposed as Affordable 

Rent.  

 

10.8 The development would primarily contain two-storey buildings, set within a sloping 

landscape that descends to the south. The buildings are of a gabled design, constituting a 

contemporary interpretation of the vernacular. The healthcare centre would be located along 

the western boundary, and would comprise a two storey gable, with single storey projecting 

'wings'. The building would be of a contemporary design approach, utilising large glazed 

elevations. 

 

10.9 The development would be finished in a mix of Farmington Cotswold Stone and 

Reconstituted Stone and cream render to the residential element, with the healthcare centre 

finished in natural stone and metal cladding. 

 

(a)  Principle of Development 
 

10.10 The application site lies within the northern part of the town of Tetbury, the second 

largest settlement in the District after Cirencester. Tetbury is a Principal Settlement and is 

considered to include the developed parts of adjacent parishes that abut, and are effectively 

part of, the built-up area of the town. The town has been defined by a Development Boundary 



within the CDLP development strategy. Development boundaries are drawn around the 

Principal settlements identified as a central element of delivering the Council's Development 

Strategy. The CDLP outlines at paragraph 6.2.2 and 6.2.3 that: "the Development Boundaries 

essentially define the existing built-up areas of Principal Settlements, including sites that: are under 

construction; and have been granted planning permission. They also include housing and employment 

sites proposed for development to meet the District's objectively assessed needs to 2031, including 

the Strategic Site."  

 

10.11 The site the subject of the current application lies outside of the defined Development 

Boundary; but adjoins it to the west. The boundary runs partially along the Cirencester Road 

parallel to the site frontage before leading north-west along Quercus Road. The development 

strategy remains up-to-date and has been supported in a number of Appeal decisions for new-

build residential development adjacent to, or close to, development boundaries. 

 

10.12 In the case of the current application, the site is located outside of the Development 

Boundary of the Principal settlement of Tetbury and therefore Local Plan Policy DS4 is of 

most relevance in terms of the residential element of the proposals. Policy DS4 deals with 

open market housing outside development boundaries and non-principal settlements, and 

states: 

 

'New-build open market housing will not be permitted outside Principal and Non-Principal Settlements 

unless it is in accordance with other policies that expressly deal with residential development in such 

locations.'  

 

10.13 In addition to the delivery of new-build dwellings within development boundaries 

under policies DS1 and DS2, the supporting text for policy DS4 states that:  

 

"Besides the provisions of paragraph 55 (the equivalent in the current NPPF is now paragraph 80) of 

the NPPF, which makes an exception for country houses that are truly outstanding or innovative, the 

Local Plan has policies that potentially allow for certain types of housing development in the 

countryside including:  

 

- affordable housing on rural exceptions sites (Policy H3);  

 

- housing for rural workers (Policy H5);  

 

- sites for gypsies and travellers (Policy H7);  

 

- and conversion of rural buildings (Policy EC6)" 

 

10.14 The Tetbury and Tetbury Upton Neighbourhood Development Plan 2011 - 2031 does 

not set out any strategic policies relating to the location of new residential development. The 

Plan acknowledges that: "The LPA is currently progressing a new Local Plan, which is due to be 

submitted for examination this summer. The previous Adopted Local Plan is the official Plan policies 

in this document have to be in general conformity with, but in order that this Plan is 'future-proofed', 
regard has also been paid to policies in the emerging Local Plan 2011-2031." The Plan contains a 

number of policies relating to mix of dwelling types, affordable housing and townscape, which 

will all be considered in subsequent sections of this report.  

 



10.15 The current application proposes the provision of a mixed use development including 

27 residential dwellings, 40% of which are proposed as affordable, and a healthcare facility. It 

is therefore evident that the proposed residential development would not be applicable to 

any of the policy exceptions listed within the supporting text of DS4. The development would 

therefore be contrary to Local Plan Policy DS4. 

 

10.16 The current proposal is therefore in conflict with the Council's development strategy 

with regard to the location of new open market housing. The District is on course to deliver 

approximately 9,671 dwellings over the plan period through the existing development strategy 

without a need to grant planning permissions for further dwellings in locations that are 

contrary to the strategy. The figure of 9,671 dwellings is in excess of the objectively assessed 

need for 8,400 dwellings agreed by the Local Plan Inspector. The strategy is therefore 

delivering a level of housing in excess of the needs set out in the Local Plan. 

 

10.17 It is noted that the Government wishes to boost significantly the supply of homes. 

However, it is also of note that paragraph 60 of the NPPF states that 'it is important that a 

sufficient amount and variety of land can come forward where it is needed '. The Council's 

Development Strategy seeks to both boost significantly the supply of homes in the Local Plan 

period and to direct new homes to locations where they are needed in accordance with the 

aspirations of Paragraph 60. Evidence to demonstrate that the Council is significantly boosting 

the supply of homes in the District is available in the Council's housing land supply figures 

which stand at 6.9 years and the Government's Housing Delivery Test: 2020 Measurement 

which gives Cotswold District a figure of 127%, which is well in excess of the 95% pass score. 

The weight that can be given to the erection of new housing in this location, when the 

Council's land supply position is significantly in credit, is considered to be very limited. 

 

10.18 The current development boundary around Tetbury was drawn in order to ensure 

that future development would be proportionate to the level of services on offer in the 

settlement during the Local Plan period. The development boundary ensures that 

development in the Local Plan period will be at a level appropriate for the services and facilities 

on offer. The release of land for residential development in an ad hoc manner around the 

town would potentially threaten the balance of the settlement, and the long term strategy for 

the town which has been deemed to be acceptable through the Local Plan examination 

process. Moreover, provision has been made for the delivery new housing adjacent to the 

settlement through housing allocation sites (T_31B - 43 dwellings net at Land adjacent to 

Blind Lane and T_51 - 18 dwellings net at Northfield Garage) in order to meet the needs of 

both the town and the District as a whole. 

 

10.19 The applicant contends that they consider the site to be sustainable and that the 

housing is required for a special circumstances; to support the delivery of a bespoke 

healthcare facility. The therefore contend that the development satisfies the requirements of 

Local Plan Policy DS4. It is of note that the amount of proposed housing has not been 

promoted by the applicant as solely enabling development. 

