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Site Assessments: Part 1

Conclusion




Proposal

Assessment

Conclusion

42-54 Querns Lane

Housing or
employment

The site comprises three retail warehouse units (Majestic Wines and the former Helibeds an
Laura Ashley units) and two garag8sbsequent to the allocation of this site for residential use
the adopted Local plan, it has been confirmed that:

The site is located inside the Cirencestdevelopmenboundary, where the principle of
development is supported. However, a large proportion of the site is no longer available and
there is no longer a reasonable prospect that the site will come forwardiee2031. The
remaining area that is available is below the size threshold for allocation in the Local Plan.

Majestic Wineswho occupy the central part of the site, have signed a-keng lease
until 2034. This part of the site is no longer available.

The former Laura Ashley is under offer to a noasidential institution and is also
unavailable.

Further to a withdrawn planing application on the former Helibeds unit, a new planni
application is likely to be submitted on the site in the coming months. Discussions al
already underway to progress this.

The garage is still in active use and is unavailable.

Deallocate
from the Local
Plan
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Proposal Assessment Conclusion

C52 27/27A Dyer Street Dependent on | Detailed site assessment provided in Part 2 See Part 2
Town Centre
Masterplan




Ref. Address ‘ Proposal Assessment Conclusion

C57, Forum Car Park Dependent on | C57, C101A and C101Bave been assessed together to consider whethersirategicbenefits | See Part 2
C101A, Town Centre | could be gained by allocating one or more of the sites or whether any éitise sites, which
C101B Masterplan mightotherwisebe unsuitable for housing or commercial development, could deliver other

elements of a schem®etailed site assessment providedHart 2.




Proposal

Assessment

Conclusion

C70, Brewery Car Park and | Dependent on | C70, C149A andC149Bhave been assessed together to consider whethersirategicbenefits | See Part 2
C149A, | surrounding land Town Centre | could be gained by allocating one or more of the sites or whether antg jpéi the sites, which
C149B Masterplan mightotherwisebe unsuitable for housing or commercial development, could deliver other

elements of a schem®etailed site assessment providedRart 2.




Proposal Assessment Conclusion
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Ref. Address ‘ Proposal Assessment Conclusion

C80, Land west of Kingshill | Up to 400 C80 andC185have been assessed together to consider whethersarategicbenefits could be | See Part 2
C185 Lane dwellingsand | gained by allocating one or more of the sites or whether any parts of the sites, which might

further housing| otherwisebe unsuitable for housing or commercial development, could deliver ctleaments of

on C185 a schemeDetailed site assessment providedRart 2.
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Proposal Assessment Conclusion
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Proposal Assessment Conclusion

C97 Sheep Street Car Park | Dependent on | Detailed site assessment provided in Part 2 See Part 2
(Old Memorial Hospital) | Town Centre
Masterplan
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Proposal Assessment Conclusion

C106B | Sheep Street Island Dependent on | Detailed site assessment provided in Part 2 See Part 2
Town Centre
Masterplan
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Proposal Assessment Conclusion
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Proposal Assessment Conclusion
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Proposal Assessment Conclusion

C135 | Waterloo Car Park Decked car Detailed site assessment provided in Part 2 See Part 2
parkbut also
Dependent on
Town Centre
Masterplan
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Ref.

C140
(see
C16)

Address

Four Acre Field part
playing field required

Proposal

Housing

Assessment
Duplicate of C16

Conclusion

Discount

C141A

Beeches Road Car Parkl

Housing

The site is unavailable. It is a surface level public car park, which is bound by London Road
north, Beeches Road to the east and the River Churn to the west. Commercial uses are loca
opposite the eagrn boundary, the gardens of the neighbouring properties to the west, and th
is further housing to the north and south. Mature trees are also located along the eastern an
western boundaries. The site has flat topography but is heavily constrain&mbdingy- there is
Flood Zone 3b within south and Flood Zone 3a and 2 within south and north (SFRA Level 2
There are also ecological issues associated with the River Churn, which is designated as a
Wildlife Site. Although not absolute reasons wingtsite should not be developed, the site is al
a Scheduled Ancient Monument and is within the Conservation Area and is therefore sensiti
these reasons. Any displacement of parking would also need to accord with the Town Centr
Parking Strategy.

Discount

C141B

Land rear of Purley Roa

Housing

Unsuitable and unachievabl&he site comprises allotment gardens that are accessed from Py
Road. It is surroundedly housing to the south and west, further gardens to the north and the
River Churn to the east. There are also mature trees along the eastern boundary. The site h
topography but is heavily constrained by floodirtbere is Flood Zone 3 and 2 (SFRA&vel 2)
across nearly the whole site. There are also ecological issues associated with the River Chy
which is designated as a Local Wildlife Site. The site also does not have an access road ang
development would likely also require the developmehthe Beeches Road car park and a ne
bridge over the River Churn. Given that the Beeches Rad car park is unavailable for develoy
it effectively means that development of this site is currently unachievable. The site is also
sensitive in terms of & location within the Conservation Area.

