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APPLICATION NO:16/0120/TWR3MJ

VALIDATION DATE: 11.01.2017

DISTRICT REF: 17/00074/LA3

AGENT: Mr. Jonathan White, Roberts Limbrick, The Carriage Building, 
Bruton Way, Gloucester, GL1 1DG

APPLICANT: Head of Property Services and the Governors of Cleeve School, 
Gloucestershire County Council, c/o Shire Hall, Gloucester, 
Glos., GL1 2TG

SITE: Cleeve School, Two Hedges Road, Bishops Cleeve, 
Cheltenham, Gloucestershire, GL52 8AE

PROPOSAL: Proposed 6th Form building to include refurbishment of existing 
single storey block and new single storey and two storey 
extension (Revised Plans)

PARISH OF: Bishops Cleeve Parish Council

SITE AREA: 5.55 ha

GRID REF: (E) 396272 (N) 227008

RECOMMENDED:
That planning permission be GRANTED for the 
reasons set out in this report and summarised in 
paragraphs 7.49 – 7.50 subject to the conditions 
detailed in section 8 of this report and in 
accordance with Regulation 3 of the Town and 
Country Planning (General Regulations) 1992.

This planning application has been brought to Planning Committee for a decision as 
the local member requested that the concerns of local residents needed to be 
considered in detail and by the Chair of Committee who considered that the matter 
should not be determined by Delegated Authority under the Planning Protocol due to 
neighbour and Parish Council objections. 
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1.0 LOCATION

1.1 The site comprises an existing Academy school, located on Two Hedges 
Road, Bishops Cleeve. It caters for pupils aged 11 to 18 years of age and has 
a net capacity of 1575 pupils.

1.2 The school is located in a residential area. The northern boundary is bordered 
by Two Hedges Road, the eastern boundary by Pagets Road, the southern 
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boundary by Ellenborough Road and residential properties, and the western 
boundary by residential properties (1-17 Moreton Close and 101 Two Hedges 
Road).

1.3 The main access to the school (pedestrian and vehicular) is from Two Hedges 
Road. There is an access/drop off area between Two Hedges Road and the 
school buildings. The site comprises existing car parking, school buildings, 
playgrounds and playing fields. The location of the proposed extension is 
currently occupied by sixth form car parking (informal as the spaces are not 
marked out). There are also 100 car parking spaces located within the north 
east of the site.

1.4 The school consists of a variety of buildings, in terms of their age, design, 
height and massing. There is an existing sixth form centre to the south of 
where the proposed sixth form block is proposed. If planning permission were 
granted, the existing sixth form building would be used as a year 11 centre 
and the sixth form students would be located into the new building. 

2.0 THE PROPOSAL

2.1 The application is for a proposed Sixth Form building to include refurbishment 
of the existing single storey block and new single storey and two storey 
extension. The application was validated on 11th January 2017 and following 
consultation, a number of concerns were raised about the proposal (namely 
highways, design, amenity, lighting and landscaping issues). Revised plans 
were submitted during April, May and June 2017, which sought to address 
some of the concerns raised previously. Re-consultation took place.

2.2 It is proposed that the existing sixth form building would be used as a year 11 
centre. The sixth form would be relocated to an existing refurbished single 
storey building on the site, which would be attached to a proposed two storey 
and single storey building. The net capacity of the school would increase from 
1575 pupils to 1900 (an increase in 325 pupils, 300 school age pupils and 25 
additional sixth formers). The proposed additional floor area of the proposal 
would be 1067 square metres. The red line area of the proposal extends to 
5.55 ha.

2.3 The revised design of the proposed extension is in two parts. An ‘L’ shaped 
two storey element is proposed adjacent to the existing refurbished single 
storey building, which would provide informal study areas, a café, lecture zone 
(with tiered seating) and storage at ground floor level and a study zone, 
seminar room, office and storage at first floor level. The single storey element 
would be attached to the two storey building (closer to the neighbouring 
properties at Moreton Close) and comprise 2 no. seminar rooms, storage, 
WCs, and a quiet study area. 

2.4 The proposed single storey element would measure 4.3m in height to the top 
of the roof. The proposed two storey element would measure 7.8m in height to 
the top of the roof. The proposed eastern and western elevations (made up of 
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the existing and proposed buildings) would measure 34m wide. The proposed 
front (northern) and rear (southern) elevations (made up of the existing re-clad 
and proposed single storey and two storey buildings) would measure 51m 
wide. A number of 60-70cm high dome units are proposed on top of the roof, 
for natural ventilation purposes.

2.5 The proposed design is modern with a mix of materials. From the front 
(northern) elevation the proposal would appear as a flat roof two storey glazed 
and copper effect cladding building, anchored each side by a single storey 
building (the single storey element to the east being existing and the western 
single storey element being proposed). The single storey elements would be 
constructed of buff coloured brickwork and buff and render on the walls with 
grey cladding to the canopy fascia. A single storey canopy would be located at 
various points around the building. Stainless steel lettering would be located 
on the proposed single storey element for signage. Blue engineering bricks 
are proposed below damp course level and mid-grey PPC windows are 
proposed.

2.6 A justification for the location and design of the proposed extension is 
provided in the Design and Access Statement and states:

“The proposed 6th Form site has been selected following an option site 
appraisal on the basis that it provides the opportunity to refurbish an existing 
building and allow for further expansion with the proposed development… 
This provides the school with a fantastic opportunity to make an architectural 
statement along Two Hedges Road. Currently the front facade to the school is 
incomplete following previous developments, this allows that street scene to 
be fulfilled. The currently single storey building and gravelled landscape are 
deemed unsightly. This building provides a new aspiration for students to join 
the 6th Form completing their journey through the school from 11 to 18 years 
old as well as an investment in the development of their futures”.

2.7 The location of the extensions is currently occupied by existing sixth form 
informal unmarked car parking. The application is accompanied by a Parking 
Technical Note (April 2017) that assesses on street parking in the vicinity and 
concludes that there is adequate on street parking provision to accommodate 
the demand. In addition, 40 allocated car parking spaces are proposed within 
the site. 25 new car parking spaces are proposed between the current drop off 
area and Two Hedges Road. 15 new car parking spaces are also proposed 
between the proposed extension and the neighbours of Moreton Close. The 
application is also accompanied by a Transport Assessment, Non Motorised 
Users (NMU) Report and Travel Plan.

2.8 The application is also accompanied by a Noise Assessment, lighting plans 
and landscape/planting plans.

EIA Screening

2.9 The planning application was not accompanied by an Environmental Impact 
Assessment (EIA). The development falls under Schedule 2 of the Town and 
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Country Planning Environmental Impact Assessment (EIA) Regulations 2017 
as the site area is larger than 5 hectares (the site is 5.55ha). The County 
Council therefore undertook an EIA Screening Assessment and confirmed 
that whilst the development falls within the scope of Schedule 2, it would not 
have a significant effect on the environment in terms of the requirement for an 
EIA. Therefore no EIA was requested.

3.0 PLANNING HISTORY

Application number Description of development Decision/date
T.01/1696/1543/LA3 EXTENSIONS & ALTERATIONS 

IMPROVEMENTS TO CAR PARKING & 
PROVISION OF THREE FLOODLIT 
TENNIS COURTS

Consent 
20.05.2002

96/1696/1200/LA3 RE-CLADDING OF TOWER BLOCK Consent
01.04.1997

95/1696/1212/LA3 EXTENTION TO FORM ADDITIONAL 
TEACHING ACCOMMODATION.

Consent
13.02.1996

95/1696/0012/LA3 RE-CLADDING OF BLOCK 2 AND 
ENCLOSURE OF GROUND FLOOR 
TO FORM CLASSROOM 
ACCOMMODATION

Consent 
09.03.1995

94/1696/0606/LA3 PROVISION OF 2 NO ELLIOTT-
MEDWAY CLASSROOM UNITS

Consent 
18.08.1994

93/1696/1282/LA3 RETENTION OF ELLIOTT-MEDWAY 
CLASSROOM

Consent 
24.01.1994

91T/1696/01/02 ERECTION OF 8 BAY ELLIOTT 
MEDWAY CLASSROOM

Consent 
07.11.1991

88T/1696/01/02 ERECTION OF TWO ELLIOTT 
MEDWAY DEMOUNTABLE 
CLASSROOMS

Consent 
01.11.1988

T1688/C DEMOLITION OF COTTAGE AND 
ERECTION OF A CARETAKERS 
BUNGALOW

Consent 
09.10.1979

T1696/X ERECT GARAGE AS STORE Consent 
21.01.1981

T1696/U EXTENSION TO SCHOOL Consent 
14.09.1976

T1696/T 1 TERRAPIN CLASSROOM Consent 
14.09.1976

T1696/S 2 TERRAPIN CLASSROOMS Consent 
25.07.1975

4.0 PLANNING POLICY –

National Planning Policy Framework (NPPF)
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4.1 The National Planning Policy Framework (NPPF) published on 27th March 
2012 sets out the Government’s planning policies for England and how these 
are expected to be applied and is a material consideration in determining the 
application.  In assessing and determining planning proposals, the local 
planning authority (“the LPA”) should apply the presumption in favour of 
sustainable development, which is the main focus of the NPPF in relation to 
both the plan-making and decision making process. However, the 
presumption in favour of sustainable development does not apply where 
development requires an appropriate assessment under the Conservation of 
Birds Directive and the Habitats Directive (paragraph 119 of the NPPF refers).

4.2 The NPPF also confirms that decision-takers may also give weight to relevant 
policies in the emerging plans according to the stage that they have reached, 
the extent to which there are unresolved objections and the degree of 
consistency of the relevant policies in the emerging plan to the policies in the 
Framework.

4.3 This means the Planning Authority must, unless material considerations 
indicate otherwise:

 Approve development proposals that accord with the development plan 
without delay and

 Where the development plan is absent, silent or relevant policies are out-of-
date, grant planning permission unless:

 Any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against policies in the NPPF taken as a 
whole or

 Specific policies in the NPPF indicate development should be restricted.

4.4 This report will identify those matters that are material to the application, 
including the relevant development plan and policies, any local financial 
considerations and other material considerations, including the NPPF which is 
applicable to this application.

Chapter 4: Promoting sustainable transport (paragraphs 29 to 41). Paragraph 
32 confirms that development should only be prevented or refused on 
transport grounds where the residual cumulative impacts of the development 
are severe. Para 35 states that “developments should be located and 
designed where practical to:

 accommodate the efficient delivery of goods and supplies;
 give priority to pedestrian and cycle movements, and have access to 

high quality public transport facilities;
 create safe and secure layouts which minimise conflicts between traffic 

and cyclists or pedestrians, avoiding street clutter and where 
appropriate establishing home zones;

 incorporate facilities for charging plug-in and other ultra-low emission 
vehicles; and
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 consider the needs of people with disabilities by all modes of 
transport”.

Chapter 7: Requiring good design (paragraphs 56 to 68) indicates that a key 
aspect of sustainable development is good design and that the visual 
appearance and architecture of individual buildings are very important factors.  
However, planning decisions should not attempt to impose particular 
architectural styles or tastes and stifle innovation where it is proper to seek to 
promote or reinforce local distinctiveness.

Para 56 states:

“The Government attaches great importance to the design of the built 
environment. Good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making 
places better for people”.

Chapter 8: Promoting Healthy Communities:

Para 72 states:

“The Government attaches great importance to ensuring that a sufficient choice of 
school places is available to meet the needs of existing and new communities. Local 
planning authorities should take a proactive, positive and collaborative approach to 
meeting this requirement, and to development that will widen choice in education. 
They should:

 give great weight to the need to create, expand or alter schools; and
 work with schools promoters to identify and resolve key planning issues before 

applications are submitted”.

Chapter 11:  Conserving and enhancing the natural environment (paragraphs 
109 to 125) indicates that when determining planning applications local 
planning authorities should aim to conserve and enhance biodiversity and 
refuse applications where significant harm cannot be mitigated having 
particular regard for the loss or determination of irreplaceable 
habitats…including veteran trees found outside ancient woodlands, unless the 
need for, and benefits of the development in that location clearly outweigh the 
loss...  

Para 100 states:

“Inappropriate development in areas at risk of flooding should be avoided by 
directing development away from areas at highest risk, but where 
development is necessary, making it safe without increasing flood risk 
elsewhere”.

Para 128 states:
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“Where a site on which development is proposed includes or has the potential 
to include heritage assets with archaeological interest, local planning 
authorities should require developers to submit an appropriate desk-based 
assessment and, where necessary, a field evaluation”.

Tewkesbury Borough Local Plan to 2011 (Adopted March 2006) (Saved 
Policies):

4.5 Under Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 
planning applications should be considered against the Development Plan 
unless material considerations indicate otherwise. The Tewkesbury Borough 
Local Plan, adopted in 2006, is the relevant part of the Development Plan.  
The following policies (saved under the Secretary of State Directions in 2007) 
are considered to be compliant with the NPPF and relevant to the proposed 
development:

Policy GNL15 (New Community Facilities):

Changes of use or redevelopment of buildings to provide community uses will 
be encouraged, subject to other policies contained in the local plan, in 
particular policies on the re-use of redundant rural buildings, access, 
conservation and listed buildings. 