 

10.20 As has been noted, as well as the residential element, the application proposes a 
healthcare facility along the western edge of the site, adjoining Cirencester Road. The 

provision of this piece of infrastructure would be assessed against Local Plan policies SA1 and 

INF2. Notably, policy INF2 states:  

 



"Proposals for community facilities, including open spaces, either in their own right or as a 

consequential requirement of development in the area will be permitted where, as appropriate, it is 

demonstrated that:  

 

a. Where associated with another development, provision is synchronised with the scale, 

timing/phasing and needs of the associated development; 

  

b. account has been taken of existing facilities and services in the area, including the quantity and 

quality of provision; 

  

c. the proposal is economically viable in terms of its ongoing maintenance, and there is demonstrable 

local need for it;  

 

d. the facility or service is well-linked and accessible to the local community by foot, bicycle or public 

transport both at present and having regard to development proposals of the Local Plan;  

 

e. the feasibility of multi-purpose use of the facility or service has been rigorously explored and, where 

possible, implemented in the proposal; and  

 

f. provision is made for the on-going management/maintenance of the facility or service." 

 

10.21 The supporting text to Policy INF2 outlines that " the purpose of this policy is to make 

sure that as communities grow, supporting infrastructure can correspondingly grow or change whilst 

maintaining provision at an appropriate level"(Paragraph 11.2.3).  The policy goes on to outline 

that "The right location for a community facility will depend on its scale and function. Facilities that 

serve the day-to-day needs of a community should be located in local centres close to the communities 

they serve and should be fully accessible and inclusive. The location of higher-level facilities, such as 

leisure centres, should be accessible to all members of the community and directed to an allocated 

site (where the Local Plan makes such provision) or other appropriate site in an area of identified 

under-supply" (Paragraph 11.2.5); and that "New facilities should be located so as to minimise the 

need to travel by car by being safely accessible by walking, cycling and public transport. Mixed-use 

developments can help ensure that houses and businesses are close to services. Facilities that are 

flexible and provide a range of uses can also help to generate higher levels of activity as well as 

making more efficient and effective use of land"(Paragraph 11.2.6). 

 

10.22 Of material relevance is the refusal of planning application 22/03495/FUL which 

directly referenced the provision of both the healthcare facility and residential development 

within refusal reason 1. The reason for refusal outlined that "the application site lies within an 

area of open countryside outside of the defined settlement development boundary for Tetbury with 

inadequate provision of public transport. The development, consisting of a residential aspect and 

healthcare centre, would therefore be contrary to Local Plan Policies DS4 and INF2." The refusal 

reason concluded that "the proposed development is contrary to Local Plan Policies DS4 and INF2." 

This previous decision is a material planning consideration of the current application.  

 

10.23 The previous refusal reason directly references the sites location outside of the 
settlement development boundary of the town and the inadequacy of the public transport 

provision serving the site. Local Plan Policy INF2 criterion d is therefore applicable, which 

requires "the facility or service is well-linked and accessible to the local community by foot, bicycle or 

public transport both at present and having regard to development proposals of the Local Plan." In 

response to this criterion, the developers have set out that the supporting text to Cotswold 



District Local Plan Policy S9 outlines that Tetbury benefits from "a good public transport service." 

The developers also note that the scheme has received no objection from the Local Highways 

Authority, and that the scheme would improve bus stop infrastructure and local footpaths, as 

was the case with the original submission.  

 

10.24 The level of public transport provision has remained unchanged from the original 

submission, and the development continues to propose the relocation of two bus stops closer 

to the development site along with improved street lighting, as was previously proposed. The 

committee decision raised concern with the accessibility of the location by public transport 

in relation to the requirements of Local Plan Policy INF2 c. Whilst it is acknowledged that the 

supporting text to Policy S9 acknowledges that Tetbury contains a good public transport 

service, this is in relation to the town as a whole in the context of the district, and is also not 

to say that every part of the town benefits from the same level of service. This is especially 

pertinent to a site lying outside of the settlement development limits. Owing to the location, 

and the limited public transport provision accessing the site, most notably along Cirencester 

Road, the site is not considered to be well-linked and accessible to the local community by 

foot, bicycle or public transport. The development would therefore be contrary to Local Plan 

Policy INF2 c.  

 

10.25 Notwithstanding the conflict with Policies DS4 and INF2, it is acknowledged that the 

development does seek to address an identified need for a healthcare facility within the town. 

It is clear that there is an established need for a new healthcare facility within the town, as 

identified by Policy SA1, which acknowledges that the expansion or relocation of the existing 

surgery in Tetbury is a strategic infrastructure requirement for the South Cotswolds Sub-

Area. This need is also reflected within the Tetbury and Tetbury Upton Neighbourhood Plan 

2015-2030, which outlines that: "the provision of Infrastructure including medical and educational 

provision will be promoted and supported wherever possible." The current application site adjoining 

Worwell Farm offers viable and deliverable healthcare infrastructure that would meet the 

identified needs of the town and should be afforded some weight when applying the planning 

balance. 

   

10.26 When considering the weight that should be afforded to the development of the 

healthcare facility, it is necessary to also consider whether alternative sites have been 

sufficiently considered, and whether the public benefit would be otherwise achievable through 

a less intensive form of development. It is important and material to acknowledge that the 

residential aspect of this scheme has NOT been submitted or justified by the applicant as 

enabling development, nor has a viability case therefore been submitted. The applicant 

contends that Local Plan Policy DS4 is complied with, through the provision of the healthcare 

facility. 

 

10.27 Concerns were raised with the original submission, that a sequential test of potential 

alternative sites has not been undertaken correctly. In support of the current application, the 

Phoenix Health Group have stated that “It is a sad fact that Town centre locations had to be 

discounted by virtue of their residential value. The sequential site analysis concluded that there were 

no alternative sites within the existing settlement limits of Tetbury that are suitable, available or 
achievable, so the area of search was widened." They went on to state that "sites outside of defined 

development limits that might be allocated in the future under the Cotswold District Local Plan Review 

were also discounted as there was no mechanism to secure their immediate delivery and the 

allocations remain uncertain until the Development Plan is adopted. Even if another site were to be 

allocated, there is absolutely no certainty of delivery, or confirmation that the developer would fund 



the project costs, and indeed most would wish to sell us the land, which is something that we cannot 

afford." The statement outlines that "The result is that there is only one site that remains available, 

achievable within the tight timescales and financially viable" 

 

10.28 As was raised as a concern with the previous application, full details of the sequential 

test undertaken has not been submitted in support of the application and a site by site 

appraisal of the alternative locations considered is not therefore available. Officers are not 

satisfied that the sequential test has been conducted thoroughly or transparently, with the 

application's supporting information lacking details of the considerations made. 