Discount

C142

Old Hord Site, Off
London Road

Housing

Development complete

Discount

C143

Playing Field, off Trinity
Road

Housing

The site is unavailable and is likely to be unsuitable. It is currently in actias @splaying field
and there are no plans to dispose of or redevelop the land. Although the site may be releasg
future, there is no reasonable prospect or certainty that new residential units will be delivere
within the plan period. The site is alsensitive in terms of it being a Scheduled Ancient

Monument, is within the setting of a Grade II* Listed Building and is within the Conservation

Discount
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Proposal Assessment Conclusion
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Proposal Assessment Conclusion
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Proposal Assessment Conclusion
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Ref. Address Proposal Assessment Conclusion
C178 Royal Agricultural Employment | This site is designated in the adopted Local Plan as a Special Policy Area, where there is a | Discount
University Triangle Site | or housing presumption that proposals for the expansion of the existing University campus, including
associated development for educational, training, business andakesisvelopment, student
accommodation and other operational floorspace, will be permitted.
A Reserved Matters application, pursuant to Outline permission ref. 10/00964/OUT as amern
by permission ref. 18/01104/FUL, comprising details of Buildiffgiauding scale, external
appearance, landscaping, and means of access to the proposed buildings, is currently being
determined (ref: 20/03566/REM).
No evidence has been provided to demonstrate that this site cannot be delivered in accorda
with the Local Ran policy and the extant planning permission. Furthermore, housing develop
on this site is likely to be problematic due to the sensitive location of this site within the AON
C179 Bailey Lodge, Royal Employment Development complete but incorporated within C181 Discount
Agricultural University | and Residential
C180B | Metric House Employment | Development complete Discount
C181 Royal Agricultural Uses directly | Detailed assessment providé@d Part 26 however, this finds the site to currently be unsuitable { Discount
University related to the | residential or other uses
Royal
Agricultural
University
C182 College Farm None Unsuitable- The site partly incorporates the Royal Agricultutdhiversity fields and some fields | Discount
Workshops and Royal used for agriculture. The soutivest part of the site is an 'Established Employment Site' desig
Agricultural College in the Local Plan. The site is heavily constrained by its location within the AONB and at the
Sports Fields entrance into the town ands unsuitable for redevelopment
C183 Land east of Stratton Mil Community Can come forward without allocation in the Local Plan. The site will be maintained on record Discount
and/or candidate should there be a need for such a proposal.
environmental
Cc184 Daglingworth Place Farr 1,700 homes +| Unsuitable The site is located in the AONB. Such a large scale of development in such a se| Discount
commercial location would be unsuitable.
development
C185 Forty Farm Housing See C80 Discount
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Proposal Assessment Conclusion
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Site Assessments: Part 2

27027A Dyer Street (ref: C52)

| Cirencester - 27/27A Dyer Street |

N
2 £ 10 220 330 440
[ == o Ea— L I°°"7"" pyright and datal rights 2021. Ord Survay, U‘m-mw‘””w]

Proposal: Redevelopment to provide retail, housing Assessment date: February 2021
and / or commercial uses

Site area: 0.29ha

Land ownership: Single ownership

Site description

The site is located in Dyer Street and within the commercial centre of Cirencester. It comprises a building dating
from the 1970s which fronts onto Dyer Street with a private car park and loading bay accessed from the rear (The
Waterloo). There are retailinits at the ground floor and with a former gym above and storage/staff areas associated
with one of the retail uses. There is a walkway through the site which provides access between Dyer Street and The
Waterloo.

Planning history
This is a summary of ey planning applications and site history. It is not a comprehensive list.

The site is located within the Cirencester development boundary, as defined by the adopted Local Plan. It is also
located inside the Cirencester Town Centre boundary and insdler encest er 6s Pri mary Sho
located withina Secondary Shopping Frontage. It is a keyfeitthe Cirencester Town Centre Masterplan.

The NPPF (2021doesnot include secondary shopping frontages. Furthermtire NPPF also specifidsat planning
policies should oO0Orecognise that residenti al devel opm
centres and encourage residential development on appr

16/05023/FUIB6 Change of wuse of gem6( Neoe G@Glpass mB2)Y st § Usee £ a
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Landscape

These comments are made on the basis of a survey conducted by a qualified Landscape Officer. A full townscape asse
would be required of any development proposal (desktop and site assekstaéets poyran appropriately qualified and
experienced landscape professional.