The change of use or redevelopment of buildings in community use such as a 
village hall, school or medical facilities to non-community uses will only be 
permitted where there is no local need, or appropriate alternative provision is 
made. 

Where there are proposals for new or extended community facilities these 
should be located within or adjacent to settlements and will be assessed in 
relation to the following criteria: 

– no adverse impact on amenity of surrounding areas 
– well sited in relation to adjacent buildings 
– sympathetic in scale
– adequate provision is made for access by pedestrians, cyclists and public 
transport users, and for vehicular access and parking
– traffic generated does not have an unacceptably adverse impact.

Policy TPT3 Pedestrian Networks
The main pedestrian networks will be protected, and will be enhanced where 
opportunities arise through the design of development proposals along these 
routes.

Policy TPT6 (Cycle Parking):
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Adequate provision should be made for secure cycle parking in proposals for 
non-residential development in accordance with the following standards:

Land Use Minimum cycle and motor cycle 
parking 

D1 school / creche / day centre 0.15 / employee + 0.15 / student 

Policy EVT2 (Light Pollution):

The borough council will seek to minimise light pollution resulting from new 
development proposals. Details of any external lighting scheme required as 
part of any development should be submitted as part of the planning 
application. Applicants will be expected to demonstrate that the scheme 
proposed is the minimum needed for security and operational purposes and 
that it minimises potential pollution caused by glare and spillage.

Policy TPT1 (Access for Development):

Development will be permitted where: 

(a) provision is made for safe and convenient access to the development by 
pedestrians and cyclists; 

(b) an appropriate level of public transport service and infrastructure is 
available, or can be made available; 

(c) the traffic generated by and/or attracted to the development, together with 
that arising from other existing or planned development, would not impair the 
safety or satisfactory operation of the highway network, and 

(d) highway access can be provided to an appropriate standard which would 
not adversely affect the safety or satisfactory operation of the highway 
network, nor cause an unacceptable loss of amenity to users of adjacent land. 

Policy EVT3 (Noise Pollution):

Developments likely to generate levels of noise which are unacceptable either 
in volume or frequency of occurrence should, where appropriate, be sited 
away from people so as to avoid any noise disturbance and new development 
should itself be sited away from sources of noise. Appropriate steps must be 
taken during construction and operation or occupation of the completed 
development to reduce levels of noise pollution. Planning permission will not 
be granted for development where noise would cause harm and it cannot be 
ameliorated.

Policy LND7 (Landscaping of New Developments)
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New development proposals will, where appropriate, require the provision of a 
high quality landscaping scheme which will form an integral part of the overall 
development. Proposals may also require a landscape appraisal indicating 
existing landscape features and these should be integrated where appropriate 
into the landscaping scheme.

Policy NCN5 Protection of important natural features/biodiversity

The Borough Council will seek to protect and enhance biodiversity when 
considering development proposals. In particular, the following natural 
habitats and features will be protected, where possible, from loss or significant 
detrimental alteration: ancient semi-natural woodlands, semi-natural 
grasslands, marshes, water courses, orchards, ponds, parklands, hedgerows, 
linear tree/shelter belts and trees. Where development unavoidably 
necessitates the removal of such features, replacement features of equivalent 
value should be provided.

5.0 REPRESENTATIONS

5.1 The revised proposal was advertised by 2 site notices erected on 24th April 
2017 and which expired on the 16th May 2017. Letters of notification were sent 
to the neighbours on 19th April 2017, who had until 17th May 2017 to make 
comments. The application was advertised in the local newspaper on 25th 
April 2017 with a deadline of 16th May 2017 to respond.

5.2 5 neighbour letters of objection have been received to the revised plans from 
no’s 70, 72A, 91 and 101 Two Hedges Road and 15 Moreton Close. 

5.3 The objections and Planning Officer’s responses are set out below:

Neighbour comment: Response:
Travel Documents.
 Two extra teachers for 325 students would seem to 

be a coincidence as it justifies the existing number 
of parking spaces (i.e. +2) from 138 to the current 
maximum of 140.

 If one assumes a typical class size consists of 35 
pupils, then the true number of extra teachers for 
325 students would be 9.

 This means that the available number of parking 
spaces in the plan is insufficient before any planned 
reduction is implemented, highlighted in the STP, 
which does not come into effect until August 2018.

 The scope of the travel Plan is to reduce car usage, 
but this remains an aspiration even though in sub 
para 1.12 it states that if the plan is upgraded to 
reflect the full student additions, it would gain GCC 
support, which is now highlighted in the GCC 
Highways Development Management Comments 18 

The County Highways 
Officer has raised no 
objections, subject to 
conditions to the 
application. A full 
explanation of highways 
issues can be found in 
Section 7 below.
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Neighbour comment: Response:
April 2017.

 How can the GCC provide such support, when the 
percentage in table 6.8 of the Transport 
Assessment, based on the multi modal trip 
generation for a total new net capacity of 1900 
students confirms the following?

 Out of 350 sixth form students 52 will drive, 52 will 
be dropped off and 12 will car share and for the 
1550 secondary aged students 387 will be dropped 
off and 88 will car share.  

 This means that a total of 591 car journeys per day 
31% of the new net capacity, excluding school staff 
numbers which could take the number of journeys 
per day to 638 will have a devastating impact on the 
neighbourhood. 

 The report further states that motorcycle and bicycle 
facilities are to be increased, but is the school not 
discriminating between sixth formers  who ride 
motorcycle compared to  car users, when provision 
is being made for motorcycle parking within the 
confines of the school.

 In sub para 6.10 it states that journeys by car 
travelling north up Two Hedges Road should be 
discounted  due to onward travel,  but this defies 
logic when the majority of vehicles travelling north 
will return southbound after drop off , because this is 
the direction of travel where the majority of housing 
and employment is located. It still adds to 
congestion and air pollution.

 Sub Para 7.12 and 7.13 does not take into 
consideration on street parking for sixth form 
students and visitors, which will increase congestion 
and student safety. 

 Sub para 7.2 states that 107 on street parking 
spaces have been calculated within a 200m radius. 
Has anyone given thought to the congestion that his 
will cause when parked cars hamper the flow of 
vehicles  dropping students off, or picking them up, if 
cars are parked on both sided of the carriageway 
and who is to deal with those that obstruct the 
pedestrian footpath.

 If cars are parked on both sides of the road buses 
and daytime traffic could easily be disrupted.

 How does the above address sub para 2.6, 2.7 and 
2.10 in the Travel Plan which refer to reducing 
harmful emissions , the impact on neighbours and 
creating a safe and secure layout to avoid conflict 
between vehicles and pedestrians.

Environmental Assessment.
 This study might be accurate for the period covered 

but does not reflect the true impact on immediate 
neighbours.

 The time of the study between 9.00am and 11.30am 

The Environmental Health 
Officer at Tewkesbury 
Borough Council has 
looked at the submissions 
and has raised no 
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Neighbour comment: Response:
will naturally achieve a low base line when 
comparing external noise against internal classroom 
noise.

 The study fails to compare the external base line 
noise normal with that of peak period base line 
noise, when students are arriving by foot, or in 
vehicles, or subsequently leaving.

 Neither does it reflect the external noise at 
recreation times against the normal base line level.

 The report does little therefore to truly reflect the 
impact of immediate neighbours.

objections, subject to 
conditions to the 
application. A full 
explanation of noise issues 
can be found in Section 7 
below.

External Lighting.
 Although the column height has been reduced from 

5m to 4m, the use of raised columns close to 
residential property boundaries is still considered to 
be overbearing.

 The Photographic representation in the Design and 
Access report page 14 still displays evidence of 
horizontal overspill.

 It is further noted that this representation does not 
show the lighting improvement obtained by the 
additional wall lighting.

 It is my assertion that the combination of bollard type 
lighting as used in the north east corner at the front 
of the school combined with the wall lighting will be 
more than adequate for illuminating his area.

Revised plans have been 
submitted revising the 
lighting details in the 
western area of the site. 
The Environmental Health 
Officer at Tewkesbury 
Borough Council has 
looked at the submissions 
and has raised no 
objections, subject to 
conditions to the 
application. A full 
explanation of lighting 
issues can be found in 
Section 7 below.

Design and Access Statement.
 The redesign of the sixth form development to 

reduce overlooking of residential properties at the 
western elevation is much improved.

 I question however the need for a 4m high single 
level extension when other parts of the building. (i.e. 
those to the south are only 3m high).

 The height is further aggravated by the adjustment 
made due to ground level changes.

 The assessment made regarding the line of sight is 
valid with respect to my garden, but with the 
proposed window height at 12m from my boundary, 
direct sight into my property over the boundary fence 
is still an issue. 

 This is considered overbearing and intrusive but 
could be remedied with the use of opaque glass, so 
as not to impact my amenities.

The revised design of the 
proposals is considered to 
be an improvement on the 
original scheme, which is in 
keeping with the existing 
building and will not have a 
detrimental impact upon 
the amenities of the local 
residents. A full 
explanation of design and 
amenity issues can be 
found in Section 7 below.

Additional Safety Concern.
 I have stated many times that the egress of vehicles 

at the west end of the lay-by presents a real safety 
issue in that drivers look east and alight west. 

 The short distance between the lay-by and my drive 
(10m) has given rise to several near collisions.

 I have requested that a speed hump be installed at 
this exit in order to slow traffic down, although this is 
not provided for in the current plan.

The County Highways 
Officer has raised no 
objections, subject to 
conditions to the 
application. A full 
explanation of highways 
issues can be found in 
Section 7 below.
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Neighbour comment: Response:
Planting.
 My first concern over the planting arrangement is 

that without a 1.5m gap between the planting and 
my boundary fence, maintenance will not be 
possible and my amenities will be compromised.

 Root and weed penetration will also occur without 
this border. The latter is a current problem, much 
overlooked by the school.

 A great many of the shrubs are deciduous and will 
create debris, and many of the plants will grow 
higher than specified if not maintained by the school.

 Prior to installing my boundary fence a hawthorn 
hedge existed which repeatedly became congested 
with litter. No reference is made as to how this will 
be addressed.

 To open up the area currently protected by ranch 
style fencing in the west corner, will reintroduce 
students creating a short cut across this ground, 
which will ultimately cause the main pathway to 
become covered with mud when adverse weather 
conditions occur. This problem existed prior to the 
introduction of the fencing. 

 All planting at the western end should be maintained 
at a maximum height of 80cm to limit screening from 
the road as this could compromise the security of 
both the school and my property with the security 
fencing is positioned further back from the road. 

This issue of maintenance 
of the fence between the 
school and no. 101 Two 
Hedges Road is a private 
matter rather than a 
planning issue and it is for 
the neighbour and the 
school to agree on. The 
Landscape Adviser has 
raised no objections 
subject to conditions to the 
scheme. A full explanation 
of landscape issues can be 
found in Section 7 below.

Litter is not a planning 
issue.

A condition has been 
added re. details of a root 
barrier to be provided.

The existing fencing in the 
north west fencing will now 
be retained.

Construction.
 The delivery access road as defined is made up of 

Type 1 base on soft ground, which is not suitable for 
forklift use and heavy vehicles, despite the proposed 
soft verge protection.

 What will be the hours for work and deliveries? 
Currently contractors have been working 7am to 
4pm. Neighbours should be given greater insight.

 No indication is given to how the loss of the parking 
facilities at the west end is to be managed. Will this 
result in a further 50 cars adding to the on street 
parking?

 Should there not be a construction and operational 
plan available for all to assess any potential impact.

The County Highways 
Officer has raised no 
objections, subject to 
conditions to the 
application. A full 
explanation of highways 
issues can be found in 
Section 7 below. 

Hours of construction and 
a Construction 
Management Plan will be 
conditioned.

This amendment has not addressed the issue of traffic 
in any way.

The amendment is attempting to argue that the new 
parts of the building will be occupied by existing pupils, 
so they should not have to worry about additional 
traffic. However, it is very clear that the purpose of the 
extension is to admit an extra 300 pupils, and where on 
the site they are actually housed is irrelevant.

I notice that the planning application claims that there 
are upwards of 100 parking spaces on Two Hedges 

The County Highways 
Officer has raised no 
objections, subject to 
conditions to the 
application. A full 
explanation of highways 
issues can be found in 
Section 7 below. 
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Neighbour comment: Response:
Road. They are therefore suggesting that parking cars 
on both sides, at the same time, would be fine. The 
road is not wide enough to permit that, it would turn the 
road into a single track road, without passing places, 
and even that is only possible when cars park on the 
pavement. There are multiple bus routes, and trucks 
and lorries use Two Hedges as the only way through 
from the village. I cannot think of anything more 
dangerous.

As a resident, I already cannot leave my drive during 
school starting and finishing times, parked cars block 
my view up and down the road, because they tend to 
park on the pavement as the road is narrow.

