GLOUCESTER CITY COUNCIL - DEVELOPMENT CONTROL

DELEGATED DECISION REPORT
APPLICATION NUMBER: 22/00755/FUL

Case Officer: Fiona Ristic

Site Address: Land adjoining 19-21 Brunswick Road

Resubmission of a previously approved scheme for the redevelopment of
vacant land, formerly used as a car park, comprising the erection
Proposal: of 8 No. apartments and a maisonette on land at the rear of 19 & 21
Brunswick Road,

Expiry Date: 07/11/2022
Extension of Time
Date: 20/01/2023
SITE HISTORY
Application Proposal Decision Decision Date
Number
95/99901/HIST P/438/62 — Change of use from residential Granted 04.09.1962
to offices
14/01258/JPA Prior approval for change of use from offices Approved 08.01.2015
(B1a) to flats (C3)
15/00294/JPA Prior approval for change of use from offices Approved 28.04.2015
B1(a) to flats (C3)
15/00774/FUL Alterations to elevations Granted 03.09.2015

15/01548/CONDIT Scaled plans of window and door detail All discharged 16.12.2015
(condition 3 of planning permission
15/00774/FUL)

18/00993/FUL Erection of 8 no. flats (Class C3) and 1 no. Granted 23.10.2019
house of multiple occupation (Class C4) and
associated works (amended plans)

PUBLICITY/CONSULTATIONS




Comments Received
Date Reply
Date Sent Expires Obiection No Other Received
P J Objection | Comment Date

38 Neighbours 1 23/09/2022
Site Notice
Press Notice
Archaeology / 26/09/2022
Highways / 26/09/2022
Conservation
Officer / 04/10/2022
Civic Trust
E:"Od / 13/01/2023

anagement
Severn Trent / 12/10/2022
Waste (bins) / 05/10/2022
Tree Officer
Env Health / 04/10/2022
contaminated land
Env health (noise) / 23/09/2022
REPRESENTATIONS

38 neighbours were consulted and site notice and press notice issued-

1 letter was received with the following comments -

1. Overcrowding- too many people in too small a space.

2. Car parking - too many cars not enough spaces.
3. Social housing - 90% of St Michael's Square is some sort of social housing to the detriment of the neighbourhood,
put it somewhere else as the houses are not maintained and slowly destroyed by the residents, police interactions or
other emergency services are a weekly occurrence, anti social behaviour, noise, rubbish, intimidation and drug use is
all rife in this once dignified and beautiful Square.
4. Infrastructure- these are old houses with Victorian foundations, what damage will be wreaked by modern building
methods only 20 feet from our wall, lorries, machinery and construction?
Let the land be returned to car parking for the local residents, it's the best use for such a small space.

Response — The proposal meets the Nationally Described Space Standards and accords with policies in the
Gloucester City Local Plan and the Joint Core Strategy (2017). The County Highways have not objected to the
proposal on parking grounds. There is a mix of housing in the vicinity and the construction methods would be
controlled by Building Control.

CONSULTATIONS

Highways

- No objection subject to conditions.

The proposed development sits on an area previously destined for car parking purposes for

numbers 19 and 21 when a commercial use was in place, however after a residential intent was
brought to existence for these units, the use of the car park ceased to exist. Nonetheless, the area
could still be brought to its original use and consequently serve numbers 19 and 21, and so, the
parking demand for these units was taken in consideration when assessing the impact generated
on the highway for the accommodation of parking for this proposal.

Further to a TRICS assessment intended to determine the above, it has been concluded this new
proposal is unlikely to generate a significant increase of vehicles when taking in consideration the
parking demand for the existing units. Numbers 19 and 21 are likely to generate on average 4

vehicles which are able to park in public car parks and parking bays located within close proximity



during hours 1900 to 2000 with a residential parking permit, and this new proposal is likely to
increase this value by 3 vehicles which are subject to equal parking conditions.

The site is in a very sustainable location, with good access to public transport and all required
amenities accessible within an acceptable walk or cycle distance. The existing walking, cycle and
public transport infrastructure would therefore entirely support a ‘car free’ development in this
location. In addition, the proposal also comprises the erection of 1no. cycle storage facility per
residential unit which satisfies the requirements for a development of such scale.

Existing on-street parking restrictions would protect the sensitive parts of the network and prevent
unsuitable parking. GCC have no concerns regarding impact to the highway network. It is
considered that there would no material change in terms of vehicular movements from the existing
land use to that what is proposed under this application.

| have reviewed the latest personal injury collision data and can confirm that no incidents have
been reported in the vicinity in the past 5 full years regarding incidents caused by vehicles parking
on street. The existing area is not within a controlled parking zone, however the immediate area is
controlled by way of a Traffic Regulation Order, double yellow lines this preventing inappropriate
parking and protecting the sensitive parts of the highway network. Furthermore, areas of parking
on street is at a first come, first serve basis.