Notwithstanding this shortcoming, the applicant and healthcare provider have entered into 

an exclusivity agreement. This agreement has led to a single site being progressed, and brought 

forward as part of the current application.  

 

10.29 Notwithstanding this shortcoming, it is evident that other options exist and the 

sequential test conducted has not adequately demonstrated that this constitutes the only 

viable site for the proposed services. The existing facilities are, however, constrained, both in 

terms of the impending expiry of the current lease agreement and the outdated facilities, and 

the closure of the facility is likely to occur in January 2025. Whilst it is apparent that the loss 

of the healthcare provision cannot be discounted as a potential outcome, this does not directly 

relate to the outcome of the current application and alternative temporary arrangements may 

be available should the current facility close.  

 

10.30 As such, when considering the weight that should be applied to the healthcare facility 

provision, it is evident that there is an established need that is not currently being fulfilled 

elsewhere. Whilst alternative sites may be available, the current scheme proposes a 

deliverable proposal with an agreement in place between the applicant/developer and 

healthcare provider for a 30 year lease of the building. It is currently the only site where an 

application has been forthcoming. Whilst it may be that the same provision could be 

accommodated elsewhere with a lesser impact on the development strategy, it is also clear 

that the alternative sites would also have policy difficulties, and would also lie outside of the 

town centre, as is the case with the current proposal.   

 

10.31 Overall, it is considered that the proposed development would be contrary to Local 

Plan Policies DS4 and INF2, and would result in an inaccessible form of development within 

an area outside of a Principal or Non-Principal settlement. Public benefits would arise from 

the development, most notably the provision of healthcare infrastructure, affordable housing, 

and high energy performance design, but notwithstanding this, the harm as identified, is 

considered, in the balance, to outweigh the public benefits of the scheme. Moreover, the 

revised scheme has not overcome refusal reason 1 of the previously determined scheme. The 

principle of the proposed development is therefore considered to be unacceptable.  

 

(b)  Housing Mix and Affordable Housing 

 

10.32 Local Plan Policy H1 requires that: 

 
"1. All housing developments will be expected to provide a suitable mix and range of housing in terms 

of size, type and tenure to reflect local housing need and demand in both the market and affordable 

housing sectors, subject to viability. Developers will be required to comply with the Nationally 

Described Space Standard.  

 



2. Any affordable accommodation with two or more bedrooms will be expected to be houses or 

bungalows unless there is a need for flats or specialist accommodation.  

 

3. Proposals of more than 20 dwellings will be expected to provide 5% of dwelling plots for sale as 

serviced self or custom build plots unless demand identified on the Local Planning Authority's Self-

Build and Custom Register, or other relevant evidence, demonstrates that there is a higher or lower 

level of demand for plots.  

 

4. Starter Homes will be provided by developers in accordance with Regulations and National Policy 

and Guidance.  

 

5. Exception sites on land that has been in commercial or industrial use, and which has not currently 

been identified for residential development, will be considered for Starter Homes." 

 

10.33 This application seeks permission for more than 10 dwellings and is therefore subject 

to the requirements of Local Plan Policy H2 (Affordable Housing). Policy H2 seeks to secure 

up to 40% of new dwellings gross on all non-brownfield sites as affordable. The Policy outlines 

that: 

 

"The type, size and mix, including the tenure split, of affordable housing will be expected to address 

the identified and prioritised housing needs of the District and designed to be tenure blind and 

distributed in clusters across the development to be agreed with the Council. It will be expected that 

affordable housing will be provided on site as completed dwellings by the developer, unless an 

alternative contribution is agreed, such as serviced plots." 

 

10.34 Tetbury and Tetbury Upton Neighbourhood Plan 2015-2030 was formally 'made' in 

2017 and is also a material policy consideration. Policy 1 (Types of Housing) states that 

"Housing development should, where appropriate and viable, provide for a range of dwelling 

types and sizes, to reflect local demand." Policy 2 (Enhancement of Tetbury' Townscape and 

Character) requires that "Development Proposals will be required to pay regard to the 

Tetbury Townscape and Character Assessment Report 2016 and the Cotswold Design Guide 

2000 and any future adopted update to the Cotswold Design Guide." 

 

10.35 The application proposes a mix of open market dwellings, comprising 1, 2, 3 and 4 bed 

dwellings. The housing mix is considered appropriate and responds to local demand in the 

area. Whilst the Neighbourhood Plan outlines a demand for bungalows within the supporting 

text for Policy 1, it is acknowledged that this demand is below that of 'houses'. The scheme 

also offers 11 affordable units, meeting the 40% policy requirement. As such, it is considered 

that the housing mix is reasonable in this instance, despite the absence of bungalows within 

the development.  

 

10.36 The tenure mix of the proposed affordable units has been subject to discussions 

between the applicant and officers. Notably, this is in relation to the provision of First Homes. 

The Planning Practice Guidance, updated December 2021, outlines that:  

 
"A minimum of 25% of all affordable housing units secured through developer contributions should 

be First Homes. It is expected that First Homes (and the mechanism securing the discount in 

perpetuity) will be secured through section 106 planning obligations. 

 



In accordance with paragraph 62 of the National Planning Policy Framework, affordable housing is 

expected to be delivered on-site unless off-site provision or a financial contribution in lieu can be 

robustly justified, and the agreed approach contributes to the objective of creating mixed and balanced 

communities. 

 

Paragraph: 012 Reference ID: 70-012-20210524" 

 

10.37 In response, the Council sets a policy requirement for a tenure mix of 25% First 

Homes, 70% Affordable Rent with the remaining 5% Affordable Home ownership (Shared 

Ownership, First Homes or Discount Sale); with the aim for the Affordable Rent to beat least 

45% social rent. The application proposes a policy compliant affordable housing tenure mix 

being 25% First Homes (3 units) and 70% Affordable Rent (8 total).  