When 6th formers park their car on the road/pavement, 
which already happens late in the school year, or 
during events for parents, I cannot see when I leave my 
drive, and have to creep out slowly, and hope no one 
hits me. The only way that drives could be made safe 
would be the provision of a mirror opposite each one! 
Not using drives during the school day, which would be 
the alternative, would mean that there are no spaces 
left for the school to use anyway.

The pavement parking also restricts my life as I use a 
wheelchair, and cannot get past parked cars on the 
pavement. I am sure you appreciate that using a 
wheelchair on a road, with parked cars making it very 
narrow, and buses and lorries going up and down the 
road, is exceptionally dangerous. I therefore already 
have to use the car to go and see the neighbours, or go 
to the school, or go up to the village, when there are 
cars parked on the pavement. 

The plan also suggests that there is spare capacity for 
picking up and setting down in other roads, a long way 
away by road, though they back on to the school. How 
does that help? The school has no way of getting 
parents, or 6th formers, to park in alternative places, 
they have no plan to add gates from the school to these 
alternative picking up places, so why would anyone 
think that these alternatives would pick up the slack?

Cleeve School does not even provide lockers for pupils, 
so pupils do not want to wear coats as they are a pain 
to carry round, and have to carry all their text books. 
My daughter's bag is frequently over 15kg of solid 
textbooks and folders, as every teacher wants them to 
have all their books, every lesson. Add to that PE kit, 
possibly a musical instrument, and it becomes obvious 
that there is a good reason why parents need to drop 
off close to the school.
I would also like to enquire how the proposed provision 7 no. disabled parking 
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Neighbour comment: Response:
complies with the Equalities Act? It would surely be a 
reasonable provision that the school could make to 
have spaces available so that disabled visitors can 
actually park a car close to the school, disabled 6th 
formers can have a car close to the school, or disabled 
children can be picked up safely from within the school.

So far, the school has always argued that changes to 
provision for disabled parking are too expensive, but if 
they are changing the car parks anyway I would argue 
that provision under the Equalities Act has to be made, 
especially in view of the fact that there is not going to 
be any on road parking available close to the school, 
they have admitted that will be filled by sixth formers.

spaces are proposed within 
the school site. The 
applicant has provided a 
section about disabled 
access in the Design And 
Access Statement which 
discusses disabled parking 
and external ramps.

The County Highways 
Officer has raised no 
objections, subject to 
conditions to the 
application. A full 
explanation of highways 
issues can be found in 
Section 7 below. 

Our original concerns regarding on street parking have 
not been addressed but have been intensified as the 
new plans permit the on-road parking we highlighted 
would be an issue to local homeowners.

Two Hedges Road is already incredibly busy during 
drop off and pick up times, with cars parked all the way 
down the road meaning cars have to dodge in and out 
of parked traffic to reach either end of the road. This 
includes buses which often struggle to squeeze through 
the gaps. 

We have no objection to the school expansion itself but 
we do strongly object to the parking plans. The 
provisions made are wholly inadequate and will now 
mean cars will be permanently parked along the road 
all day, not just at drop off / pick up times. As 
highlighted (and ignored) previously, our driveway can 
often be impossible to exit safely with cars parked 
outside right up to the dropped curb limit and with a 
disabled parking bay opposite. We own a large van to 
run a local business so leaving our property safely is 
very difficult and frequently means we need to swing 
right out into the road to avoid cars parked right up to 
our driveway. With literally hundreds of children walking 
to school and crossing the road, any additional cars 
blocking sight up and down the road is dangerous.

Please revisit the parking plans and provide alternative 
options for student parking within the school 
boundaries and provide preventative means and 
assurances to local people that the streets we live on 
will not become car parks.

Highways Officer has 
raised no objections, 
subject to conditions to the 
application. A full 
explanation of highways 
issues can be found in 
Section 7 below.

Overlooking This is addressed in 
Section 7 below under 
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Neighbour comment: Response:
‘Impacts on the 
Neighbouring Properties’.

Noise from classrooms being closer The Environmental Health 
Officer at Tewkesbury 
Borough Council has 
looked at the submissions 
and has raised no 
objections, subject to 
conditions to the 
application. A full 
explanation of noise issues 
can be found in Section 7 
below.

Light pollution The Environmental Health 
Officer at Tewkesbury 
Borough Council has 
looked at the submissions 
and has raised no 
objections, subject to 
conditions to the 
application. A full 
explanation of lighting 
issues can be found in 
Section 7 below.

Litter This is not a planning 
issue.

Two storey building in a bungalow area There are existing single 
storey and two storey 
buildings within the school 
site and surrounding area. 
The design of the proposal 
and the impact on the 
surrounding area is 
addressed n Section 7 
below.

Although we are neutral to the school expanding we 
are unhappy and very concerned that you expect 53 
Six Form Students to park outside the school premises 
in Two Hedges Road and the surrounding area. It is 
almost impossible to get in or out of our drive when 
pupils are dropped off in the morning and in the 
afternoon. Having no places for the Six Formers to park 
on the school premises will make the situation much 
worse. We are also concerned that when the school is 
being built, where are the teachers going to park? 
When it rains there are even more cars and it will make 
getting in and out of our drive impossible. Please will 
you look at this again and find other places for them to 
park.

Highways Officer has 
raised no objections, 
subject to conditions to the 
application. A full 
explanation of highways 
issues can be found in 
Section 7 below.

6.0 CONSULTATIONS
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6.1 The comments below are in response to the revised plans, received from 5th 
April 2017.

6.2 County Council Local Member (reported from Tewkesbury Borough Council):

“The local Member has just been up to see me about this application.  
Apparently there are concerns locally relating to any extension to parking 
along the western boundary of the site into the playing fields.  I think there is a 
part of the fields (square area) that is currently used for parking and anything 
beyond this would run contrary to what residents were told at the consultation 
events”.

Comments received directly from County Council Local Member:

“I have asked for this application to be brought to committee because:-

1) there have been a number of objections from local residents, and although 
some have clearly been resolved, others need further consideration, and

2) most significantly, the issue of displaced parking onto surrounding 
residential roads, which potentially creates road safety hazards and major 
inconvenience for local residents - these have not been satisfactorily 
addressed or assessed, and could in fact be significantly ameliorated by re-
designing the site layout in a revised application.

ON STREET (DISPLACED) PARKING

As I understand it, the current scheme provides no parking capacity at all for 
6th form pupils, with existing users to be displaced onto roadside parking in 
residential roads in the immediate vicinity. When the increased capacity of the 
school is taken into account, it is suggested that this could mean 53 additional 
cars parking close to the school, presumably for the duration of school hours - 
this would be a major disruption to the surrounding roads, compromising road 
safety and causing major inconvenience for long suffering residents, in 
particular in Two Hedges Rd, Linworth Rd, Jesson Rd, Dale Walk and 
Tobyfield Rd. With the exception of Jesson Rd (a cul-de-sac), these are all 
main through routes, used also by buses, as well as being residential. It is 
also important to note that 53, a very large number, is only an estimate, and 
could be much larger.

The main technical assessment supporting this proposal is the Parking 
Technical Note by Cotswold Transport Planning, written by Michael Glaze. 
This study appears to be fundamentally flawed, and ignores most of the roads 
which are likely to be impacted.

It concludes that '..there is sufficient on street parking provision to 
accommodate the potential demand for sixth form student car parking..', 
based on an assessment of 256 available on street, unrestricted parking 
spaces within 4-500m (5-7 min walk), in the following roads - Crown Drive, 
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Two Hedges, Kate Lane, Delabere, Sunnycroft Close, Ellenborough and 
Pagets. On this basis, I understand the County Highways Officer has raised 
no objections to this aspect of the scheme, yet this assessment clearly 
ignores the main likely impact of additional on-street parking.

With the possible exception of Pagets Rd, where there is a pathway 
connection to Two Hedges, and Two Hedges itself, additional parking will 
inevitably take place in the next nearest roads to the site, which have clearly 
not been assessed, ie Dale Walk, Linworth Rd, Tobyfield Rd and Jesson Rd - 
not the ones stated in the report, which are much further to walk from.

Two Hedges Rd, Dale Rd, Linworth Rd and Tobyfield Rd are all currently 
heavily used, parking creates major safety problems, in particular in relation to 
school pupil pedestrians, and heavy additional daytime parking (53 will occupy 
all possible spare spaces along these roads), will only exacerbate safety 
issues significantly. 

On this basis, the final conclusion of the Parking Technical Note, with regard 
to para 32 of the NPPF, is clearly incorrect, and in fact it can definitively be 
shown that the proposed development will indeed 'have a severe impact on 
the operation of the local highway network'. On this material basis alone, the 
scheme as it is currently submitted should not proceed.

In addition, residents in these roads and Jesson Rd, a narrow cul-de-sac, 
already experience major inconvenience with parking issues in connection 
with the school and events on site, and I can only conclude that this current 
scheme will inevitably lead to calls for Traffic Regulation Orders, an outcome 
which would inconvenience everybody.

This all appears to be quite unnecessary, because a well designed site 
appears to be perfectly capable of accommodating additional parking, and I 
suggest that a design more sensitive to the needs of local residents is easily 
achievable. In particular, some of the landscaping and outside space could 
easily be adjusted, and I therefore request that this current design is 
withdrawn and re-submitted to take account of this critical problem.

Most people locally understand the critical need for this development, but also 
that it should not be delivered at the expense of road safety, or without every 
attempt to protect the neighbourhood from adverse impact; I see no reason 
why a more sensitive and imaginative approach cannot achieve this”. 

6.3 Bishops Cleeve Parish Council makes the following comments:

“To add context to Bishop's Cleeve Parish Council's deliberation of this 
planning application, we consider the school is highly constrained by 
surrounding residential properties and there are a number of existing highway 
issues (road congestion, pedestrian safety and parking) associated with the 
school at peak times. Further expansion of the school will exacerbate these 
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issues especially as this current proposal plans for visitor and sixth form 
parking off-site i.e. on street.

In respect of the proposed new school building, and following receipt of 
revised drawing showing the relocation of the 2-storey element moved away 
(eastwards) from adjacent residential properties in Moreton Close and 
changes to fenestration on the west elevation, the Parish Council considers 
this revised element to safeguard the residential amenities of nearby 
properties. Therefore, we raise no objection to this element of the proposal. 
However, any permission given should be subject to a condition restricting the 
creation of any new openings in the West elevation to ensure protection of 
nearby residential amenities from over-looking.

Notwithstanding the above the Parish Council objects to the installation of 
lighting columns along the western site boundary which adjoins the residential 
properties at Moreton Close. Low level bollards should be provided in this 
location if required. A lux levels drawing should accompany the planning 
application for all proposed external lighting so that its impact can be properly 
assessed. Lighting has historically been a cause of concern to local residents 
and this application is an opportunity to ensure that these issues are resolved.

The Parish Council requests that a comprehensive construction management 
plan is made available before permission is granted. The Council considers 
this is crucial because of the extra volume of the traffic during the construction 
phase of the development. The Council is concerned about the volume of 
traffic, on-street parking and pedestrian safety during both the constructional 
and operational phase of the proposed development. A particular concern is 
the lack of provision for visitor and sixth form student parking and the effect 
this will have on local roads. Although it is understood that the removal of 
student parking provision is intended to encourage the use of a more 
sustainable form of transport, it is considered that this will have a detrimental 
impact on local parking and pedestrian safety. The Council note the Highway 
Technical Note provided on behalf of the applicant but remain unconvinced 
that this proposal will not have a severe impact on road capacity and highway 
safety.

The Parish Council considers that an informal pedestrian crossing point, or 
points, are essential and should form part of the current proposals. This 
information should be detailed as part of the planning application.
The Parish Council notes the acoustic survey that has been provided but 
questions the information therein as it appears survey times were undertaken 
outside peak times which would seem nonsensical. As such the Council 
requests a more comprehensive acoustic survey taking into account peak 
times to properly assess its impact on residents.

May 2017”

6.4 After receiving a revised Lighting Plan and tweaks to other plans from the 
Applicant, the Parish Council were re-consulted. On 23rd June 2017, the 
following additional comments were received:
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“Following yesterday’s meeting, the revised comments from the Parish 
Council are as follows:

The Parish Council continues to object to the application on the grounds that 
the proposal has not gone far enough in addressing sustainable transport, 
including looking at the use of public transport. Whilst the Parish Council 
would wish to support the school, the traffic problems are already severe at 
peak times, due to the capacity of the road and number of vehicles;  the 
cumulative impact of increased travel would add to the severity of problems. 
The Parish Council does not concur with findings of the parking survey and 
believes sufficient parking is not available in the immediate vicinity.  

The Council continues to highlight the discrepancy between the lighting plan 
(revision PL4) which shows both bollards and luminaires whilst the Design 
and Access statement (Rev B: May 2017) has no reference to low level 
bollards and requests that this is rectified”. 

6.5 Tewkesbury Borough Council makes the following comments:

“I have now consulted with our EHO regarding the revised plans and 
additional information who makes the following comments. 

Noise outbreak from classrooms- I have reviewed the report that was carried 
out, and I am not concerned about the impact from the Seminar Rooms on the 
nearby residential properties.