Based on the analysis of the information submitted, the Highway Authority concludes that there
would not be an unacceptable impact on Highway Safety or a severe impact on congestion. There
are no justifiable grounds on which an objection could be maintained.

Conditions 1 - The development hereby permitted shall not be occupied until the cycle/bin storage
facilities have been made

2. Prior to commencement of the development hereby permitted details of a construction
management plan shall be submitted to and approved in writing by the Local Planning Authority.

3. The development hereby approved shall not be brought into use until pedestrian visibility splays
of 2m x 2m measured perpendicularly back from the back of footway shall be provided on both
sides of the access as shown on the submitted approved plan

Informatives -

1. Expected that contractors are registered with the Considerate Constructors scheme and
comply with the code of conduct in full, but particularly reference is made to “respecting the
community” this says:

2. The CEMP should clearly identify how the principal contractor will engage with the local
community; this should be tailored to local circumstances.

Drainage officer-

The application site is located in flood zone 1 (Low probability of flooding). The Council’s drainage
officer required a drainage strategy and this has been provided. The Drainage officer analysed the
drainage strategy and stated that it looks fine in principle although the applicant did not
demonstrate how they’ve derived a discharge rate of 2 I/s for the site.

Overall, no objection as a suitably designed surface water management system can be achieved
on site based on that presented to date.

The applicant needs to review and provide derivation of the proposed discharge rate. This could
be done under condition.



Severn Trent -
With Reference to the above planning application the company’s observations regarding sewerage
are as follows.

| can confirm that we have no objections to the proposals subject to the inclusion of the following
condition:

The development hereby permitted should not commence until drainage plans for the disposal of
foul and surface water flows have been submitted to and approved by the Local Planning
Authority.

And an informative advising that there may be a public sewer located within the application site
and that there is no guarantee that you would be able to build over or close to any Severn Trent
sewers

Conservation Officer- The application site is located within the Eastgate and St Michaels
Conservation Area, Brunswick Square is also protected by an Article 4 Direction, the proposal is
for a previously approved scheme (18/00993/FUL) The scheme reflects the quality and character
of the St Michaels Square and provided that there is no change to the quality of the design or
materials the application can be supported.

The conditions attached to the previous consent should remain.

For the reasons outlined above, it is considered that the current proposal would preserve and
enhance the character and appearance of the Eastgate and St Michaels Conservation Area and
would sustain its significance as a designated heritage asset. As such the proposal accords with
Section 16 of the National Planning Policy Framework and JCS Policy SD8, and would meet the
requirements of the statutory duty of Section 72(1) of the 1990 Act,

Waste - Maximum bin pulling distance from the bin store/collection point to the RCV is 10m.

The RCV will have to park on the road at St Michaels Square to collect the waste facilities.

The bin store will need coded locks on the doors for access to collect, suitably sized door
openings for bins to pass through, the bin store floor level will need to align with the path to the
RCV (to include dropped kerbs if needed). The path width from the bin store to the RCV will need
to be wide enough for 1100 litre euro bins (bin dimensions in the Developers Guidance). The path
from the bin store will need to align with the rear of the RCV. Please install no parking markings to
create a bay at the kerb side edge on St Michaels Square road for the RCV to park in for
collections, the RCV dimensions are in the developers guidance.

We will supply:

1 x 1100 litre refuse bin,

1 x 1100 litre paper/cardboard recycling bin,

1 x 1100 litre plastics/cans recycling bin,

1 x 360 litre recycling bin,

1 x 240 litre food waste recycling bin and food caddies.

Please build in some extra space into the bin store for additional recycling facilities, as residents
improve their recycling habits additional recycling bins will be needed.

Environmental Health Noise-

The submitted noise assessment appears satisfactory and predicts, that with the installation of
suitable glazing and ventilation products, internal noise levels will be acceptable. When the
applicant has decided which glazing and ventilation products will be installed they should confirm
that the glazing and ventilation products meet the recommended sound insulation detailed within
the submitted noise assessment for approval.

Environmental Health — Contamination



We have looked of our record and documents submitted with the proposal, we recommend he
following condition:-

1. Reporting of Unexpected Contamination

Archaeology -

This site was subject to archaeological evaluation in 2018. That investigation found evidence for Roman
archaeological remains, including a well and a boundary feature. The site also has the potential to contain
human remains, being within the general area of a large Roman cemetery.

