MINUTES OF WOTTON-UNDER-EDGE TOWN COUNCIL
PLANNING COMMITTEE HELD ON 29t June 2026, at 7pm in the Coombe Suite at
the Civic Centre

PRESENT:
CliIrs: R Halpin (Acting Chairman), J Cordwell, D Thomas, M Jeffery, E Edwards, P
Underwood, L Hewish, B Britton-Griffiths, R Greenup.

In attendance: A Durn (Town Clerk) plus 6 members of the public

Due to Clirs J Lewis (Chair) and M Tucker (Deputy Chair) being absent, it was
RESOLVED for Clir R Halpin to Chair the meeting

P.6727 Apologies for absence: Clir J Lewis, M Tucker, F Hull

P.6728. Declarations of Interest & Dispensations.
None received

P.6729 Public Forum.

Members of the public expressed their strong concerns and objections for planning
application S.26/0893/OUT Land adjacent to 45 Water Lane Wotton Under Edge. They
gave the context and history of the site, previous applications and comments, and the
current application. These included:

Environment & biodiversity: land is shown to be orchard and woodland not a brownfield
site. Active badger sett. Bat roost on site, feeding area for bats. Great Crested Newts and
Slow-worms seen on site. Inadequate ecology survey carried out. Trees were felled before
application submitted. Hedgerows removed in breeding season. Japanese Knotweed on
site.

Encroachment: 10m strip of land as offset zone — what protection will there be to stop
extension of gardens onto land?

Highways Transport Assessment: unclear where taken. Vehicles numbers very low for
an estate of more than 130 properties. No clear sight lines due to high fence. Survey out of
scope.

Parking: loss of 4 spaces. Could attract abandoned vehicles — who would be responsible?
Deficit for parking, not enough space for 2 spaces per house.

Traffic: increases due to proposed development on a congested area. Neighbouring
British School results in extra cars. Narrow highway that is very congested and busy. High
accident risk to pedestrians and school pupils due to staggered junction, pupils walking to
British School, Bluecoat School, and KLB.

Shepherds Leaze — incorrect description of a two-way street

Footways: no footpath in front of houses

Culvert stream: has flooded in the past. Proximity to Dyers Brook gives a risk of pollution.
Status of land: not highway land, used by previous owners as a garden for approximately
20 years and was a wildlife area. Steep incline which may collapse if building commences.
Over-development of the site

Construction: concern over risk, deliveries, noise, blocking of roads, obstruction to
emergency vehicles, school access

Houses design: types proposed do not fit in

No confidence in developer

Residents ask if the Town Council would ask Stroud District Council to call it in the
Development Control Committee for determination.
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P.6730 Chairman’s Report
There was no report.

P.6731 Minutes of 26" May 2026
It was RESOLVED to approve the Minutes of 26" May 2026

P.6732 New Planning Applications.