 

10.38 Local Plan Policy H1 requires proposals of more than 20 dwellings to provide 5% of 

dwelling plots for sale as serviced self or custom build plots. The current scheme does not 

propose any self-build plots, siting site constraints relating to ground works and costs as the 

reason. It is therefore acknowledged that the development fails to meet this policy 

requirement.   

 

10.39 In terms of design, officers are content that the Affordable Housing units would be 

'tenure blind' in appearance and would be well-integrated within the overall development. 

Similarly, officers have ensured that the units would meet the established living space 

standards required as part of the Council's standards for the relevant S106 legal agreements.  

 

10.40 Overall, it is acknowledged that the proposed development would not deliver a self-

built plot or a dwelling under Affordable Home Ownership. Notwithstanding this, it is 

acknowledged that the development would deliver a policy complaint 40% affordable housing 

provision, including First Homes and would otherwise provide a reasonable housing mix. As 

such, officers are content that the proposed development would deliver an appropriate 

number and type of Affordable Housing, subject to the final completion of the associated legal 

agreement. 

 

(c)  Proposed Design, Scale and Layout 

 

10.41 Local Plan Policy EN1 outlines that new development will, where appropriate, 

promote the protection, conservation and enhancement of the historic and natural 

environment by:  

 

a. ensuring the protection and enhancement of existing natural and historic environmental 

assets and their settings in proportion with the significance of the asset;  

 

b. contributing to the provision and enhancement of multi-functional green infrastructure;  

 

c. addressing climate change, habitat loss and fragmentation through creating new habitats and 

the better management of existing habitats;  
 

d. seeking to improve air, soil and water quality where feasible; and  

 

e. ensuring design standards that complement the character of the area and the sustainable 

use of the development. 



10.42 Local Plan Policy EN2 supports development which accords with the Cotswold Design 

Code and respects the character and distinctive appearance of the locality. 

 

10.43 Policy INF7 (Green Infrastructure) requires that new development proposals must 

contribute, depending on their scale, use and location, to the protection and enhancement of 

existing Green Infrastructure and/or the delivery of new Green Infrastructure. 

 

10.44 Tetbury and Tetbury Upton Neighbourhood Plan 2015-2030 was formally 'made' in 

2017 and is also a material policy consideration. Policy 1 (Types of Housing) states that 

"Housing development should, where appropriate and viable, provide for a range of dwelling 

types and sizes, to reflect local demand." Policy 2 (Enhancement of Tetbury's Townscape and 

Character) requires that "Development Proposals will be required to pay regard to the 

Tetbury Townscape and Character Assessment Report 2016 and the Cotswold Design Guide 

2000 and any future adopted update to the Cotswold Design Guide." 

 

10.45 Section 12 of the NPPF requires good design, providing sustainable development and 

creating better place to live and work in. Paragraph 130 states decisions should ensure that 

development will function well and add to the overall quality of the area, not just for the short 

term but over the lifetime of the development. Development should be visually attractive as 

a result of good architecture, layout and appropriate and effective landscaping, which are 

sympathetic to local character and history maintaining a strong sense of place.   

 

10.46 Section 14 of the NPPF addresses climate change. Paragraph 153 of the NPPF states 

that, 'in determining planning applications, local planning authorities should expect new 

development to comply with any development plan policies on local requirements for 

decentralised energy supply unless it can be demonstrated by the applicant, having regard to 

the type of development involved and its design, that this is not feasible or viable. 

Development should also take account of landform, layout, building orientation, massing and 

landscaping to minimise energy consumption.' 

 

10.47 The design of the proposed development has evolved from an initial pre-application 

submitted in late 2020. A number of revisions to the scheme were made during the course of 

the previously refused application. The current scheme has made further revisions to the 

building designs, looking to incorporate further vernacular design elements, in a scheme that 

would now be described as a contemporary interpretation of the vernacular, as opposed to 

being a more overt contemporary approach as was originally proposed.  

 

10.48 Refusal reason 3 of the previous decision acknowledged that "The development would 

neither achieve a high quality contemporary design, nor a more traditional vernacular appearance 

and would lack characterful variety of scale, form and massing. The design of the development would 

therefore be of a poor quality, out of keeping with the local townscape and inconsistent with the 

requirements of the Cotswold Design Code."  

 

10.49 The developers have stated, in relation to design, that "In terms of the house type designs, 

these have been modified and now adopt a more traditional approach to the outward appearance. 
Whilst the design has been amended the quality materials have been maintained. Detailed design 

elements on the house types have been altered to ensure that whilst there is cohesion in terms of the 

overall design ethos, there is individuality in the form and massing of the units. The scale of the housing 

follows the topography of the land." A design compliance statement has also been submitted with 

the application submission.  



10.50 Contextually, the application site sits within an awkward juxtaposition between the 

modern estate-based built form of northern Tetbury and the wider open countryside to the 

east and south-east. The site itself forms an open field, set over a steep gradient that declines 

to the south, with the landscape opening up into a green valley to the south-east. The site is 

visible from the old Cirencester Road, which is acknowledged as being a principal route into 

the town within the Draft Tetbury Townscape and Character Assessment (TTCA), which 

forms part of Policy 2 of the Neighbourhood Plan. The TTCA goes on to characterise 

Cirencester Road as "leafy and pleasant 19th and 20th century estates are now being enlarged 

with further estates of proposed dwellings along the old Cirencester Road, replacing open fields and 

old industrial buildings with 21st century buildings. These offer new clusters of dwellings built to higher 

densities and with a higher person to m2 internal space" (Paragraph 2.2.3).  

 

10.51 Owing to its undeveloped appearance, and its characterful gradient leading out 

towards the open valley beyond, the site is considered to more closely relate to the open 

rural character of the wider countryside surrounding the town, rather than as part of its built-

up form. A Public Right of Way (Tetbury Upton Footpath 46) runs along the southern 

boundary of the site. The site is experienced from this point, with the path currently cutting 

between the steep landscape to the north and the more open fields to the south. Despite its 

distinctly rural character, it is important to also acknowledge the visual backdrop of the 

modern, housing estate to the north and west, which are currently experienced from the 

footpath and within the wider site.   