Noise outbreak from fixed plant- I have reviewed the reports and would agree 
with the suggestion from the consultant that 'plant noise levels are assessed 
in accordance to BS4142:2014, where a noise rating limit of 5dB below 
background noise levels for both daytime and night time periods be imposed'.

Lighting- I would suggest the following condition be attached to any 
permission granted; The lighting scheme proposed shall comply with the 
parameters of Environmental Zone 3 of the Institute of Lighting Engineers 
Guidance Notes for the Reduction of Intrusive Light- To prevent light pollution 
and to safeguard the appearance of the area and the amenities of 
neighbouring properties

In terms of the revised design, I consider that the set-back of the first floor 
level is a definite improvement in terms of the impact of the on the 
neighbouring residents. I note the first floor windows will only provide light to 
the atrium. 

Although parking along the neighbours boundary exists currently, the plans 
would appear to indicate that it would be brought closer. Consideration to 
acoustic fencing along this boundary should therefore be given.
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I would also refer you to the comments from the Local Member I have 
informed you of previously.”

6.6 County Landscape Adviser makes the following comments:

“Thanks for your email. Overall I'm pleased to see the changes made to the 
submission, in particular the introduction of a single storey element adjacent 
to the residential properties. 
As requested, I've reviewed the comments from the near neighbour and have 
added my responses to the copy attached. As you will see, there are a couple 
or so issues where I have suggested we go back to the applicant and ask for 
further information/consideration.
As I think I mentioned on the phone, from my point of view I am concerned 
that there are large areas of planting with no physical protection either from 
cars parking or, in the case of the new planting between the existing highway 
and school circulation road, from pedestrian cut through damage. Fencing or 
similar should be considered either during plant establishment of as a 
permanent feature.

Response to near neighbour’s comments:

Planting.
My first concern over the planting arrangement is that without a 1.5m gap 
between the planting and my boundary fence, maintenance will not be 
possible and my amenities will be compromised.

Response: I can see no reason for such a large gap or indeed any gap. There 
is adequate provision under law for access onto 3rd party land for 
maintenance and, with the school and the planting would necessarily require 
a review of any work, potential damage to planting and scope for mitigation.

 A great many of the shrubs are deciduous and will create debris, and many of 
the plants will grow higher than specified if not maintained by the school.

Response: Trees, hedging and one of the shrubs are deciduous, the 
remaining species being evergreen. The planting is quite limited and should 
not be any different in terms of debris than, say an adjoining garden would be. 
In terms of height, the heights stated are planting heights, not growing height 
or a height for the planting to be maintained at. There is however nothing in 
the mix that I would see as growing to a height that would cause issue.

 Prior to installing my boundary fence a hawthorn hedge existed which 
repeatedly became congested with litter. No reference is made as to how this 
will be addressed.

Response: Maintenance is obviously something for the school to decide on. in 
landscape terms. I will be looking for a condition to ensure the survival of the 
planting but litter is outside my remit.
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 Weed penetration along the boundary line is another constant problem which 
can easily be addressed with regular applications of weed killer, but this is not 
carried out.

Response: I would recommend that the design included for a root barrier 
along the residential boundary. On environmental and sustainability grounds I 
would support not using herbicide where possible

 To open up the area currently protected by ranch style fencing in the west 
corner, will reintroduce students creating a short cut which will ultimately 
cause the pathway to become covered on mud when adverse weather 
conditions occur. This problem existed prior to the introduction of the fencing. 

Response: This doesn't seem an unreasonable request to ask of the applicant

 All planting at the western end should be maintained at a maximum height of 
80cm to limit screening from the road as this could compromise the security of 
the school and my property with the security fencing being positioned further 
back from the road. 

Response: I do not think it would be reasonable to seek to try to impose a 
condition that sought to cover this”.

6.7 Highways Development Management makes the following comments:

“I have the following comments on the proposed 6th form building and including 
refurbishment of existing single storey block and new 2 storey extension. The 
transport statement and proposed travel plan have been revised following 
correspondence raised regarding the potential impact of additional vehicle trips on 
the highway, non-motorised user links, parking impact and necessary mitigation.

The proposed 6th form building and refurbishment and works to the existing school 
buildings according to latest information from the transport consultant and applicants 
will accommodate an additional 25 6th form pupils increases 6th form places to 350, 
and 300 additional 11-16 year pupils or 1550 pupils (1900 overall). The proposed 
works will build over existing parking on the school site with on site parking 
restricted to staff and existing informal on-site 6th form parking prevented following 
redevelopment.

The site access arrangements onto the highway will remain unchanged via a lay-by 
access with a one way entry from Two Hedges Road a class 3 highway subject to a 
30mph speed limit and a school safety zone (advisory 20mph during school hours). 
The visibility from the site access has been demonstrated as sufficient based on a 
30mph speed limit on the submitted plan SK_02 of the site egress within the Transport 
Assessment. According to the assessment there will no pupil drop-offs or pick-ups via 
the existing access or for visitors during the start and end of the school day or access 
for 6th formers to park. Access will therefore be restricted to the existing 151 staff 
and two additional staff which is therefore suitable and will be less intensively used 
with no 6th form student vehicle access.
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It is noted there has been local objections regarding traffic and parking associated 
with the expansion of the school and impact on local highway safety.

The transport assessment includes a check of collisions in the past 5 years
between the 1st June 2011 and 31st May 2016. This included 10 collisions although 
only 4 occurred on Two Hedges Road which fronts the school. The first collision at 
3:38pm on the 19th October 2012 involved a car travelling westbound colliding with 
a pedestrian stepping out into the carriageway and causing slight injuries, which was 
attributed to the pedestrian failing to look properly. A second collision on Thursday 
16th May 2013 at 10pm with a motorcyclist colliding with rear of a car turning left 
into a driveway due to the timing is considered unrelated to the school and was 
attributed to driver error. A third collision occurred at 9:40am on Friday 12th July 
2013 when a car turning right from Linworth Road was struck by a car travelling 
eastbound. A final collision occurred at 8:20am on Monday 13th January 2014 which 
involved a car eastbound pulling up to give way to traffic due to a parked car clipping 
a pedestrian running across in front of the parked car attributed to driver error 
exceeding the speed limit, poor manoeuvring and failing to look properly. Therefore 
these collisions were attributed to driver error and not road design. There were a 
further 4 collisions recorded on Cheltenham Road further away near to the New 
Hedges Road junction over the same period which were attributed to driver or 
pedestrian error rather than highway design or configuration, and 2 collisions on 
New Road either outside of school hours or again due to driver error. A further check 
of collisions in the vicinity of the site access on Two Hedges Road has revealed a 
collision adjacent to the site entrance on the 23rd November 2016 at 8:02am when a 
westbound vehicle collided with a vehicle turning right into the school attributed to a 
poor turning manoeuvre and therefore again driver error. Therefore overall it is 
concluded that the collisions in the vicinity of the school have been unrelated to 
highway design and generally caused by driver or pedestrian errors in judgement, 
however the references to parked vehicles associated with drop-offs/pick-ups and 
parking for the school may be a factor
combined with the lack of tactile drop kerb crossings over Two Hedges Road
adjacent to the site frontage.

In terms traffic generation it is accepted there is an existing am and pm peak traffic 
generation associated with existing 1575 capacity pupil school and 151 staff it is 
accepted this is an existing situation. Regarding the additional 300 11-16 years 
pupils, 25 sixth form pupils and 2 staff associated with the development based on 
existing travel surveys it is estimated there could be an additional 94 am peak hour 
student and staff vehicle movements associated with parent drop-offs, 6th form drivers 
and two new staff. In the pm there could be an estimated 92 student pick-ups and 
drivers however this would be outside of the network peak at school closing hours 
between 3pm-4pm with only the additional 2 staff potentially leaving during network 
peak between 5pm-6pm. Therefore the additional vehicle movements will only be 
generally affecting the network in the am peak, whereby the distribution of movements 
to and from the school access and subsequent junctions will divide and
reduce any potential impact on the highways and junctions. As the transport
assessment mentions a number of the vehicle trips will be chain trips already on the 
network resulting from parents/guardians dropping off and picking up children on the 
way to work/elsewhere, which according to national trend data is the main reason for 
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chain trips via an additional destination although more trips were separate journeys 
to/from school. The travel plan includes targets with travel plan measures to reduce 
pupil drop-offs/pick-ups by 5% for 6th form students and lower years students as well 
as 6th form drivers reducing the estimated additional am peak movements to 65 and 
pm movements to 63. This combined with a 5% reduction in current levels of pupil 
drop-offs and 6th form drivers associated with the existing school capacity will result 
in there not being a significant increase on the network and junctions to warrant 
refusal.

The on-site parking provision of 140 proposed spaces for staff is considered
sufficient based on current staff travel surveys of 91.7% of staff driving to provide for 
the 153 full time staff including two additional proposed staff. The travel plan target 
of a 11.7% reduction in single occupancy car travel to 80% will also reduce parking 
demand to approximately 122 spaces.

The proposals will remove on-site 6th form student parking provision and therefore 
increase the potential demand for on-street parking on the highway in addition to that 
generated by the student drop-offs and pick-ups associated with the 325 additional 
students. The transport assessment has included parking surveys of within 200m of the 
school access and subsequently within 400-500m within a further parking technical 
note to demonstrate sufficient on-street parking available. It has been stated based on 
current surveys of 14.9% driving 6th form student on-street parking demand could be 
for 53 spaces for proposed and permitted numbers without travel plan targets met or 
35 meeting travel plan targets. In addition to a potential 79 additional spaces for 
short term additional pupil drop-offs/pick-ups without travel plan targets met or 63 
meeting travel plan targets resulting in a short and long term potential parking space 
demand. The parking technical note illustrated there were approximately 256 spaces 
available within 500m of the school from 8am - 5pm beyond between 64 spaces and 
87 spaces available within 200m initially surveyed at 8am-10:15am and 2:45pm-5pm. 
This illustrates there should be
sufficient on-street space available for 6th form student parking and additional
student drop-offs/pick-ups based on current surveyed levels, which should be partly 
mitigated by the travel plan.

The non-motorised user context report and transport assessment illustrated
deficiencies in the pedestrian connections to the school access onto Two Hedges Road 
including lack of pedestrian crossings from the north side of road to the footways to 
the school frontage on the south side and tactile drop kerb crossings along the full site 
frontage which would be sought to be provided to ensure safe and sufficient 
pedestrian access for all users to the school. In addition tactile drop kerbs shall be 
sought by condition identified in the NMU audit where missing along the school 
frontage to aid access for the additional 53 pedestrian movements estimated and 
improve existing access for all users expected to increase to meet travel plan targets.

In addition the transport assessment and travel plan include measures to increase 
staff and student cycling to shift modal travel to sustainable modes, however the site 
includes no details of cycle parking. The transport assessment states that based on 
Tewkesbury Local Plan standards for the additional 325 students and 2 staff would 
equate to 50 additional cycle parking spaces subject to site constraints. This is 
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considered suitable to encourage and accommodate the modal shift and increase in 
cycle within the travel plan for students and staff.

Therefore in conclusion I recommend no objection subject to the following
conditions;

1. The approved Travel Plan shall be implemented in accordance with the
details and timetable therein, and shall be continued thereafter, unless
otherwise agreed in writing by the Local Planning Authority.
Reason:- To ensure that the opportunities for sustainable transport modes are
taken up in accordance with paragraphs 32 and 36 of the National Planning
Policy Framework.

2. No development hereby permitted on site shall be occupied until two
uncontrolled pedestrian tactile drop kerb crossings of Two Hedges Road
along or within nearest safe locations of the school frontage 
have been completed and are open to the public.
Reason:- To ensure that the opportunities for sustainable transport modes
have been taken up in accordance with paragraph 32 of the National Planning
Policy Framework and the development is designed to give priority to
pedestrian movements and provides safe and suitable access for all users in
accordance with paragraph 35 of the National Planning Policy Framework and
policy TPT1 of the Local Plan.

3. No development hereby permitted on site shall be occupied until tactile drop kerbs 
are provided across the school vehicle egress adjacent to Two Hedges Road, west 
side of the site vehicle entrance along Two Hedges Road, and east side of the 
easternmost site vehicle access have been completed and are open to the public.
Reason:- To ensure that the opportunities for sustainable transport modes
have been taken up in accordance with paragraph 32 of the National Planning
Policy Framework and the development is designed to give priority to
pedestrian movements and provides safe and suitable access for all users in
accordance with paragraph 35 of the National Planning Policy Framework and
policy TPT1 of the Local Plan.

4. 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:
i. specify the type and number of vehicles;
ii. provide for the parking of vehicles of site operatives and visitors;
iii. provide for the loading and unloading of plant and materials;
iv. 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
paragraph 35 of the National Planning Policy Framework and polict TPT1 of
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the Local Plan.

5. The building(s) hereby permitted shall not be occupied until the vehicular parking 
and turning facilities have been provided in accordance with the submitted plan 7220-
RLL-A-PL01, 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 National Planning Policy Framework
paragraph 35 and policy TPT1 of the Local Plan.