a) S.26/0893/OUT Land Adjacent To 45 Water Lane Wotton-Under-Edge
Gloucestershire GL12 7LG
Erection of 6 dwellings, hew access and other associated works.
The Planning Committee reviewed the history of the site and the current planning
application and RESOLVED that Wotton-under-Edge Town Council objects strongly
to planning application S.26/0893/OUT and requests that it is called in to the
Development Control Committee for determination.
The Stroud District Local Plan identifies Wotton-under-Edge as an Other Town
Centre under Policy CP12, and as a Local Service Centre under Policy CP3. Itis
therefore a settlement where development must be carefully controlled so that it
supports, rather than undermines, the town’s accessibility, vitality, highway safety,
and environmental quality. This proposal fails that test.
The application should be determined by Committee because the issues raised are
material, local, and significant. They concern the adequacy of parking, the reliability
of transport evidence, the impact on highways and construction traffic, the effect on
biodiversity and protected species, and the deliverability of access arrangements.
Grounds of objection
1. The proposal fails to provide acceptable parking and will worsen congestion
The Town Council’s principal objection is that the proposal would exacerbate already
serious parking pressure in and around Wotton-under-Edge.
The Local Plan is explicit that Wotton-under-Edge already has a shortage of public
parking provision, and that housing proposals in the town should normally meet
parking standards. This scheme does not do so. In practical terms, the result will be
displaced parking onto surrounding roads, greater congestion, and avoidable conflict
between residents, visitors, and through traffic.
The Council is particularly concerned that the application does not reflect the Local
Plan’s parking expectation for Wotton-under-Edge, namely two spaces per dwelling
where parking problems exist.
Relevant policy references:
Stroud District Local Plan 2015, Policy CP13, criterion ii: requires appropriate
vehicular parking, having regard to car ownership and adopted standards.
Stroud District Local Plan 2015, Policy CP13, criterion iv: requires development not
to cause or contribute to significant highway problems.
Stroud District Local Plan 2015, Appendix 2, Table B (C3 Dwelling houses/flats): 1.5
spaces per dwelling on average, with 2 spaces per dwelling where a supporting
parking study demonstrates this will help alleviate an existing on-street parking
problem.
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Stroud District Local Plan 2015, paragraph 5.67: states that Wotton-under-Edge
already has a shortage of public parking provision and that proposals there should
meet parking standards unless a clear case is made.
Stroud District Local Plan 2015, CP12: Wotton-under-Edge is an Other Town
Centre, where proposals should strengthen, not damage, town centre function.
2. The transport evidence is not robust enough
The Town Council does not accept that the submitted traffic evidence is sufficiently
robust or reliable.
Traffic surveys have not been carried out at the times when conditions are most
critical, particularly during school opening and closing periods on the spine road.
Those are exactly the periods when congestion, queuing, and safety risks are likely
to be at their worst.
In particular, residents have complained that surveys appear to have been
undertaken only in the vicinity of the proposed new access, rather than at the
locations where congestion and safety impacts are most likely to arise, such as near
the British School at the beginning and end of the school day. That is precisely when
traffic generation, queuing, pedestrian activity and highway conflict are likely to be at
their worst.
The Council does not consider that evidence of this kind provides a reliable basis on
which to assess the true impact of the proposal. An inaccurate or incomplete traffic
flow survey is not a proper basis on which to assess this development. The
Committee should not be asked to rely on evidence that does not reflect real local
conditions.
Relevant policy references:
Policy CP13, criterion iii: schemes must not be detrimental to road safety.
Policy CP13, criterion iv: schemes must not cause or contribute to significant
highway problems.
Policy EI12: requires full regard to traffic impact on the local highway network and,
where appropriate, a Transport Assessment and Travel Plan.
Policy EI12: proposals likely to prejudice strategic transport infrastructure or create
unacceptable impacts should not be permitted.
Policy ES3, criterion 5: development must not have a detrimental impact on
highway safety.
3. The highway boundary issue remains unresolved
There is a serious unresolved issue over the highway boundary, given that the land
has reportedly been used by the public for around 20 years.
That matter is not peripheral. It goes directly to the legality, practicality, and long-term
certainty of the proposed access arrangements. The Town Council considers it
unacceptable for an application of this scale to proceed while that issue remains
unclear.
Relevant policy references:
Policy CP13, criterion iii: road safety must not be harmed.
Policy CP13, criterion iv: the development must not cause significant highway
problems.
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Policy CP14, criterion 13: development must provide safe, convenient and attractive
accesses on foot and by cycle and suitable connections with existing footways and
public transport.
Policy EI12: proposals must connect into surrounding infrastructure and contribute
to transport mitigation where required.
4. Visitor parking arrangements are poor and misleading
The visitor parking arrangement is unsatisfactory. If members of the public are
expected to cross private land to use the bays, the access is neither intuitive nor
genuinely public in character.
The reduction of visitor parking from four spaces to two is also wholly unacceptable.
That reduction will intensify pressure on already constrained local streets and
increase the likelihood of uncontrolled overspill parking.
There are objections over the loss of public parking spaces within the existing
Shepherds Leaze estate as a result of the formation of the new access into the
proposed development. Two parking spaces are now shown just inside the entrance
to the proposed private road, but it is questionable whether these are genuinely
additional spaces.
The Town Council is concerned that these may simply be repositioned spaces rather
than true visitor parking, and that members of the public may be reluctant to use
spaces within a private road. In practice, the bays may be monopolised by residents
or their visitors, or abandoned vehicles may not be properly managed. The reduction
in visitor parking will intensify pressure on already constrained local streets and
increase overspill parking.
The Committee should take a firm view that this is not a minor design point. It is a
direct highway and amenity issue.
Relevant policy references:
Policy CP13, criterion ii: requires appropriate vehicular parking.
Policy CP13, criterion iv: requires development not to generate significant highway
problems.
Policy ES12, criterion 13: requires safe and convenient access arrangements.
Policy CP14, criterion 1: integration into the neighbourhood must support transport
choice and accessibility.
Appendix 2, Table B: parking standards apply to new housing and should not be
diluted without strong justification.
5. Construction management is missing and that is unacceptable
The application contains no adequate construction working limits or construction
management arrangements. These omissions are serious.
Without defined working hours, routing controls, delivery arrangements, wheel
washing, storage, or management of construction parking, the scheme risks causing
avoidable disruption to residents, school traffic, pedestrians, and existing businesses.
A proposal of this nature should not be supported unless construction impacts are
controlled from the outset.
Relevant policy references:
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Policy CP5, criterion 5: where significant adverse environmental effects during
construction are likely, a Construction Environmental Management Plan will be
required.
Policy CP14, criterion 2: development must avoid unacceptable noise, disturbance,
and pollution.
Policy ES3, criterion 1: development must not lead to unacceptable noise or general
disturbance.
Policy EI12: major proposals should be supported by Transport Assessment and
Travel Plan measures.
Policy ES1, criterion 7: major development should include waste minimisation
arrangements.
6. There are no adequate traffic management measures
The application does not mention double yellow lines or equivalent enforceable
measures to stop overspill parking and protect highway safety.
Given the known parking pressure in Wotton-under-Edge, this omission is
unacceptable. The Town Council considers that any scheme that depends on weak
parking provision must include a clear and deliverable traffic management package.
It does not.
Relevant policy references:
Policy EI12.
Policy ES3, criterion 5.
Paragraph 5.67 of the Local Plan, which is specific to Wotton-under-Edge parking
pressure.
7. The proposed access is unsafe in practical terms
Shepherds Leaze is described as a two-way street with pavements on both sides. In
practice, however, vehicles already park on both sides of the road, including on the
pavement on the north side and on the corners of junctions with roads leading from
Shepherds Leaze, frequently leaving only a narrow passage.
Many houses have garages which are not used for vehicles. The stretch of road
where the access is proposed often has three or more parked vehicles. The Town
Council is therefore concerned that the access will worsen an already difficult
situation.
In addition, the northern end of the access road is currently bounded by a 5-foot
fence, and no satisfactory provision appears to have been made for sight lines in that
direction. That is a further highway safety concern.
8. Ecology and protected species concerns are not adequately addressed
The Town Council is deeply concerned that trees and hedges may be removed
during the breeding season before ecology and environment surveys have been
completed.
That is not acceptable. The application should not proceed on the basis of outdated
or incomplete ecological information.
Residents have reported, badger activity in the area, including regular foraging in
gardens at Shepherds Leaze, particularly near 75 Shepherds Leaze above 45 Water
Lane. A camera was reportedly installed and captured badgers in that garden.
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Residents continue to report badger activity, and the Council understands that the
site and adjoining gardens support a range of protected and priority species.
Badgers and their setts are protected under the Protection of Badgers Act 1992, and
the Council’s duties under the Natural Environment and Rural Communities Act 2006
require proper regard to biodiversity.
Before any planning permission is considered, the Town Council believes a
comprehensive and up-to-date ecological survey should be undertaken at the
appropriate time of year, with suitable mitigation and enhancement measures clearly
identified. The current information appears to be out of date and insufficient.
The presence of badgers and bats on or near the site makes this even more
important. More current surveys are needed before any planning decision is made.
Until that has been done, the Council requests that the application be refused.
The Committee should be clear that biodiversity protection is not a procedural
afterthought. It is a core policy requirement.
Relevant policy references:
Policy ES6: requires safeguarding and protection of biodiversity, protected habitats,
and species.
Policy ES6, “Protected Species”: development affecting European Protected
Species or Nationally Protected Species will not be supported unless appropriate
safeguarding measures can be provided.
Policy ES8: development must not result in unacceptable loss of or damage to
trees, hedgerows, veteran trees or woodland.
Policy ES8: a full tree survey and arboricultural implications assessment is required
where trees could be affected.
Policy CP14, criterion 8: requires retention and enhancement of biodiversity
interests, including trees and hedgerows.
Policy ES10, criterion 1: proposals affecting heritage or significant assets require
proper assessment.
Policy ES6, paragraph 6.38: ecological effects must be assessed throughout
construction and operation, including cumulative impacts.
Policy ES6, paragraph 6.35: habitats and species value should be assessed using
the precautionary principle where appropriate.
9. Access to Shepherds Leaze is uncertain and land ownership remains unresolved
There is still a serious query over ownership of the land required for access to
Shepherds Leaze.
That issue must be resolved before the application can be considered sound. The
Committee should not be asked to support an outline proposal where access
arrangements may not be deliverable as shown.
Relevant policy references:
Policy CP13, criterion iii: road safety must not be harmed.
Policy CP13, criterion iv: the proposal must not cause or contribute to significant
highway problems.
Policy EI12: requires appropriate connection into surrounding infrastructure.
Policy CP14, criterion 13: requires suitable connections with existing footways,
cycleways, local facilities and public transport.
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10. Previous land use and environmental constraints
Regardless of any brownfield registration, the historical mapping indicates that the
site was woodland or orchard, with no buildings other than Mill House. The 10-metre
strip of land on the western side is identified in the plan as an environmental offset
zone, and the Council seeks clarification as to what protection that strip will have.
The Council is also concerned that the land beyond the stream contains Japanese
knotweed and other poisonous invasive plants. These matters reinforce the need for
robust ecological and land management safeguards before any permission is
granted.
11. Flood risk and drainage remain unresolved
There is a culverted stream under the proposed access route, which has been known
to overflow in the past. That gives rise to a material flood risk and drainage concern
which has not been adequately addressed.
Policy ES4 requires that development be safe, not increase flood risk elsewhere,
and incorporate appropriate Sustainable Drainage Measures. It also requires
development to reduce flood risk where possible and to deal properly with known
surface water flooding issues. The Town Council considers that the proposed
access arrangement cannot be regarded as acceptable unless this issue is fully
resolved.
12. Outline application and appearance remain insufficiently defined
The application is for outline planning permission with some matters reserved.
However, the supporting material indicates that approval is sought for access,
appearance, layout and scale, while landscaping is not included.
The house types and design are said to be indicative, and the construction materials
are described as being in various shades of grey, which would be out of keeping with
the existing character of Shepherds Leaze. If materials are being determined as part
of this outline application under “appearance”, then the Town Council objects to that
approach.
Policies CP4, CP14 and ES12 require high-quality place-making, an appropriate
design response to context, and development that reflects local character and
setting. This proposal does not yet demonstrate that standard.
Conclusion
For the reasons set out above, Wotton-under-Edge Town Council objects strongly to
application S.26/0893/OUT.
The proposal is not policy-compliant in its current form. It fails to demonstrate
acceptable parking provision, robust traffic evidence, secure and safe access
arrangements, proper construction management, or adequate biodiversity protection.
In light of the seriousness of the issues, the Town Council requests that the
application is called in to the Development Control Committee.