 

10.52 Having regard to the proposed layout, within a rural edge-of-settlement location, 

officers consider it more typical to see simple straight roads reflective of functional agricultural 

layouts. In contrast, the current proposal is set around a rather contrived suburban 'S' bend 

arrangement, with an uncharacteristically deep curving road. The applicants have 

acknowledged that the proposed layout has been "developed to make best use of the contours 

of the land and to ensure that built form will not appear as an intrusive addition in the landscape." It 

is important to acknowledge the site's more urban context to the north and west. The site 

sits with a backdrop of a modern housing estate, which has altered the context of the plot. 

Moreover, by virtue of the steep gradient and highways and drainage engineering 

requirements, it is necessary for the road to work with the slope. Whilst a more creative 

approach could have been incorporated, owing to the wider site context, and the practical 

limitations, the proposed layout is considered to be acceptable. 

 

10.53 With regard to the design approach of the housing element of the scheme, this has 

been amended to incorporate more vernacular elements. The submitted Design Compliance 

Statements sets out that "The proposed architectural style has been amended to reflect a more 

traditional approach but maintains a contemporary influence." The proposed design would fit 

within its context, offering a more contemporary interpretation of the modern housing to the 

north and west of the site. A number of the housing types proposed have achieved 

characteristically narrow gable forms and steep roof pitches which respond to the character 

of the area. Whilst some elements of the scheme are less characteristic in there form and 

plan depth, these would be limited to only certain larger housing types, and would 

nevertheless maintain a more consistent frontage to these dwellings.  
 

10.54 In terms of design detailing, the scheme proposes relatively simple facades with a 

number of the housing types incorporating characteristic fenestration hierarchies and simple 

canopy porches. Similar to the built form there are examples of house types that divert from 

this design approach, notably the larger dwellings to the southern part of the site. Here, the 



facades are presented as more cluttered with a variety of window forms, wide porch canopies 

and integral garages, which do contradict the aspirations of the Cotswold Design Code.  

 

10.55 The development would reflect, and in instances improve upon, the design approach 

of the adjoining modern estates. Spacing between buildings within the northern portion, the 

coherent application of materials and the more sympathetic treatments of the more 

prominent facades along Cirencester Road, and the rear elevations facing the Public Right of 

Way, achieve a reasonable design quality. The materials pallet is not unreasonable, and would 

respond to the locality, subject to conditions securing final proposals and finishes.  

 

10.56 It is also important to acknowledge that the building design achieves a high energy 

performance, which responds positively to the requirements of Section 14 of the NPPF, which 

requires development to shape places in ways that contribute to radical reductions in 

greenhouse gas emissions, minimise vulnerability and improve resilience; encourage the reuse 

of existing resources; and support renewable and low carbon energy and associated 

infrastructure. The residential components of the scheme would be built with a 'fabric first' 

approach and would utilise air-source heat pumps, integrated solar-voltaics, mechanical 

extract ventilation and will be constructed from FSC certified timber frame. The submitted 

energy performance report outlines that this would achieve a total saving and reduction of 

36.8%, or 20,300Kg CO2 per annum, against standard CO2 emissions over Approved 

Document Part L (ADL) of Building Regulations 2013. A large part of this energy performance 

reduction is achieved through the incorporation of a 'fabric first' design approach and 

integrated low carbon energy source, prior to the incorporation of PV panels.   

 

10.57 Turning to the healthcare centre, the building incorporates both an aesthetic and 

functional requirement, with it required to meet a number of minimum standards including a 

Building Research Establishment Environmental Assessment Method (BREEAM excellent 

rating. A BREEAM certified rating reflects the performance achieved by a project and its 

stakeholders, as measured against the BREEAM sustainability assessment framework and its 

benchmarks, including energy performance. 

 

10.58 The proposed building incorporates a large, utilitarian appearance, incorporating a 

two-and-half storey glazed gable to the front, with broad, single-storey projecting wings. The 

result is a somewhat monolithic, industrial style building finished in metal cladding and natural 

stone, that does not reflect the wider character of the site. The Cotswold Design Code 

supports in principle the contemporary design approach taken, acknowledging that "it is often 

difficult to reconcile larger buildings and the Cotswold vernacular style, as there are few traditional 

precedents, so a contemporary approach can be more suitable." The majority of the building's 

accommodation is provided at ground floor, with first floor accommodation minimised to the 

central gable and thus, resulting in an overall lower form of built profile. It is also 

acknowledged that the building achieves a BREEAM rating of excellent, and would constitute 

valuable local healthcare infrastructure. Whilst the design is somewhat unsympathetic within 

its landscape, it would achieve a building that meets the functional requirements of the 

healthcare infrastructure and incorporates design elements to minimise its overall impact on 

the character of the area. Additionally, the building would be of a high energy performance 
and would provide space for a mix of uses, including a pharmacy, dispensary and training 

rooms.  

 

10.59 Overall, it is considered that the design of the proposed development is acceptable, 

on balance. 



(c)  Impact on the setting of the Tetbury Conservation Area 

 

10.60 The site lies outside, but within the setting of, the Tetbury 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 area, in accordance with 

Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990. 

 

10.61 Local Plan Policy EN11 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. Development in conservation areas will not result in loss of open spaces, including 

garden areas and village greens, which make a valuable contribution to the character and/or 

appearance, and/or allow important views into or out of the conservation area. 

 

10.62 Section 16 of the NPPF (2018) seeks to conserve and enhance the historic 

environment and is consistent with Policies EN10 and EN11.  

 

10.63 The application site lies around 0.7km north of the Tetbury Conservation Area, which 

terminates to the south-west along Cirencester Road. Whilst the site lies within significant 

separation from the heritage asset, it nevertheless contributes to the rural approach to the 

town, and Conservation Area, and therefore contributes toward its setting.  

 

10.64 The proposed development would result in the development of the currently open 

green space, leading to the suburbanisation of the currently rural character of the road, 

reducing the retained open space to more of a 'gap' in development as oppose to a rural 

frontage. The development would therefore erode the rural character of the approach to the 

Conservation Area, harming its setting. 