6. The development hereby permitted shall not be occupied until secure and
covered cycle storage facilities for a minimum of 50 bicycles with Sheffield
style stands with changing and showering facilities on-site has been made
available and maintained thereafter for the duration of the development.
Reason:- To ensure that adequate cycle parking is provided, to promote cycle
use and to ensure that the opportunities for sustainable transport modes have
been taken up in accordance with paragraph 32 and 35 of the National
Planning Policy Framework and policy TPT1 of the Local Plan.
Note: The proposed development will involve works to be carried out on the
public highway and the Applicant/Developer is required to enter into a legally
binding Highway Works Agreement (including an appropriate bond) with the
County Council before commencing those works.

Statement of Due Regard
Consideration has been given as to whether any inequality and community impact will 
be created by the transport and highway impacts of the proposed development. It is 
considered that no inequality is caused to those people who had previously utilised 
those sections of the existing transport network that are likely to be impacted on by 
the proposed development.

It is considered that the following protected groups will not be affected by the
transport impacts of the proposed development: age, disability, gender
reassignment, marriage and civil partnership, pregnancy and maternity, race,
religion or belief, sex, sexual orientation, other groups (such as long term
unemployed), social-economically deprived groups, community cohesion, and human 
rights”.

6.8 County Ecologist makes the following comments:
1st Response:

Due to low to moderate ecological impacts only a Preliminary Ecological 
Assessment (PEA) has been submitted to accompany this application. 
Nevertheless the PEA comes with a mapped habitat survey with target notes. 
Although desk based searches have been carried out a search with the Local 
Biological Records Centre (GCER) had not and so I have carried one out. 
This was for notable species within 1 km and has informed my observations 
on this application. Unidentified bats have been recorded a few hundred 
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metres to the west and very near to the school grounds a range of common 
garden birds. 

As a precaution should it be necessary to remove the bargeboard noted under 
Target Note 3/Photo 2 (of the Habitats Survey of the PEA) then it should be 
done so by hand. As this is not strictly a part of the proposed development 
works, but might be carried out as part of general refurbishment across the 
school site soon or in the future, then an advice note is recommended to 
cover this matter.

Although no tree survey has been submitted sufficient information is included 
in the PEA to deal with arboricultural matters. No trees on site are likely to 
harbour a bat roost but there is some potential for nesting birds to use them at 
certain times of year. The development does not require any tree removal and 
existing trees are not immediately close to the works areas however a general 
condition is needed for trees on construction sites. Additionally but only as a 
precaution on a County Council an advice note on nesting birds and bats is 
required.

As the use of the school site by bats cannot be ruled out it is good to have 
some details of the proposed luminaires and where they will be situated. Only 
the external lighting over the new western car parking area is of any concern 
but here currently there are only a few clumps of hawthorn and privet with 
some ivy. This however will be reinforced with new shrub planting (drawing 
21630/03) as part of proposed landscaping and so may have some very 
modest value for any passing bats. The new car parking spaces will be 5m 
columns with starbeam lighting on top that has roadway optics which will 
minimise light spill. The LEDs will be 31W and of a warmish white colour 
(4,000K) which is less disturbing to wildlife. Overall my view is that there is 
likely to be negligible impact on ecology. 

Section 5 of the PEA makes some suggestions for biodiversity enhancement 
which is a very relevant matter given this is a County Council development. It 
is therefore welcome to see that the landscaping and planting details propose 
shrubs and trees of some value to wildlife. Another potential enhancement 
which does not appear to have been taken up is the installation of a few bat or 
bird boxes on the new or existing buildings or alternatively on existing school 
trees. To deal with this small omission a very small biodiversity enhancement 
scheme should be requested by condition especially considering this is a not 
an insignificant development on a large school site.

Records
It is recommended that in relation to the County Council's Service Level 
Agreement with the Local Biological Records Centre (and to assist in the 
strategic conservation of countywide biodiversity) records from the ecological 
survey work commissioned from the applicant should be copied electronically 
to Gloucestershire Centre for Environmental Records (GCER). An advice note 
is recommended to cover this.

2nd Response:
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There will be some relatively minor changes to landscaping mainly it seems in 
the north western part of the development. These should not result in a 
significant difference of outcomes for local biodiversity. The 3D lighting image 
is particularly useful and looking at the updated lighting proposals overall 
these do not alter my previous conclusion of negligible impact on wildlife. 

Recommendations
The following items (NOW WITH UPDATED REFERENCES) should be 
addressed to be able to consent this development. 

1. Condition - The external lighting as shown on drawing 165854/SK/ES/01 
Rev.PL3 is approved by the County Planning Authority and shall be 
implemented as proposed.

Reason: To ensure that biodiversity and amenity is conserved and in 
accordance with Local Plan Policy NCN5, ODPM Circular 06/2005 plus 
National Planning Policy Framework paragraphs 17, 109 and 118. This is also 
in accordance with Section 40 of the Natural Environment and Rural 
Communities Act 2006, which confers a general biodiversity duty upon Local 
Authorities.

2. Condition - The landscaping and planting details as shown on drawings 
21630-01 Rev.B and 21630/03 Rev. B shall be implemented as approved by 
the County Planning Authority. Within five years of planting or seeding, any 
trees, shrubs, or amenity grass that die or become diseased, or are removed 
or damaged, shall be replaced in the first available planting or sowing season 
with others of a similar size and species in accordance with the approved 
details.

Reason: To conserve and to enhance the local amenity and biodiversity value 
of the location in accordance with Local Plan Policy NCN5, paragraphs 17, 
109 and 118 of the National Planning Policy framework and Section 40 of the 
Natural Environment and Rural Communities Act 2006 which confers a 
general biodiversity duty upon Local Authorities.
3. Condition - All works should be carried out in accordance with British 
Standard 'BS 5837, Trees in relation to demolition and construction'.

Reason: To prevent loss of amenity and damage to trees or shrubs to be 
retained and in accordance with Local Plan Policy NCN5, ODPM Circular 
06/2005 plus National Planning Policy Framework paragraphs 17 and 109. 
4. Condition - Prior to the occupation of the development a small scale 
biodiversity enhancement scheme with at least 2 items included chosen from:

a) 2 bat boxes/tubes or recesses within the wall of existing or new buildings at 
suitable height and orientation;
b) 2 bird boxes/terraces grouped at a suitable height on new or existing 
building for swifts, swallows, house martins and/or house sparrows;
c) 2 bird nesting boxes suitably placed on mature trees;
d) a log pile;
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e) a purpose made structure for invertebrate occupation;
f) a compost heap or hibernaculum for amphibians and reptiles
g) a new wildflower area;
h) a small pond or water feature which should be fish free;

shall be submitted for approval by the County Planning Authority. Exact 
locations and descriptions of features that have been chosen will need to be 
specified plus any required maintenance regime to maintain biodiversity 
interest or use. The scheme shall be implemented as approved within three 
months of the occupation of the extension.

Reason: In the interests of the conservation and enhancement of local 
biodiversity in accordance with Local Plan Policy NCN5 and paragraphs 17, 
109 and 118 of the National Planning Policy Framework. This is also in 
accordance with Section 40 of the Natural Environment and Rural 
Communities Act 2006, which confers a general biodiversity duty upon Local 
Authorities.

5. Advice Note - If the bargeboard feature (at Target Note 3 on the Phase 1 
Habitats Plan drawing reference WS539 and shown in Photo 2 of the 
Preliminary Ecological Appraisal) is removed it should be done so by hand 
during the development period or at any stage afterwards. In the unlikely 
event that a bat is discovered during the course of works, works must stop 
immediately and a licensed bat ecologist contacted for advice.

6. Advice Note - This informative is given as a reminder of the Wildlife & 
Countryside Act 1981 (as amended) which makes it an offence to kill, injure or 
take any wild bird, and to intentionally remove, damage or destroy the nest of 
any wild bird while that nest is in use or being built. It is also an offence to 
take or destroy any wild bird eggs. Bats and their roosts are protected under 
the Wildlife and Countryside Act 1981 (as amended) and also the 
Conservation (Natural Habitats & c.) Regulations 2010 (as amended). Bats 
and birds can be found in or on many buildings and trees, even those that 
initially appear to be unsuitable. If at any time nesting birds or roosting bats 
are observed on or close to the development then works which might affect 
these species should cease and advice sought from a suitably qualified or 
experienced person.

7. Advice Note - In relation to the County Council's Service Level Agreement 
with the Local Biological Records Centre and to assist in the strategic 
conservation of countywide biodiversity, all species and habitat records from 
the ecological work commissioned by the applicant should be copied 
[preferably in electronic format] to the Gloucestershire Centre for 
Environmental Records (GCER).

It is my view that the above advice is in accordance with the National Planning 
Policy Framework, ODPM Circular 06/2005, Natural England's Standing 
Advice, and with Section 40 of the Natural Environment and Rural 
Communities Act 2006 which confers a general biodiversity duty upon Local 
Authorities whilst exercising their functions”.  
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6.9 Flood Risk Management makes the following comments:

“Response - No objection subject to condition
I refer to the above planning application, which the Lead Local Flood Authority 
previously objected on 30th January, 2017. Following further correspondence 
with planning officer and applicant's subsequent resubmission of drainage 
strategy / Drainage drawings and details via email on 02nd February, it is now 
confirmed that the revised proposal meets the requirements of a major 
application for which the LLFA is a statutory consultee.

The Applicant’s consultant mentioned that existing cellular storage has 
enough capacity to attenuate for proposed impermeable area and also in 
worst case scenario in event of a 2nd storm, the exceedance routes will be 
into the adjacent field. We have no objections to this application for which the 
LLFA is a statutory consultee, however it is recommended that the following 
condition is given to any approval for the development.

Condition:
No development shall be put into use/occupied until a SuDS maintenance 
plan for all SuDS/attenuation features and associated pipework has been 
submitted to and approved in writing by the County Planning Authority. The 
approved SuDS maintenance plan shall be implemented in full in accordance 
with the agreed terms and conditions.
Reason: To ensure continued operation and maintenance of drainage 
features serving the site and avoid flooding.

NOTE 1 :The Lead Local Flood Authority (LLFA) will give consideration to how 
the proposed sustainable drainage system can incorporate measures to help 
protect water quality, however pollution control is the responsibility of the 
Environment Agency

NOTE 2 : Future management of Sustainable Drainage Systems is a matter 
that will be dealt with by the Local Planning Authority and has not, therefore, 
been considered by the LLFA.

NOTE 3: Any revised documentation will only be considered by the LLFA 
when resubmitted
through suds@gloucestershire.gov.uk e-mail address. Please quote the 
planning application
number in the subject field”. 

6.10 County Archaeologist makes the following comments:

“Thank you for consulting me concerning the above planning application.

I advise that I have checked the application site against the County Historic 
Environment Record. In my view the proposed development has low potential 
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to have any adverse impact on archaeological remains.

Therefore, I recommend that no archaeological investigation or recording 
should be required in connection with this planning application, and I have no 
further observations concerning this scheme.”

6.11 Sport England makes the following comments:

“The proposed development is not considered to fall either within our statutory 
remit (Statutory Instrument 2015/595), or non-statutory remit (National Planning 
Policy Guidance Par. 003 Ref. ID: 37-003-20140306) upon which we would 
wish to comment, therefore Sport England has not provided a detailed 
response”.

7 PLANNING OBSERVATIONS.

Planning

7.1 The main issues to consider are the design of the development, landscape, 
the impact on the neighbouring residents, highways, archaeology, ecology 
and flooding.

7.2 It should be noted that para 72 of the NPPF should be given weight in 
considering this application. Para 72 states:

“The Government attaches great importance to ensuring that a sufficient choice of 
school places is available to meet the needs of existing and new communities. Local 
planning authorities should take a proactive, positive and collaborative approach to 
meeting this requirement, and to development that will widen choice in education. 
They should:

 give great weight to the need to create, expand or alter schools; and
 work with schools promoters to identify and resolve key planning issues before 

applications are submitted”.

Design and Impact on the Surrounding Area

7.3 The application is for a proposed Sixth Form building to include refurbishment 
of the existing single storey block and new single storey and two storey 
extension. The Design and Access Statement sets out the thinking behind the 
design and states:

“This provides the school with a fantastic opportunity to make an architectural 
statement along Two Hedges Road. Currently the front facade to the school is 
incomplete following previous developments, this allows that street scene to 
be fulfilled. The currently single storey building and gravelled landscape are 
deemed unsightly. This building provides a new aspiration for students to join 
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the 6th Form completing their journey through the school from 11 to 18 years 
old as well as an investment in the development of their futures”. 

7.4 The proposed design is modern with a mix of materials (glazing, copper effect 
cladding, buff coloured brickwork, render, grey cladding, blue engineering 
bricks). The design of the extension is considered to be appropriate for a 
school building and will not be at odds with the character of the rest of the 
school site, which consists of a variety of buildings, in terms of their age, 
design, materials, height and massing. A condition has been added requiring 
material samples to be submitted.

7.5 In terms of the surrounding area, there are a mix of bungalows and two storey 
residential properties constructed in a variety of materials (red brick, buff 
brick, render). It is therefore considered that the proposed single storey and 
two storey development would not be out of character with the surrounding 
area.