b) S.26/0933/TCA Under The Hill House Adeys Lane Wotton-Under-Edge
Gloucestershire GL12 7LY

Fir tree - reduce overhang by 2-3 metres.

It was RESOLVED to support.

WTC Planning Minutes 29/06/26 7


https://publicaccess.stroud.gov.uk/online-applications/applicationDetails.do?keyVal=TFSS4QPNHJU00&activeTab=summary
https://publicaccess.stroud.gov.uk/online-applications/applicationDetails.do?keyVal=TFSS4QPNHJU00&activeTab=summary

c) S.26/0820/VAR 11 Holywell Road Wotton-Under-Edge Gloucestershire GL12
7NJ

Variation of condition 2 (approved plans) from S.25/0799/HHOLD - Alteration to
the width of the rear dormer and alteration to fenestration.

It was RESOLVED to support.

d) S.26/1028/VAR Upper Rushmire Farm Old London Road Wotton-Under-Edge
Gloucestershire GL12 7PT
Variation of condition 1 (approved plans) and 4 (bat survey) from
S.25/0473/FUL (appeal: 6000751) - replacement of bat shed with bat barn
(retrospective).

It was RESOLVED to support.

e) S.26/1015/VAR Bradley House Bradley Green Wotton-Under-Edge
Gloucestershire GL12 7PW

Variation of condition 2 (approved plans) from S.25/1810/HHOLD - reposition of
garage location

It was RESOLVED to support.

f) S.26/0993/TCA 29 Long Street Wotton-Under-Edge Gloucestershire GL12
7BX

T1 Poplar reduce to previous points (approx 3m). T2 Silver Birch reduce to
previous points (approx 2m). T3 Cherry remove deadwood. T4 Whitebeam
reduce crown (approx 4m). TS5 Cotoneaster reduce by approx 1.5m.