 

10.65 Whilst harm to the designated heritage asset has been identified, there are a number 

of mitigating circumstances that must be considered. Whilst lying on the approach to the 

heritage asset, the level of separation does provide some mitigation, in terms of receptors 

where any harm would be perceived and experienced from. Moreover, it is noted that 

development already existing to the north and west of the site. Whilst the presence of existing 

harmful development does not justify further harmful development, it nevertheless 

contributes towards the existing, partially suburban context of the site.  

 

10.66 When considering the level of harm resulting from the further development and 

erosion of rural character, it is considered the harm would fall within the category of 'less 

than substantial'. Paragraph 202 outlines that: 

 

"Where a development proposal will lead to less than substantial harm to the significance of a 

designated heritage asset, this harm should be weighed against the public benefits of the proposal 

including, where appropriate, securing its optimum viable use." 

 
10.67 The development would result in the provision of a healthcare facility, which is an 

established need within the town, as was previously established. As well as the healthcare 

facility, the development would also provide policy compliant affordable housing, buildings of 

a high energy performance responding to the Climate Crisis, ecological enhancements and; 

footpath and pedestrian connectivity improvements.  



10.68 It is therefore considered that the proposed development would result in less than 

substantial harm to the setting of the Tetbury Conservation Area, however; in accordance 

with Paragraph 202 of the NPPF the harm would be outweighed by the public benefits of the 

proposal.  

 

(d)  Impact on the Cotswolds Area of Outstanding Natural Beauty 

 

10.69 The site is located within the Cotswolds Area of Outstanding Natural Beauty (AONB). 

Section 85 of the Countryside and Rights of Way (CROW) Act 2000 states that relevant 

authorities have a statutory duty to conserve and enhance the natural beauty of the AONB. 

 

10.70 Local Plan Policy EN5 relates specifically to the Cotswolds AONB, and states that in 

determining development proposals within the AONB, or its setting, the conservation and 

enhancement of the natural beauty of the landscape, its character and special qualities will be 

given great weight. 

 

10.71 Section 15 of the NPPF seeks to conserve and enhance the natural environment. More 

specifically Paragraph 176 states Great weight should be given to conserving and enhancing 

landscape and scenic beauty in Areas of Outstanding Natural Beauty (amongst other sensitive 

areas), which have the highest status of protection in relation to these issues.  

 

10.72 Refusal reason 2 of the previous application related to the impact on the AONB, and 

stated that "The development would result in the loss of an open, rural space and would erode the 

transitional, edge-of-settlement qualities of this part of the town. The development would therefore 

result in landscape and visual harm to the special qualities of the AONB" 

 

10.73 The application proposes major development, as defined by footnote 60 of the NPPF, 

within the AONB. Footnote 60 outlines that for the purposes of paragraphs 176 and 177, 

whether a proposal is 'major development' is a matter for the decision maker, taking into account its 

nature, scale and setting, and whether it could have a significant adverse impact on the purposes for 

which the area has been designated or defined." 

 

10.74 As a result, paragraph 177 of the NPPF is engaged, which states:  

 

"When considering applications for development within National Parks, the Broads and Areas of 

Outstanding Natural Beauty, permission should be refused for major development other than in 

exceptional circumstances, and where it can be demonstrated that the development is in the public 

interest. Consideration of such applications should include an assessment of:  

 

a) the need for the development, including in terms of any national considerations, and the impact of 

permitting it, or refusing it, upon the local economy;  

 

b) the cost of, and scope for, developing outside the designated area, or meeting the need for it in 

some other way; and  

 
c) any detrimental effect on the environment, the landscape and recreational opportunities, and the 

extent to which that could be moderated." 

 

10.75 The application proposes a mixed use development, including a healthcare facility. As 

has been established within previous sections, the provision of new or upgraded healthcare 



infrastructure remains a priority within Tetbury, as outlined within CDLP Policy SA1, 

Neighbourhood Development Plan Policy 5 and the Phoenix Health Group representation in 

response to the application. The delivery of this infrastructure is considered to constitute an 

exceptional circumstance. With regard to the criterion of paragraph 177, the development 

would support the local economy, achieving needed infrastructure to support the growth and 

development of the town. Owing to the current nature of new-build healthcare delivery and 

commissioning, it is necessary for such developments to be developer led. Additionally, the 

entirety of Tetbury lies within the AONB and as such, any provision of a healthcare centre 

would need to be located within the designated area. Finally, the development would 

incorporate green infrastructure, ecological enhancements and landscape planting. The 

development would also preserve the public footpath to the south of the site. It is therefore 

considered that the proposed development would meet the requirements of paragraph 177 

and major development is not objectionable in principle. 

 

10.76 Notwithstanding this, it is necessary to consider the impacts of the proposed 

development on the landscape character more generally. The site is situated within Landscape 

Character Type (LCT) '11A Dip-slope Lowland: South and Mid Cotswolds Lowlands' as 

defined in Cotswold Conservation Board's 'Landscape Character Assessment' and 'Landscape 

and Strategy Guidelines'. The Councils Landscape Officers has advised that key characteristics 

of this LCT include a broad area of gently sloping, undulating lowland with a predominantly 

south-easterly fall, gently dissected by infrequent small watercourses. 

 

10.77 The application site consists of an open and undeveloped green space, set over a gently 

sloping hill which leads to the open countryside and valleys beyond. Cirencester Road 

currently forms a 'hard' boundary to the town, with only Old Ilsom Farm Road protruding 

beyond this. The Ilsom Farm development sits more comfortably at the top of the slop, and 

maintains a clear boundary with the open field to the south. It is also of note, that this 

development took place on a previously developed farmyard, which already created a 

transitional character to the wider open countryside.  

 

10.78 The proposed development of the site, with the large healthcare building and twenty-

seven dwellings, along with additional traffic movements, domestic curtilage and paraphernalia, 

lighting, noise and general disturbance would erode the open and transitional character of the 

field, and would disrupt the edge-of-settlement qualities of this part of the town. This would 

lead to harm to the special qualities of the Cotswold Area of Outstanding Natural Beauty, 

contrary to the requirements of Local Plan Policies EN4 and EN5 and Section 15 of the NPPF.  

 

(e)  Impact on Residential Amenity 

 

10.79 Local Plan Policy EN2 refers to The Design Code (Appendix D) which sets out policy 

with regard to residential amenity. This expects proposals to respect amenity in regards to 

garden space, privacy, daylight and overbearing effect. Section 12 of the NPPF requires good 

design with a high standard of amenity for existing and future users.  