7.6 The proposal is considered to be an acceptable design for a school building, 
which is not at odds with the appearance of the existing school site and 
surrounding area. With conditions, the proposal is considered to comply with 
Chapter 7 and Para 56 of the NPPF and policy GNL15 of the Tewkesbury 
Borough Local Plan.

Landscape

7.7 The Principal Landscape Architect has commented that:

Thanks for your email. Overall I'm pleased to see the changes made to the 
submission, in particular the introduction of a single storey element adjacent 
to the residential properties. 

As requested, I've reviewed the comments from the near neighbour and have 
added my responses to the copy attached. As you will see, there are a couple 
or so issues where I have suggested we go back to the applicant and ask for 
further information/consideration.

As I think I mentioned on the phone, from my point of view I am concerned 
that there are large areas of planting with no physical protection either from 
cars parking or, in the case of the new planting between the existing highway 
and school circulation road, from pedestrian cut through damage. Fencing or 
similar should be considered either during plant establishment of as a 
permanent feature.

Response to near neighbour’s comments:

Planting.
My first concern over the planting arrangement is that without a 1.5m gap 
between the planting and my boundary fence, maintenance will not be 
possible and my amenities will be compromised.
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Response: I can see no reason for such a large gap or indeed any gap. There 
is adequate provision under law for access onto 3rd party land for 
maintenance and, with the school and the planting would necessarily require 
a review of any work, potential damage to planting and scope for mitigation.

 A great many of the shrubs are deciduous and will create debris, and many of 
the plants will grow higher than specified if not maintained by the school.

Response: Trees, hedging and one of the shrubs are deciduous, the 
remaining species being evergreen. The planting is quite limited and should 
not be any different in terms of debris than, say an adjoining garden would be. 
In terms of height, the heights stated are planting heights, not growing height 
or a height for the planting to be maintained at. There is however nothing in 
the mix that I would see as growing to a height that would cause issue.

Prior to installing my boundary fence a hawthorn hedge existed which 
repeatedly became congested with litter. No reference is made as to how this 
will be addressed.

Response: Maintenance is obviously something for the school to decide on. in 
landscape terms. I will be looking for a condition to ensure the survival of the 
planting but litter is outside my remit.

 Weed penetration along the boundary line is another constant problem which 
can easily be addressed with regular applications of weed killer, but this is not 
carried out.

Response: I would recommend that the design included for a root barrier 
along the residential boundary. On environmental and sustainability grounds I 
would support not using herbicide where possible

 To open up the area currently protected by ranch style fencing in the west 
corner, will reintroduce students creating a short cut which will ultimately 
cause the pathway to become covered on mud when adverse weather 
conditions occur. This problem existed prior to the introduction of the fencing. 

Response: This doesn't seem an unreasonable request to ask of the applicant

 All planting at the western end should be maintained at a maximum height of 
80cm to limit screening from the road as this could compromise the security of 
the school and my property with the security fencing being positioned further 
back from the road. 

Response: I do not think it would be reasonable to seek to try to impose a 
condition that sought to cover this.

7.8 The neighbour at 101 had requested a maintenance strip of 1-1.5m wide 
between the close boarded fence and any planting within the school to 
maintain his fence. However the Applicant has confirmed they will not be 
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providing a maintenance strip. In any event, the issue of maintenance of the 
fence between the school and no. 101 Two Hedges Road is a private matter 
rather than a planning issue and it is for the neighbour and the school to 
agree on, rather than anything the planning process can influence. At the time 
of writing, it is understood that the neighbour is liaising directly with the school 
on this matter.

7.9 Concerns were raised by a neighbour regarding the removal of existing 
fencing from the green area to the north west of the site, as it may encourage 
students to take shortcuts to school across the grass. Revised plans have 
now been received showing that this fencing will be retained.

7.10 The Planting Plan details the types of plants proposed on site. The heights of 
the plants as shown on this plan are the heights when planted, rather than 
total growing height. The neighbour at 101 Two Hedges Road has 
commented that the heights of the proposed planting on the western 
boundary could be an amenity issue if they grew too high. However in 
planning terms it would be difficult to enforce a condition restricting the 
heights of plants. The applicant’s Landscaping Consultants have commented 
on the landscaping and stated that:

"The hedges specified (Eleagnus angustifolia 'Quicksilver') will ultimately grow 
as large as they say, but this assumes that they are not maintained and 
trimmed as hedge but left to grow on as a standard shrub.  These plants are 
the same species as the hedges to the front around the main entrance, here 
the school has maintained the hedges very well and they look excellent and 
so there is no reason to assume they won’t look after these hedges to the 
same standard”. 

7.11 As the current landscaping within the school site is maintained, it is 
anticipated that the school would honour their duties in relation to the 
proposed landscaping. There is other protection to the neighbours under the 
High Hedges Act, although this would be a private matter and outside of the 
planning remit.

7.12 With conditions, it is considered that the proposal is acceptable in terms of 
landscaping. It complies with Policy LND7 (Landscaping of New 
Developments) of the Tewkesbury Borough Local Plan which states:

New development proposals will, where appropriate, require the provision of a 
high quality landscaping scheme which will form an integral part of the overall 
development. Proposals may also require a landscape appraisal indicating 
existing landscape features and these should be integrated where appropriate 
into the landscaping scheme.

Impacts on the neighbouring properties

7.13 The closest residential properties to the proposed extension are no’s 101 Two 
Hedges Road, 15, 16 and 17 Moreton Close which all adjoin the western 
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boundary of the site. It should be noted that these properties along the 
western boundary are bungalows. No’s 70, 72A and 72 Two Hedges Road 
are located to the north of the site on the other side of Two Hedges Road and 
are two storey. In terms of amenity, it is acknowledged that there are issues to 
consider in relation to the proposed buildings themselves, car parking within 
the site, lighting and noise. These are addressed in turn below.

Proposed Building
7.14 The proposed building comprises a single storey and two storey extension to 

an existing single storey block, which altogether would create the new Sixth 
Form Centre. The single storey element (which is closest to the neighbours on 
the western boundary) would measure 4.3m in height to the top of the roof.  It 
would be 34m wide on the western elevation. The single storey element would 
be located 15m away from the red line application boundary with no. 101 Two 
Hedges Road at its closest point and 16m from the bungalow itself (with an 
access road and parking spaces inbetween). The single storey building would 
be located 15.5m from the boundary of 17 Moreton Close and 17.5m from the 
boundary with no. 16 Moreton Close (again with parking spaces and an 
access road inbetween).

7.15 The two storey element would measure 7.8m in height to the top of the roof, 
and also would measure 34m wide on the western elevation. The two storey 
element would be located 24m away from the red line boundary with no. 101 
Two Hedges Road (with an access road and parking spaces inbetween). The 
two storey building would be located 24m from the boundary of no. 17 
Moreton Close and 23m from the boundary with no. 16 Moreton Close at its 
closest point (again with parking spaces and an access road inbetween).

7.16 Therefore, taking the closest distances, at single storey level the distance 
between a neighbour’s property building and the proposed extension is 16m 
and at first floor level the distance is 23m (to the red line boundary) or 24m to 
the neighbour’s property building. In terms of the impact of the 4.3m high 
single storey building, a 16m gap to the nearest neighbour is considered to be 
acceptable in terms of not leading to overshadowing nor being overbearing. In 
terms of the impact of the 7.8m high two storey building, a 23/24m gap is 
considered to be acceptable in terms of not leading to overshadowing nor 
being overbearing. Whilst the residential properties on the western boundary 
are bungalows, it is considered that the extensions are located at an 
acceptable distance away and they are not overly high and dominant. It 
should be noted that there are other two storey buildings within the school site 
and along Two Hedges Road so a two storey building would not be out of 
character with the surrounding area. Moreover, the design of the extension 
means that the single storey element is closest to the neighbouring residents 
and then it ‘steps up’ to two storey further into the centre of the site, away 
from the bungalows. It should also be noted that the impact on the neighbours 
is an improvement on the original scheme, which was all two storey (9.7m in 
height at a distance of 15m from the nearest neighbour). Tewkesbury 
Borough Council also supports the revised design, stating “In terms of the 
revised design, I consider that the set-back of the first floor level is a definite 
improvement in terms of the impact on the neighbouring residents”. 
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Tewkesbury Borough Council has also confirmed that generally they permit 
21 metres between habitable room windows between existing and proposed 
residential properties at first floor level. The proposal complies with this.

7.17 In terms of glazing and any potential overlooking, no windows are proposed at 
first floor level on the western elevation, apart from those that serve the atrium 
in the north western corner. This will be a double height room, so people 
would be unable to stand and look out of these windows at first floor level. A 
condition has been added to prevent any additional openings/glazing on the 
western elevation. Glazed windows and doors are proposed on the western 
elevation at single storey level. These have been inserted for ventilation and 
design purposes. The glazing would measure up to 2.4m in height. A 
proposed Section Plan (drawing no. 7220-RLL-A-PL12) has been provided to 
show that due to the levels of the site, the heights of the glazing and fence 
adjoining the neighbouring properties, overlooking to residential properties is 
not an issue. It is also considered that due to the car parking, proposed 
landscaping and access road being located between the extension and 
bungalows and over a distance of 16m, views out of the building into 
neighbouring properties would be obscured in any event.

7.18 Tewkesbury Borough Council have commented on the impacts on the 
neighbours and stated:

“In terms of the revised design, I consider that the set-back of the first floor 
level (of the building) is a definite improvement in terms of the impact of the 
on the neighbouring residents. I note the first floor windows will only provide 
light to the atrium”.

Proposed car parking on site
7.19 The Topographical Survey shows the existing layout on the site. The existing 

informal car parking area (demarked by a post and rail fence) lies at a 
distance of 1.9m from the fence on the western boundary of the site. This has 
also been checked by an Officer on site with a tape measure. The proposed 
car parking bays on the western boundary of the site would also be located at 
1.9m away, at its closest point, from the fence shared with no. 101 Two 
Hedges Road. The Agent has also confirmed in writing that the proposed car 
parking is no closer to the neighbours than existing. Therefore the car parking 
would be no closer to the neighbours on the western boundary than existing 
so it cannot be said that the proposed car parking would have a further 
detrimental impact upon the residential amenity.

7.20 Tewkesbury Borough Council commented that the parking appeared to be 
closer to the neighbours on the western boundary and therefore acoustic 
fencing should be considered. As the measurements have been checked on 
site and the proposed car parking is no closer it is not considered to be a 
reasonable request for acoustic fencing on this boundary. Tewkesbury 
Borough Council has verbally accepted this position.

Lighting
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7.21 A lighting plan accompanies the planning application (drawing no. 
165854/SK/EA/01). Revisions have been made to the original scheme, 
following local concerns being raised. Bollard lighting is now proposed around 
the parking and landscaping areas on the western side of the site, which is 
considered to be an improvement for the bungalows in terms of their amenity. 
3m high wall mounted lighting is proposed on the actual building. The 
Environmental Health Officer has looked at the lighting proposals and has 
stated: “Lighting- I would suggest the following condition be attached to any 
permission granted; The lighting scheme proposed shall comply with the 
parameters of Environmental Zone 3 of the Institute of Lighting Engineers 
Guidance Notes for the Reduction of Intrusive Light- To prevent light pollution 
and to safeguard the appearance of the area and the amenities of 
neighbouring properties”. A further condition has been added on hours of 
lighting to protect the amenities of residents.

Noise
7.22 The application was accompanied by an ‘Environmental Noise Assessment’ 

and ‘Classroom Noise Break-Out Assessment’, both received on 5th April 
2017. The Classroom Noise Break-Out Assessment states that the existing 
ambient noise level is 51dB(A) and the predicted noise level from the 
classroom is 30dB(A), so 21dB below the existing ambient noise levels of the 
nearest properties. The report concludes that the level difference will mean 
that any noise from the classroom will be inaudible at the nearest property 
and highly unlikely to cause any disturbances. The Environmental Health 
Officer looked at the proposals and commented “Noise outbreak from 
classrooms- I have reviewed the report that was carried out, and I am not 
concerned about the impact from the Seminar Rooms on the nearby 
residential properties”.

7.23 The Environmental Noise Assessment assesses the impact of noise from the 
local environment on the neighbours. The noise assessment looked at the 
impact of the proposed development on the nearest residential receivers and 
concluded that the level of the proposed development is below the 
background noise level. The Environmental Health Officer looked at the 
proposals and commented “Noise outbreak from fixed plant- I have reviewed 
the reports and would agree with the suggestion from the consultant that 
'plant noise levels are assessed in accordance to BS4142:2014, where a 
noise rating limit of 5dB below background noise levels for both daytime and 
night time periods be imposed”.

7.24 It is considered that the proposals in terms of the impact of the building, car 
parking, lighting and noise levels will not have a significant detrimental impact 
on the amenities of the neighbouring residents. The proposal is therefore 
considered to comply with Policies GNL15, EVT2 and EVT3 of the 
Tewkesbury Borough Local Plan.