It was RESOLVED to support as long as the works are done outside of the bird
breeding season.

g) S.26/0987/CPL 3 Venns Acre Wotton-Under-Edge Gloucestershire GL12 7BE
Demolition of existing conservatory and erection of a single storey rear
extension and front porch.

It was RESOLVED to support.

h) S.26/0961/FUL Manners Farm Wortley Wotton-Under-Edge Gloucestershire
GL12 7QP

Occupation of Manners Farmhouse by persons not employed in agriculture or
forestry industry (removal of agricultural occupancy condition).

The application was discussed and the history explained as follows: The most recent
previous application was S.23/1898/FUL use of farmhouse without agricultural tie
and the Town Council’s response was:

Wotton-under-Edge Town Council wishes to object to this application on the following
grounds. The sale of the existing Manners Farm House on the open market will
reduce the available agricultural occupancy at the farm because, from the previous
application (S.22/1501/FUL) it is clear that the Applicant seeks to use Manners Farm
Cottage as a retirement dwelling. Therefore, accommodation with an agricultural
occupancy condition appropriate to the size of a farm of 38 acres needs to be
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retained. Furthermore, it is noted from the Marketing Report that the occupancy
restriction is only one of several reasons making the sale of the farmhouse
unattractive. The agricultural occupancy condition connected to Manners Farm
House should remain in place.

A refusal notice was issued on 19 June 2024 but the text says:

The reasons for the Council’s decision to refuse permission are:

1. The development hereby permitted shall be carried out in all respects in strict
accordance with the approved plans listed below:

Location plan: submitted 25.09.2023

Reason:

To ensure that the development is carried out in accordance with the approved plans
and in the interests of good planning.

Informatives:

1. ARTICLE 35 (2) STATEMENT - Whilst there was little, if any, pre-application
discussion on this project it was found to be acceptable and required no further
dialogue with the applicant.

2. This application is subject to a legal agreement, and the applicant's attention is
drawn to the requirements and obligations contained therein and the need to ensure
compliance as the development progresses.

It is accompanied by a statement: Resolved Not to Refuse

The Case Officer’s Report says:

RECOMMENDATION

Recommended Decision Resolve to Grant Permission Subject to the following
conditions:

1. The development hereby permitted shall be carried out in all respects in strict
accordance with the approved plans listed below:

Location plan: submitted 25.09.2023

Reason: To ensure that the development is carried out in accordance with the
approved plans and in the interests of good planning.

Informatives:

1. ARTICLE 35 (2) STATEMENT - Whilst there was little, if any, pre-application
discussion on this project it was found to be acceptable and required no further
dialogue with the applicant.

2. This application is subject to a legal agreement, and the applicant's attention is
drawn to the requirements and obligations contained therein and the need to ensure
compliance as the development progresses.

The Committee discussed the current application and situation. It was RESOLVED to
make no further comment.

i) S.26/0808/VAR Garages Adjacent To The Royal Oak Haw Street Wotton-
Under-Edge Gloucestershire

Variation of condition 2 (approved plans) from S.25/0605/FUL - alterations to
fenestration.

It was RESOLVED to support with the provision that access is maintained for 2-way
traffic.
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j) S.26/0809/LBC Garages Adjacent To The Royal Oak Haw Street Wotton-
Under-Edge Gloucestershire

Relocation of the front door. Resubmission of S.25/0606/LBC

It was RESOLVED to support with the provision that access is maintained for 2-way
traffic.

P.6733 Stroud District Council Planning Decisions.
The following planning decisions were noted:

a) S.25/2261/FUL 1-7 Mount Pleasant Wotton-Under-Edge Gloucestershire
GL12 7JS
Demolition of 4 dwellings to facilitate the re-development of 8 affordable
dwellings, associated amenity, parking and landscaping.
Status: Permitted
Concern was expressed about the traffic congestion and the staggered junction with
the British School.
b) S.26/0434/DISCON Upper Rushmire Farm Old London Road Wotton-Under-
Edge Gloucestershire GL12 7PT
Discharge of condition 3 (materials), 5 (biodiversity enhancements) and 6
(lighting design strategy) from S.25/2065/FUL.
Status: Permitted

c) S.26/0305/DISCON 6 Potters Pond Wotton-Under-Edge Gloucestershire
GL12 7HF

Discharge of condition 3 (materials), 4 (doors and windows), 5 (internal
surfaces), 6 (staircase) and 7 (ancillary works) from S.25/1746/LBC.
Status: Permitted

This completed business at 8,10pm

Chairman
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