 

10.80 The floorspace of the proposed dwellings meets the Government's Technical Housing 
Standards, the Nationally Described Space Standards document, as required by Local Plan 

Policy H1. 

 

10.81 Additionally, each dwelling would be provided with an appropriate level of private 

outdoor garden space, commensurate with the size of the dwellings proposed. The 



development would therefore meet the requirements of the Cotswold Design Code. The 

proposed dwellings would be orientated and positioned so as to ensure that occupiers of the 

proposed and existing dwellings will receive adequate levels of light in accordance with 

guidance in BRE document IP23/12 Site Layout Planning for Daylight, also contained with the 

Design Code. 

 

10.82 The level of separation between windows, both proposed and existing, would exceed 

22m, and would therefore be in accordance with the requirements set within the Design 

Code for facing windows. It is therefore considered that the proposed development can be 

undertaken without having an adverse impact on privacy. 

 

10.83 Overall, it is considered that the proposed development accords with guidance in the 

Cotswold Design Code concerning residential amenity. 

 

(f)  Biodiversity and Geodiversity 

 

10.84 Local Plan Policy EN8 outlines that development will be permitted that conserves and 

enhances biodiversity and geodiversity, providing net gains where possible. Furthermore, it 

outlines that proposals that would result in the loss or deterioration of irreplaceable habitats 

and resources, or which are likely to have an adverse effect on internationally protected 

species, will not be permitted. 

 

10.85 Section 15 of the NPPF also outlines that development should conserves and where 

possible enhances biodiversity and geodiversity and should not result in the loss or 

deterioration of irreplaceable habitats and resources. 

 

10.86 The application has been submitted with an Ecological Appraisal and Landscape & 

Ecology Management Plan. The reports confirm that the site supports a small population of 

reptiles (slow worms), suitable navigational corridors and foraging habitat for bats, suitable 

habitat for nesting birds and an off-site pond located approximately 200m from the proposed 

site that supports breeding great crested newts. The development proposes mitigation which 

is the Council's Biodiversity Officer considers to be appropriate.  

 

10.87 With regards to ecological enhancements, as required by paragraphs 174, 179 and 180 

of the National Planning Policy Framework and Local Plan policy EN8, the applicant has 

submitted a biodiversity net gain metric. The metric demonstrates that the scheme will 

provide new habitat features including tree planting and a comprehensive landscape and 

ecological management plan has been submitted demonstrating measures that will be 

implemented to secure long-term benefits for biodiversity. 

 

10.88 Concerns have been raised that the 3.0 BNG Metric has been used as oppose to the 

more up to date 4.0 metric. Despite this, it is felt a net loss will be avoided; the scheme will 

retain the majority of boundary habitat features. In addition, the scheme will provide new 

habitat features including tree planting and a comprehensive landscape and ecological 

management plan has been submitted demonstrating measures to be implemented to secure 
long-term benefits for biodiversity. The requirement for biodiversity net get is currently 

underpinned by the National Planning Policy Framework and Local Plan. The NPPF is a 

material consideration in determining planning applications, paragraphs 174, 179 and 180 of 

the revised NPPF require planning decisions to provide for and secure measurable biodiversity 

net gain. However, the NPPF does not set out how much biodiversity net gain is sufficient or 



how it should be measured. There is currently no statutory requirement for a 10% net gain 

to be demonstrated through the use of the biodiversity metric 4.0 tool. Therefore, net gains, 

such as those proposed as part of this development are considered sufficient to satisfy the 

current requirements. 

 

10.89 Overall, it is considered that, subject to conditions and compliance with the submitted 

reports, the proposed development would secure an appropriate level of ecological mitigation 

an enhancement in accordance with Local Plan Policy EN8 and Section 15 of the NPPF. 

 

(g)  Highways Safety 

 

10.90 Local Plan Policy INF4 states that development will be permitted that provides safe 

and suitable access and has regard, where appropriate, to the Manual for Gloucester Streets.  

 

10.91 Section 9 of the NPPF promotes sustainable transport. Paragraph 110 of the NPPF 

states that in applications for development, it should be ensured that: 

 

(a) appropriate opportunities to promote sustainable transport modes can be - or have been 

taken up, given the type of development and its location;  

 

(b) safe and suitable access to the site can be achieved for all users; and 

 

(c) the design of streets, parking areas, other transport elements and the content of associated 

standards reflects current national guidance, including the National Design Guide and the 

National Model Design Code 46; and 

  

(d) any significant impacts from the development on the transport network (in terms of 

capacity and congestion), or on highway safety, can be cost effectively mitigated to an 

acceptable degree. 

 

10.92 The application proposes a mixed use development, comprising of a healthcare facility 

and twenty-seven residential dwellings. The development is therefore required to 

accommodate the transport needs of both residential and commercial uses.  

 

10.93 In terms of sustainability, concerns have been raised by the Local Highways Authority 

regarding the suitability of the location for the healthcare facility. The development would be 

on the outskirts of the town, and outside of the town centre. Concerns have been raised 

regarding access to sustainable transport modes when accessing the medical facility. Whilst 

EV charging facilities and cycle storage is proposed, the existing footpaths along Cirencester 

Road are considered to be sub-standard and poorly lit, and the bus stop lies more than 500m 

away.  

 

10.94 In response to concerns, the applicants have proposed financial contributions towards 

footpath improvements, and to relocate the bus stop to be within closer vicinity to the 

healthcare facility. It is acknowledged that adjoining roads through the new developments are 
not adopted, however; this does not prevent pedestrians and cyclists using the existing road 

and footpaths to access the proposed facility. It is also of note that, owing to the required 0.4 

hectares of land required for the proposed healthcare facility, any potential site is likely to be 

outside of the town centre, and may have similar access concerns.  

 



10.95 The proposed development would offer enhancements to the existing footpath, the 

adoption of a new footpath and the relocation of an existing bus stop. These alterations would 

all promote sustainable transport modes for the healthcare facility, with contributions secured 

through S106 agreement, subject to the confirmation of the Local Highways Authority that 

the contributions are sufficient to address the concerns raised. 