Highways 
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7.25 The proposed sixth form building will accommodate an additional 25 sixth form 
pupils (increasing sixth form places to 350) and 300 additional 11-16 year pupils to 
1550 pupils (1900 overall). The proposed works will build over existing sixth form 
parking on the school site with onsite parking restricted to staff. Onsite sixth form 
parking would be prevented following redevelopment. 

On-site Parking
7.26 The site access arrangements onto the highway will remain unchanged via a lay-by 

access with a one way entry from Two Hedges Road. The visibility from the site 
access has been demonstrated as sufficient. The County Highways Officer has 
commented that the on-site parking provision of 140 proposed spaces for staff is 
considered sufficient. 

7.27 The County Member (via Tewkesbury Borough Council) has commented:

“Apparently there are concerns locally relating to any extension to parking 
along the western boundary of the site into the playing fields.  I think there is a 
part of the fields (square area) that is currently used for parking and anything 
beyond this would run contrary to what residents were told at the consultation 
events”.

7.28 The planning application provides for 140 car parking spaces within the site 
(existing and proposed) which the County Highways Officer is satisfied with. 
Any additional parking in fields is not part of this planning application and has 
not been assessed. 

On-street parking
7.29 The proposed works will build over the existing sixth form informal parking area on 

the school site with onsite parking restricted to staff. Objections have been received 
from local residents and the County Council Local Member regarding the loss of the 
current sixth form parking and the resultant parking on the surrounding residential 
highways. There will also be on street parking generated by the student drop-offs and 
pick-ups associated with the 325 additional students. 

7.30 The Transport Assessment (TA) (page 20) states: 

“The School is employing a culture change by no longer allowing sixth form students 
to park on site. On this basis, the demand for sixth form students to drive to the School 
and park on street will be significantly reduced.

The Travel Plan has been updated to include measures, with specific targets to 
increase mode share of sustainable travel methods, which will reduce the existing and 
proposed number of drop offs and pick-ups. Specific targets to reduce the existing and 
proposed number of sixth form and staff car drivers have also been introduced”.

7.31 The TA and Parking Technical Note have included parking surveys within 500m of 
the school access. The Parking Technical Note illustrated there were approximately 
256 spaces available within 500m of the school from 8am - 5pm on the date of the 
survey. The Local Member has commented that a number of roads have been 
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excluded from the parking survey in the Technical Note. However the Technical Note 
was provided after the TA was submitted at the request of the Highways Authority as 
the initial parking survey in the TA extended to just a 200m radius of the school. This 
initial survey included the roads to which the Local Member believes were omitted 
(see Appendix G in TA). 

7.32 It has been stated that based on current surveys, 14.9% of sixth form students drive to 
school. Based on the proposed number of sixth form students (350), this would create 
a total parking demand of 53 car parking spaces.  In addition, there would be a 
potential 79 additional spaces for short term additional pupil drop-offs/pick-ups. The 
County Highways Officer has commented that the Applicant’s parking surveys 
illustrate there should be sufficient on-street space available for sixth form student 
parking and additional student drop-offs/pick-ups based on current surveyed levels, 
which should be partly mitigated by the Travel Plan.

7.33 The County Councillor has also suggested that the current application is 
withdrawn and resubmitted, to include on-site car parking for sixth formers. 
However the County Highways Officer has looked at the submissions and 
raised no objections, with conditions, to the scheme. The County Highways 
Officer is satisfied that there is sufficient on street parking within a 500m 
radius of the school for sixth formers to park as well as school drop offs and 
pick ups. It is not considered therefore that the application could be refused on 
this basis.

Non-motorised Users
7.34 The non-motorised user context report and TA illustrated deficiencies in the 

pedestrian connections to the school access onto Two Hedges Road, so a condition is 
recommended by the County Highways Officer requiring tactile dropped kerbs. 

7.35 The TA and Travel Plan include measures to increase staff and student cycling to shift 
modal travel to sustainable modes, however the site includes no details of cycle 
parking. The TA states that based on Tewkesbury Local Plan standards for the 
additional 325 students and 2 staff, this would equate to 50 additional cycle parking 
spaces, subject to site constraints. This is considered suitable to encourage and 
accommodate the modal shift and increase in cycling within the travel plan for 
students and staff. A condition is recommended by the County Highways Officer 
requiring details of cycle parking to be submitted. 

Public Transport
7.36 In terms of public transport, the TA sets out the options on pages 11 & 12. 

Two public bus stops are located outside the school site on both sides of Two 
Hedges Road. The information provided in the TA shows that the local bus 
services provide frequent connectivity to Bishops Cleeve and Cheltenham. A 
bus stop is also located within the site on the ‘in and out’ service road off Two 
Hedges Road which provide a dedicated school bus service at the beginning 
and end of the school day. Based on existing surveys, the TA (Tables 6.1 and 
6.2) provides a forecast of trip generation associated with the school. It is 
estimated that 17% of pupils will use Public Transport to travel to school. The 
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Travel Plan seeks to encourage use of public transport. The County Highways 
Officer has raised no objections subject to conditions.

7.37 With conditions, the proposal is considered to be acceptable in terms of 
highways safety and complies with Policy 4 of the NPPF and policies GNL15, 
TPT3, TPT6 and TPT1 of the Tewkesbury Borough Local Plan.

Ecology

7.38 The County Ecologist has commented that unidentified bats have been 
recorded a few hundred metres to the west and very near to the school 
grounds a range of common garden birds. As a precaution should it be 
necessary to remove the bargeboard noted under Target Note 3/Photo 2 (of 
the Habitats Survey of the PEA) then it should be done so by hand. As this is 
not strictly a part of the proposed development works, but might be carried out 
as part of general refurbishment across the school site soon or in the future, 
then an advice note is recommended to cover this matter.

7.39 The County Ecologist has also commented that no trees on site are likely to 
harbour a bat roost but there is some potential for nesting birds to use them at 
certain times of year. The development does not require any tree removal and 
existing trees are not immediately close to the works areas however a general 
condition is required for trees on construction sites. Additionally but only as a 
precaution on a County Council site, an advice note on nesting birds and bats 
is required.

7.40 In terms of lighting, the County Ecologist feels that there is likely to be 
negligible impact on ecology. It is welcome to see that the landscaping and 
planting details propose shrubs and trees of some value to wildlife. Another 
potential enhancement which does not appear to have been taken up is the 
installation of a few bat or bird boxes on the new or existing buildings or 
alternatively on existing school trees. To deal with this a small biodiversity 
enhancement scheme is requested by condition.

7.41 With conditions the proposal is considered to be acceptable in ecological 
terms and complies with Policy 11 of the NPPF and Policy NCN5 of the 
Tewkesbury Borough Local Plan.

Archaeology

7.42 The County Archaeologist has confirmed that the proposed development has 
low potential to have any adverse impact on archaeological remains. 
Therefore, no archaeological investigation or recording should be required in 
connection with this planning application.

7.43 The proposal is considered to be acceptable in terms of archaeology and 
complies with Para 128 of the NPPF.
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Flooding

7.44 The applicant has confirmed that the existing cellular storage has enough 
capacity to attenuate for proposed impermeable area and also in worst case 
scenario in event of 2nd storm, the exceedance routes will be into the 
adjacent field. The Lead Local Flood Authority (LLFA) has raised no 
objections subject to a condition. 

7.45 With the recommended condition, the proposal is considered to be acceptable 
in terms of flooding and complies with Para 100 of the NPPF.

Human Rights
7.46 From 2nd October 2000 the Human Rights Act 1998 has the effect of 

enshrining much of the European Convention on Human Rights in UK law. 
Under 6(1) of the Act, it is unlawful for a public authority to act in a way which 
is incompatible with a convention right.  A person who claims that a public 
authority has acted (or proposes to act) in a way which is made unlawful by 
Section 6(1) and that he is (or would be) a victim of the unlawful act, may 
bring proceedings against the authority under the Act in the appropriate court 
or tribunal, or may rely on the convention right or rights concerned in any legal 
proceedings.

7.47 The main Convention rights relevant when considering planning proposals are 
Article 1 of the First Protocol (the peaceful enjoyment of property) and Article 
8 (the right to a private and family life).  Article 1 of the First Protocol 
guarantees the right to peaceful enjoyment of possessions and Article 8 of the 
Human Rights Act 1998 guarantees a right to respect for private and family 
life.  Article 8 also provides that there shall be no interference by a public 
authority with the exercise of this right except as in accordance with the law 
and is necessary in a democratic society in the interests of national security, 
public safety, or the economic wellbeing of the country, for the prevention of 
disorder or crime, for the protection of health or morals, or for the protection of 
the freedom of others.

7.48 Five neighbour objections and a Parish Council objection have been received 
relating to the application, which have been addressed in the report above. 
For the reasons set out in the planning observations it is not thought there 
would be any breach of the convention rights.  Even if there was considered 
to be an interference with convention rights then, in this case, it is thought that 
the interference would be justified in the interests of public safety and for the 
protection of the health of the wider community.  Accordingly, it would not be 
unlawful to grant planning permission for this development.

Conclusions and summary reasons for grant of planning permission and 
relevant development plan policies and proposals.
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7.49 With appropriate planning conditions, the proposed extensions to the school 
are considered to be of an appropriate design and landscaping and will not 
have a detrimental impact upon the amenity of neighbouring properties, 
ecology, archaeology, flooding, nor on highway safety. Balanced with this is 
the identification in para 72 of the NPPF that great weight should be given to 
the expansion or alteration of schools.

7.50 As set out above, the proposal would comply with Chapters 4, 7, 8 & 11 and 
paras 56, 72, 100, and 128 of the National Planning Policy Framework and 
policies GNL15, TPT3, TPT6, EVT2, TPT1, EVT3, LND7 and NCN5 of the 
Tewkesbury Borough Local Plan to 2011 (Adopted March 2006).

Positive and Proactive Statement

7.51 In determining this planning application, the County Planning Authority has 
worked with the applicant in a positive and proactive manner based on 
seeking solutions to problems arising in relation to dealing with the planning 
application by liaising with consultees, respondents and the applicant/agent 
and discussing changes to the proposal where considered appropriate or 
necessary.  This approach has been taken positively and proactively in 
accordance with the requirement in the NPPF, as set out in the Town and 
Country Planning (Development Management Procedure) (England) 
(Amendment No.2) Order 2012.

8 RECOMMENDATION

8.1 That planning permission be GRANTED for the reasons set out in paragraphs 
7.49 – 7.50 and pursuant to Regulation 3 of the Town and Country Planning 
(General Regulations) 1992, and subject to the following conditions:

Conditions

Commencement
1. The development hereby approved shall commence not later than 3 years 

beginning with the date of this permission. 

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

Scope of the Development
2. The development hereby permitted shall be carried out in strict accordance 

with the application as submitted together with approved plans:
Application Form received by the County Planning Authority on 3rd May 2017
Drawing no. 7220-RLL-A-PL01 Rev E received by the County Planning 
Authority on 29th June 2017
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Drawing no. 7220-RLL-A-PL02 Rev A received by the County Planning 
Authority on 9th June 2017
Drawing no. 7220-RLL-A-PL03 Rev D received by the County Planning 
Authority on 29th June 2017
Drawing no. 7220-RLL-A-PL04 Rev A received by the County Planning 
Authority on 5th April 2017
Drawing no. 7220-RLL-A-PL05 Rev A received by the County Planning 
Authority on 5th April 2017
Drawing no. 7220-RLL-A-PL06 Rev A received by the County Planning 
Authority on 5th April 2017
Drawing no. 7220-RLL-A-PL07 Rev C received by the County Planning 
Authority on 13th April 2017
Drawing no. 7220-RLL-A-PL08 Rev A received by the County Planning 
Authority on 5th April 2017
Drawing no. 7220-RLL-A-PL09 received by the County Planning Authority on 
11th January 2017
Drawing no. 7220-RLL-A-PL10 received by the County Planning Authority on 
11th January 2017
Drawing no. 7220-RLL-A-PL11 Rev A received by the County Planning 
Authority on 9th June 2017
Drawing no. 7220-RLL-A-PL12 Rev B received by the County Planning 
Authority on 29th June 2017
Design and Access Statement received by the County Planning Authority on 
25th May 2017
Drawing no. 165854/SK/ES/01 Rev PL4 received by the County Planning 
Authority on 25th May 2017
Drawing no. 21630-01 Rev E received by the County Planning Authority on 
29th June 2017
Drawing no. 21630/02 Rev E received by the County Planning Authority on 
29th June 2017
Drawing no. 21630/03 Rev E received by the County Planning Authority on 
29th June 2017
Waste Management received by the County Planning Authority on 21st 
December 2016
Drawing no. WS539 Rev A received by the County Planning Authority on 21st 
December 2016
Building Engineering Services Stage 2 Report received by the County 
Planning Authority on 21st December 2016
Drainage Strategy received by the County Planning Authority on 21st 
December 2016
Existing Storm Water Drainage received by the County Planning Authority on 
13th February 2017
Drawing no. C161439-HYD-00-ZZ-DR-C-7001 Rev P04 received by the 
County Planning Authority on 5th April 2017
Drawing no. C161439-HYD-00-ZZ-DR-C-7002 Rev P01 received by the 
County Planning Authority on 13th February 2017
Drawing no. C161439-HYD-00-ZZ-DR-C-7005 Rev P01 received by the 
County Planning Authority on 13th February 2017
Thorlux Lighting details received by the County Planning Authority on 21st 
December 2016
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Transport Assessment received by the County Planning Authority on 5th April 
2017
Travel Plan received by the County Planning Authority on 10th May 2017
Parking Technical Note received by the County Planning Authority on 13th 
April 2017
NMU Context Report – Issue 02 received by the County Planning Authority on 
10th May 2017
Environmental Noise Assessment received by the County Planning Authority 
on 5th April 2017
Classroom Noise Break-out Assessment received by the County Planning 
Authority on 5th April 2017

Reason: To enable the County Planning Authority to deal promptly with any 
development not in accordance with the approved plans.