In light of the above | would ask that the following conditions be attached to any permission, should you be
minded to grant consent:

SC45 Archaeological Written Scheme of Investigation- Submission of Details
SC46 Archaeological Written Scheme of Investigation- Implementation of Approved Scheme
SC48 Approval of foundations, services and other below-ground infrastructure

These conditions would allow for the undertaking of a programme of archaeological work prior to, or during,
the development. The scope and nature of which would be agreed in the context of the likely development
impact.

The above is in accordance with paragraph 205 of the National Planning Policy Framework (2021).

POLICIES AND GUIDANCE
The following planning guidance and policies are relevant to the consideration of this application:

National Guidance
National Planning Policy Framework and Planning Practice Guidance

Development Plan
Gloucester, Cheltenham and Tewkesbury Joint Core Strategy (Adopted 11 December 2017)

Relevant policies from the JCS include:

SP1 - The need for new development
SP2 — Distribution of new development
SD3 — Sustainable design and construction
SD4 — Design requirements

SD8 — Historic Environment

SD9 — Biodiversity and geodiversity
SD10 — Residential development

SD11 — Housing mix and standards
SD14 — Health and environmental quality
INF1 —Transport network

INF2 — Flood risk management

City of Gloucester Local Plan (Adopted 14 September 1983)

The statutory Development Plan for Gloucester includes the partially saved 1983 City of
Gloucester Local Plan. Paragraph 213 of the NPPF provides that that due weight should be given
to policies in existing plans according to their degree of consistency with the NPPF, the closer the
policies in the plan to the policies in the NPPF, the greater the weight that may be given.



Therefore, it is considered that the 1983 Local Plan is out-of-date and superseded by more recent
planning policy including the NPPF and the Joint Core Strategy.

Gloucester City Plan

Gloucester City Plan (“City Plan”) will deliver the JCS at the local level and provide policies
addressing local issues and opportunities in the City. The examining Inspector’s Final Report, with
a schedule of Main Modifications that the Inspector considers necessary to make the plan sound
in order that it can be adopted by the Council, was received on 9 November 2022. Though the
plan remains an emerging plan until adoption, significant weight may be given to individual policies
(with the recommended modifications) in accordance with paragraph 48 of the NPPF, which
provides that weight may be given to relevant policies in emerging plans according to the stage of
preparation, the extent to which there are unresolved objections and the degree of consistency
with the NPPF.

Relevant policies from the emerging Gloucester City Plan include
A1 - Effective and efficient use of land and buildings

A6 — Accessible and adaptable homes

C1 — Active design and accessibility

D1 — Historic environment

D2 — Non designated heritage assets

D3 — Recording and advancing understanding of heritage assets
E6 — Flooding, sustainable drainage, and wastewater

F1 — Materials and finishes

F6 — Nationally described space standards

G1 — Sustainable transport

Other Planning Policy Documents

Gloucester Local Plan, Second Stage Deposit 2002

Regard is also had to the 2002 Revised Deposit Draft Local Plan. This has been subjected to two
comprehensive periods of public and stakeholder consultation and adopted by the Council for
development control purposes. None of the development management policies are relevant to the
consideration of this application. OR The following “day-to-day” development management
policies, which are not of a strategic nature and broadly accord with the policies contained in the
NPPF, should be given some weight: :

BE.30a — Control of redevelopment in Conservation Areas
PLANNING OFFICERS APPRAISAL AND CONCLUSIONS

Site Description and Proposal

The application site is currently a disused parking area to the north-east of St.Michaels Square. It
was previously used as parking for the corner building 19-21 Brunswick Road when the building
was used as offices. There was a previously approved application at the site for the construction of
new buildings at the site containing 8 flats (Class C3) and 1 no. 3 bedroomed house of multiple
occupation (Class C4) and associated works. This proposal is for an identical layout, it is just
changing the HMO to a maisonette. The new building would be ‘L shaped’ and 4 storeys along the
frontage and 2 storeys on the return alongside the access road. There would be a small amenity



area between the existing flats and the proposed. This would contain the cycle storage. The bin
storage would border the access road. There would be a brick wall with railings to separate the
property from the road with planting behind the boundary treatment. The boundary with number 17
to the north-east would be close boarded fence with trellis above.