 

10.96 The development would result in a new access being created onto Cirencester Road. 

An Automatic Traffic Count has been submitted and it has been demonstrated that the 

required emerging visibility splays can be achieved within land in the applicant's control and 

the public highway, in accordance with the requirements of Manual for Streets 2 calculations 

methodology. Pedestrian access would be made via the south-eastern corner of the 

application site from Cirencester Road and internally a 2-metre wide footway is proposed 

from the pedestrian access, routing to the west of medical centre. The pedestrian access to 

the site would be enhanced through the lighting improvements to the nearby footpaths along 

Cirencester Road. Subject to conditions and securing the appropriate financial contributions, 

it is considered that a safe and suitable pedestrian access can be achieved.  

 

10.97 The application has also been submitted with a TRICS assessment which demonstrates 

that the proposal is not perceived to result in a severe impact on the operation and safety of 

the adjacent local road network.  

 

(h)  Flood Risk 

 

10.98 Local Plan Policy EN14 states that 'the design and layout of development proposals 

will take account of flood risk management and climate change and will include, unless 

demonstrably inappropriate, a Sustainable Drainage System (SuDS)'.  

 

10.99 Paragraph 159 of the NPPF states that 'inappropriate development in areas at risk of 

flooding should be avoided by directing development away from areas at highest risk (whether 

existing or future). Where development is necessary in such areas, the development should 

be made safe for its lifetime without increasing flood risk elsewhere.' 

 

10.100 The application has been submitted with a Flood Risk Assessment, demonstrating that 

the site is in Flood Zone 1 and is at low risk of surface water flooding. The application has 

also been submitted with a Foul and Surface Water Drainage Strategy. The strategy outlines 

that, where space is permitting, soakaways for the housing will be in the gardens of each 

property with some shared soakaways within shared spaces. The GP surgery and its car park 

will discharge to soakaways beneath the car park and the highway drainage will be stored in a 

culvert beneath the road. The drained design approach is reasonable and infiltration tests have 

demonstrated that a relatively low rate would be possible, which is acceptable. Climate change 

has been incorporated into the design at a value of 45%, which is in line with the latest 

Environment Agency estimates for the area. 

 

10.101  The submission of a subsequent Technical Design Note also confirms that the 

proposed oil interceptor will adequately manage water quality, clarifies the maintenance 
arrangements and provides an exceedance flow route plan.  

 

10.102  The Lead Local Flood Authority have not raised an objection to the proposed 

development, subject to conditions. 

 



Other Matters 

 

10.103   The proposed development is liable for the Community Infrastructure Levy (CIL).  

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. Notwithstanding this, a CIL exemption can be secured if the development 

is for affordable housing provided by a registered provider. No payment would be required if 

an exemption is sought prior to the commencement of development. 

 

10.104   A geophysical survey report was submitted with the application which identified 

features of possible archaeological interest within the proposed development site. This 

included possible ditches and pits likely to be a continuation of a Middle Iron Age pit and 

Romano British ditches uncovered during excavations northwest of the site. A Written 

Scheme of Investigation for archaeological trial trench evaluation was subsequently approved 

and the results of the investigation submitted. An Archaeological Evaluation was submitted 

and deemed acceptable, subject to conditions, by the County Councils Archaeologist. 

 

11.  Conclusion: 

 

11.1 The proposed development would result in the residential development of a parcel of 

land outside of a Principal or Non-Principal settlement. The new residential development 

would not be in accordance with any other policies within the Local Plan which expressly deal 

with such proposals, and as such, the development would be contrary to Local Plan Policy 

DS4. The scheme would also propose community infrastructure in the form of a healthcare 

facility, which by virtue of its location, and the limited public transport provision accessing the 

site, would not be considered to be well-linked and accessible to the local community by foot, 

bicycle or public transport and would therefore be contrary to Local Plan Policy INF2 c. The 

proposed development would offer public benefits in the form of a healthcare facility, which 

would address a local need, as well as affordable housing, a development of a high energy 

performance design and footpath improvements. These benefits would not, however; 

overcome the conflict with the development strategy or the unsustainability of the location.  

 

11.2 Moreover, the development would consist of a large healthcare building and twenty-

seven dwellings, along with additional traffic movements, domestic curtilage and paraphernalia, 

lighting, noise and general disturbance, which would erode the open and transitional character 

of the field, and would disrupt the edge-of-settlement qualities of this part of the town. The 

development would therefore harm the special qualities of the Cotswold Area of Outstanding 

Natural Beauty, contrary to Local Plan Policies EN4 and EN5 and Section 15 of the NPPF and 

the requirements of ). Section 85 of the Countryside and Rights of Way (CROW) Act 2000. 

 

11.3 The proposed revised development has failed to overcome the first and second 

reasons for refusal given on the previous application for the development of the site.  

 

11.4 The application is therefore recommended for refusal 

 

12. Refusal Reasons: 

1. The application site lies within an area of open countryside outside of the defined 

settlement development boundary for Tetbury with inadequate provision of public transport. 



The development, consisting of a residential aspect and healthcare centre, would therefore 

be contrary to Local Plan Policies DS4 and INF2. It is acknowledged that public benefits would 

arise from the development, most notably the provision of healthcare infrastructure, 

affordable housing, and high energy performance design, but notwithstanding this, the harm 

as identified, is considered, in the balance, to outweigh the public benefits of the scheme. The 

proposed development is contrary to Local Plan Policies DS4 and INF2. 

 

2. The site is located within the Cotswolds Area of Outstanding Natural Beauty (AONB). 

Section 85 of the Countryside and Rights of Way (CROW) Act 2000 states that relevant 

authorities have a statutory duty to conserve and enhance the natural beauty of the AONB. 

The development would result in the loss of an open, rural space and would erode the 

transitional, edge-of-settlement qualities of this part of the town. The development would 

therefore result in landscape and visual harm to the special qualities of the AONB and would 

be contrary to Local Plan Policies EN4 and EN5, and Section 15 of the NPPF. 

 

Informative: 

1. Please note that the proposed development set out in this application would have been 

liable for a charge under the Community Infrastructure Levy (CIL) Regulations 2010 (as 

amended) if planning permission had been granted. Therefore, if an appeal is lodged and 

subsequently allowed, the CIL liability will be applied.  Any revised application would also be 

CIL liable. 