Hours of Construction
3. No construction at the site shall take place except between the hours of 

8:00am and 6:00pm Mondays to Fridays and 9:00am to 1:00pm on Saturdays 
and not at all on Sundays, Bank Holidays or public holidays.

Reason: In the interests of neighbouring amenity and in accordance with 
policy EVT3 of the Tewkesbury Borough Local Plan.

Lighting

4. The lighting at the site shall be turned off every night by no later than 21:00 
hours Mondays to Fridays, and 18:00 hours Saturdays, Sundays and Bank 
Holidays.  

Reason:  In the interests of seeking to protect the residential amenities of the 
occupiers of the neighbouring properties and in accordance with policy EVT2 
of the Tewkesbury Borough Local Plan.

5. The lighting scheme proposed on the site shall comply with the parameters of 
Environmental Zone 3 of the Institute of Lighting Engineers Guidance Notes 
for the Reduction of Intrusive Light.

Reason: To prevent light pollution and to safeguard the appearance of the 
area and the amenities of neighbouring properties and in accordance with 
policy EVT2 of the Tewkesbury Borough Local Plan.

Materials
6. Prior to the installation of the external walls (brickwork, cladding and render), 

canopies, roofs, doors and windows of the proposed buildings, samples 
and/or details of these materials and finishes to be used shall be submitted to 
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and approved in writing by the County Planning Authority. Thereafter the 
development shall be implemented in accordance with the approved details.

Reason:  To ensure the sustainable management of resources and ensure 
the use of appropriate materials in the interest of visual amenity and in 
accordance with policy GNL15 of the Tewkesbury Borough Local Plan.

Landscape
7. Any tree or shrub planted, or any seeding which dies or becomes diseased, 

seriously damaged or dies within a period of 5 years of the completion of the 
scheme, shall be replaced in the next planting season with another of similar 
size and species or seed mix.

Reason: In the interests of visual amenity and to ensure the satisfactory 
management of areas of planting, in accordance with Policy LND7 of the 
Tewkesbury Borough Local Plan.

8. Prior to the installation of the planting on the site, details of a root barrier 
along the western boundary of the site shall be submitted to and approved in 
writing by the County Planning Authority.

Reason: In the interests of visual amenity and to ensure the satisfactory 
management of areas of planting, in accordance with Policy LND7 of the 
Tewkesbury Borough Local Plan.

9. Prior to the installation of the planting on the site, details of protective fencing 
during plant establishment or as a permanent feature, shall be submitted to 
and approved in writing by the County Planning Authority.

Reason: In the interests of visual amenity and to ensure the satisfactory 
management of areas of planting, in accordance with Policy LND7 of the 
Tewkesbury Borough Local Plan.

10.Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development)(England) Order 2015 (or any order revoking or re-
enacting that Order with or without modification), there shall be no additional 
window openings or glazing on the western elevation of the building subject of 
this planning application (ground floor or first floor level).

Reason:  In the interests of seeking to protect the residential amenities of the 
occupiers of the neighbouring properties and in accordance with policy 
GNL15 of the Tewkesbury Borough Local Plan.

Highways
11.The approved Travel Plan shall be implemented in accordance with the

details and timetable therein, and shall be continued thereafter.

Reason: To ensure that the opportunities for sustainable transport modes are
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taken up in accordance with paragraphs 32 and 36 of the National Planning
Policy Framework.

12.Prior to the occupation of the development, details of two dropped kerb tactile 
crossings over Two Hedges Road on a north/south alignment, within close 
proximity of the school, shall be submitted to and approved in writing by the 
County Planning Authority. The crossing locations and type shall be informed 
by a site assessment record undertaken in accordance with LTN 1/95. These 
facilities shall be constructed in accordance with the approved plan and made 
available for public use prior to the occupation of the building hereby 
permitted.

Reason: To ensure that the opportunities for sustainable transport modes
have been taken up in accordance with paragraph 32 of the National Planning
Policy Framework and the development is designed to give priority to
pedestrian movements and provides safe and suitable access for all users in
accordance with paragraph 35 of the National Planning Policy Framework and
policy TPT1 of the Local Plan.

13.The development hereby permitted, shall not be occupied until tactile dropped 
kerbs are provided across the two accesses to the bus layby adjacent to Two 
Hedges Road, (west side of the site vehicle entrance along Two Hedges 
Road and east side of the easternmost site vehicle access) and the eastern 
access near Linworth Road have been completed and are open to the public.

Reason: To ensure that the opportunities for sustainable transport modes
have been taken up in accordance with paragraph 32 of the National Planning
Policy Framework and the development is designed to give priority to
pedestrian movements and provides safe and suitable access for all users in
accordance with paragraph 35 of the National Planning Policy Framework and
policy TPT1 of the Local Plan.

14.Prior to the commencement of development, including any works of 
demolition, a Construction Method Statement shall be submitted to, and 
approved in writing by the County Planning Authority. The approved 
Statement shall be adhered to throughout the construction period. The 
Statement shall:
i. specify the type and number of vehicles;
ii. provide for the parking of vehicles of site operatives and visitors;
iii. provide for the loading and unloading of plant and materials;
iv. 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
paragraph 35 of the National Planning Policy Framework and policy TPT1 of
the Local Plan.
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15.The building(s) hereby permitted shall not be occupied until the vehicular 
parking and turning facilities have been provided in accordance with the 
submitted plan 7220-RLL-A-PL01 Rev C, and those facilities shall be 
maintained  and 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 National Planning Policy Framework
paragraph 35 and policy TPT1 of the Local Plan.

16.The development hereby permitted shall not be occupied until secure and 
covered cycle storage facilities for a minimum of 50 bicycles with Sheffield 
style stands with changing and showering facilities on-site has been made 
available and maintained thereafter for the duration of the development.

Reason: To ensure that adequate cycle parking is provided, to promote cycle
use and to ensure that the opportunities for sustainable transport modes have
been taken up in accordance with paragraph 32 and 35 of the National 
Planning Policy Framework and policy TPT1 of the Local Plan.

17.The external lighting as shown on drawing 165854/SK/ES/01 Rev.PL4 is 
approved by the County Planning Authority and shall be implemented as 
proposed.

Reason: To ensure that biodiversity and amenity is conserved and in 
accordance with Local Plan Policy NCN5, ODPM Circular 06/2005 plus 
National Planning Policy Framework paragraphs 17, 109 and 118. This is also 
in accordance with Section 40 of the Natural Environment and Rural 
Communities Act 2006, which confers a general biodiversity duty upon Local 
Authorities.

18.All works should be carried out in accordance with British Standard 'BS 5837, 
Trees in relation to demolition and construction'.

Reason: To prevent loss of amenity and damage to trees or shrubs to be 
retained and in accordance with Local Plan Policy LND7, ODPM Circular 
06/2005 plus National Planning Policy Framework paragraphs 17 and 109. 

19.Prior to the occupation of the development a small scale biodiversity 
enhancement scheme with at least 2 items included chosen from:

a) 2 bat boxes/tubes or recesses within the wall of existing or new buildings at 
suitable height and orientation;
b) 2 bird boxes/terraces grouped at a suitable height on new or existing 
building for swifts, swallows, house martins and/or house sparrows;
c) 2 bird nesting boxes suitably placed on mature trees;
d) a log pile;
e) a purpose made structure for invertebrate occupation;
f) a compost heap or hibernaculum for amphibians and reptiles
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g) a new wildflower area;
h) a small pond or water feature which should be fish free;

shall be submitted to and approved in writing by the County Planning 
Authority. Exact locations and descriptions of features that have been chosen 
will need to be specified plus any required maintenance regime to maintain 
biodiversity interest or use. The scheme shall be implemented as approved 
within three months of the occupation of the extension.

Reason: In the interests of the conservation and enhancement of local 
biodiversity in accordance with Local Plan Policy NCN5 and paragraphs 17, 
109 and 118 of the National Planning Policy Framework. This is also in 
accordance with Section 40 of the Natural Environment and Rural 
Communities Act 2006, which confers a general biodiversity duty upon Local 
Authorities.

Flooding

20.The development shall not be used/occupied until a SuDS maintenance plan 
for all SuDS/attenuation features and associated pipework has been 
submitted to and approved in writing by the County Planning Authority. The 
approved SuDS maintenance plan shall be implemented in full in accordance 
with the agreed terms and conditions.

Reason: To ensure continued operation and maintenance of drainage 
features serving the site and avoid flooding, in accordance with paragraph 
100 of the National Planning Policy Framework.

Advice Notes:
1. The proposed planting shall be well maintained and at an acceptable height 

in order to protect neighbour amenity and the appearance of the site and 
surrounding area.

2. If the bargeboard feature (at Target Note 3 on the Phase 1 Habitats Plan 
drawing reference WS539 and shown in Photo 2 of the Preliminary 
Ecological Appraisal) is removed it should be done so by hand during the 
development period or at any stage afterwards. In the unlikely event that a 
bat is discovered during the course of works, works must stop immediately 
and a licenced bat ecologist contacted for advice.

3. This informative is given as a reminder of the Wildlife & Countryside Act 
1981 (as amended) which makes it an offence to kill, injure or take any wild 
bird, and to intentionally remove, damage or destroy the nest of any wild 
bird while that nest is in use or being built. It is also an offence to take or 
destroy any wild bird eggs. Bats and their roosts are protected under the 
Wildlife and Countryside Act 1981 (as amended) and also the Conservation 
(Natural Habitats & c.) Regulations 2010 (as amended). Bats and birds can 
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be found in or on many buildings and trees, even those that initially appear 
to be unsuitable. If at any time nesting birds or roosting bats are observed 
on or close to the development then works which might affect these species 
should cease and advice sought from a suitably qualified or experienced 
person.

4. In relation to the County Council's Service Level Agreement with the Local 
Biological Records Centre and to assist in the strategic conservation of 
countywide biodiversity, all species and habitat records from the ecological 
work commissioned by the applicant should be copied [preferably in 
electronic format] to the Gloucestershire Centre for Environmental Records 
(GCER).

5. It is the county Ecologist’s view that the above advice is in accordance with 
the National Planning Policy Framework, ODPM Circular 06/2005, Natural 
England's Standing Advice, and with Section 40 of the Natural Environment 
and Rural Communities Act 2006 which confers a general biodiversity duty 
upon Local Authorities whilst exercising their functions.

6. The Lead Local Flood Authority (LLFA) will give consideration to how the 
proposed sustainable drainage system can incorporate measures to help 
protect water quality, however pollution control is the responsibility of the 
Environment Agency

7. Future management of Sustainable Drainage Systems is a matter that will 
be dealt with by the Local Planning Authority and has not, therefore, been 
considered by the LLFA.

8. Any revised documentation will only be considered by the LLFA when 
resubmitted through suds@gloucestershire.gov.uk e-mail address. Please 
quote the planning application number in the subject field.

9. The proposed development will involve works to be carried out on the public 
highway and the Applicant/Developer is required to enter into a legally 
binding Highway Works Agreement (including an appropriate bond) with the 
County Council before commencing those works.

BACKGROUND PAPERS: 
Planning Application Forms and accompanying plans
Consultation Reponses
Letters of Representations

CONTACT OFFICER:
Case Officer – Amanda Baylis Senior Planning Officer
Gloucester 01452 425609
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Application History.
Consultee Time taken on initial scheme
Tewkesbury Borough Council 5 weeks 1 day
Highways Development Management 5 weeks 3 days
Ecology 1 week
Archaeology 2 days
LLFA 1 week 6 days
Sport England 1 day
Parish Council 3 weeks 6 days
Landscape Adviser 2 weeks 5 days

Time taken 7 months

The application took longer than 13 weeks to determine as concerns were raised 
regarding the original scheme. Revised plans were then resubmitted on 5th April 
2017 and a full re-consultation exercise was undertaken. Several more revised plans 
were received over the next 12 weeks and re-consultation was undertaken where 
necessary. In accordance with the Council’s agreed Planning Protocol, the 
application was then referred to the Chair of Planning Committee and Group Spokes 
to seek advice as to whether the application should be determined by delegated 
authority or whether it should be decided by Planning Committee. This was because 
adjoining neighbours to the site and the Parish Council objected to the proposals. It 
was decided that the application should be considered at the next Planning 
Committee (27th July 2017).