The application is within the Eastgate and St. Michael’s Conservation Area and the area is largely
residential, with some commercial (office) use. Number 19-21 Brunswick Road is a non-
designated heritage asset. The building was converted into flats in 2015. The application site at
the rear of 19-21 has been open space since the building containing 19-21 was constructed. It was
firstly laid out as two rear gardens, then a car park area in the 1960’s when the properties were
amalgamated into offices. The Conservation Area Appraisal identifies the car park as a neutral
space

Assessment of Proposal

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the Local Planning
Authority to determine planning applications in accordance with the Development Plan, unless
material considerations indicate otherwise. Section 70(2) of the Town and Country Planning Act
1990 provides that in determining applications the local planning authority "shall have regard to the
provisions of the Development Plan, so far as material to the application and to any other material
considerations." The development plan consists of the Gloucester, Cheltenham and Tewkesbury
Joint Core Strategy (JCS) and the partially saved 1983 City of Gloucester Local Plan. However, as
outlined earlier, the 1983 Local Plan is out-of-date.

It is considered that the main issues with regards to this application are as follows:

Principle

Design, layout and landscaping
Impact on the Conservation Area
Traffic and transport
Residential amenity

Drainage and flood risk
Archaeology

Noise

Protection of trees
Contaminated land

Economic considerations

Principle

The NPPF requires local planning authorities to demonstrate a 5 Year Housing Land Supply, with
an appropriate buffer, against the relevant housing requirement. The JCS addresses housing
supply and demand under Policies SP1 (The Need for New  Development and SP2 (Distribution
of New Development) as well as within Part 7 (Monitoring and Review).

The NPPF sets out that there will be a presumption in favour of Sustainable Development. For
decision-taking this means: approving development proposals that accord with an up-to-date
development plan without delay; or where there are no relevant development plan policies, or the
policies which are most important for determining the application are out-of-date, granting
permission unless:

i. the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.



The NPPF (2021) clarifies that: ‘out-of-date policies include, for applications involving the provision
of housing, situations where the local planning authority cannot demonstrate a five year supply of
deliverable housing sites (with the appropriate buffer..).’

At the time of writing, the Council is not able to demonstrate a 5 year housing land supply. For the
purpose of this application and in the context of paragraph 11 of the NPPF, including footnote 8,
the ‘tilted balance’ is engaged. For decision making this means approving development
proposals unless any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework taken as a whole. The
assessment of this and the wider balancing exercise is set out in the conclusion of the report.
Policy SD10 of the JCS allows for infilling within the existing built up areas of the City Gloucester.
In terms of the broad principles of development, the site is within the built up area of the City, is in
a sustainable location for residential use and would contribute to housing supply.

As the site is located within the built up area of the city, the principle of development is considered
acceptable in accordance with JCS Policy SD10, subject to assessment against other planning
considerations in the remaining sections of this report such as the impact on the Conservation
Area, TPO trees and highways in the remining sections of the report.

Design, Layout and Landscaping

The NPPF states that new residential developments should be of high quality design, create
attractive places to live, and respond to local character integrating into the local environment.
Policy SD3 requires all developments to demonstrate how they contribute to the principles of
sustainability, Policy SD4 sets out requirements for high quality design, Policy SD6 requires
development to protect or enhance landscape character while Policy SD10 requires housing of an
appropriate density, compatible with good design, the protection of heritage assets, local character
and compatible with the road network.

During the previous application, the applicant liaised with both the Council’s Urban Designer and
Conservation Officer and responded to Civic Trust concerns to improve the design of the proposal
and considering the historic detailing of number 19-21 Brunswick Road. The architect improved
the wall to window relationship, looked at materials and lowered the ridgeline of the main building.
The applicant also improved the screening between the application site and number 17 Brunswick
Road with trellis above the boundary fence and softened the frontage with planting behind the
railings.

Although the proposed extensions is still relatively tall, it is considered that these larger buildings
are characteristic of St. Michael's Square as much as the smaller three storey residential
properties. It is considered that the design enhances the Conservation Area and would be a
harmonious design with the existing developments in the square. The proposal therefore complies
with policies SD.4 and SD.8 of the JCS (2017)

Impact on the Conservation Area

Section 72 of the Listed Buildings and Conservation Areas Act places a statutory duty on local
planning authorities to pay special attention to the desirability of preserving or enhancing the
character and appearance of conservation areas, The site is within the Eastgate and St. Michaels
Conservation Area and 19-21 Brunswick Road is judged to be a non designated heritage asset.
The design of the proposal reflects the character and proportions of number 19-21. The
application site has been open space since the time of construction of 19-21 when it was firstly two
gardens, before being transformed into a car park in the 1980’s. the conservation area appraisal
concludes that there are some gap sites where some form of development has the potential to
improve the townscape. The design matches the building heights and continues features from he
existing property. The mock Tudor gables reference 19-21 Brunswick Road as well as 14-20 St
Michael's Square. The two storey side elevation is plainer, but the doorways and windows are the