Landscape Context

National Character Area 107: Cotswolds
Landscape Character Type: Urban
Landscape Character Area: N/A

Constraints/Designations

Landscape: Not within the Cotswids AONB or a Special Landscape Area

Historic: No listed buildings within the parcel but some are present around the parcel. Within the Conservation
Aread Cirencester Town Centre.

Other (floodplain, PROWS): No PRoW within the parcel. Pedestrian permialtiirough the parcel is currently
provided. TPO adjacent to the northern access road.

Landscape sensitivity
EvaluationLow

Justification: The parcel is located within the settlement and development boundary. It has been previously developed
and its current usage is for commercial properties and parking, this gives it an urban context. The landscape sensitivity
of the parcel is considered to bkeow. Consideration should be given to the design and scale of any proposal to
ensure the proposalaes not dominate or appear discordant within the local townscape and street scene.

Biodiversity

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Officer ir
Further specialist survey worklraagquired before the site can be allocated in the Local Plan.

The site is not located within an area covered by a formal nature conservation designation. However, it is within a
Great Crested Newt Red Zone.

There are not expected to be significant ecgloal issues on the site due to it being a building and a car park.
However, further investigation is required, particularly to establish whether there are any bats or nesting birds within
the roof structure of the buildings and whether the trees adjacenthe Waterloo provide habitat for protected
species.

Biodiversity net gain enhancement in this location might inchatése species planting withamy new landscape
provision,bird and bat boxes and bat access tiles. There is also an opportunitydimia the town centre green
infrastructure network through the redevelopment of the site.

Trees

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Officer ir
An Arboricultural Report thabads with BS 5837:2012 would be required of any development proposal.

Two deciduous trees in the norteastern corner of the site, adjacent to The Waterloo, are protected by a Tree
Preservation Order. The site is also entirely within the Conservation Awdsere all trees are protected and
Conservation Area Consent is required for their removal.

There are no further trees within the site. There may be opportunities for some tree planting, particularly in planters,
although the sensitive archaeology is likelgovern the types and location of planting.
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Historic Environment (excluding archaeology)

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Office
historic environment or heritage assassvould be required of any development proposal.

- 1Y
Cirencester - 27-27A Dyer Street % Key ;\
— =\ \ T D Site Boundary

’ Tree Preservation Order

[////) Tree Preservation Order Area
| visted Building

Conservation Area
|f Scheduled Ancient Monument
Local Plan housing allocation
Local Plan mixed use allocation

Z X

© Crown copyright and database rights 2021. Ordnance Survey, LA No. 0100018800 |
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Context: Historic mapping identifies that the site has provided a building frontage along Dyer Street since at least
the 1840s and likely before. It has also maintained a pedestrian linkage from Dyer Street through to the land to the
north. The site was once burga plots and its current shape relates to that previous burgage plot arrangement.

Today, the site contains severaltwo andthhed or ey 1 Duillthdldingd) whizlthlave a functional appearance
and limited aesthetic value.

Designated heritage assets : The northern part of the site falls within part of a Scheduled Ancient Monument
(Cirencester Roman Town). The part of the site which is not part of the Scheduled Monument is also likely to
contain archaeological remains of equivalent significance. pavetd requiring groundworks would need to be the

subject of a programme of assessment and evaluation before any planning application is determined and may also
require Scheduled Monument consent.

The site is located within Cirencester Town Centre Conseligat Area. The existing buildings are a detractor from
the Conservation Area and their redevelopment would provide an opportunity to improve the Conservation Area.

The site is also within the setting of several listed buildings, including several Grstael bbliildings on the opposite

side of Dyer Street. There is also an opportunity to improve the setting of these buildings through the redevelopment
of the site. The historic context of the site should form the starting point for the design of any reamweint
scheme.

Non -Designated Heritage Assets: Adjacent to several Cotswold Stone buildings, which are NDHAs
Heritage at risk issues: None known

Opportunities: To improve the environmental quality of this part of the town centre

Other issues / constraints

1 Online shopping and changes in shopper behavmigadingo a national decline gbhysicaketail spaceand
units It is therefore questionable whether a retégld scheme would be viable. Such a scheme may also now
have a negative impact on the maighing streets within the town centre, which are experiencing a gradually
increasing vacancy rate

1 This site is strategicallynked to the Waterloo Car Park, as it provides a pedestrian access into the town centre
1 Viability due to archaeology, requireigh design quality, and demolition and cleg@ncosts
1 Tenancies of existing retailers / occupants
1 lrregularly shaped sit@ will constraint the layout of the development
91 Loss of car parking spaces on the site
1 Amenity 8 the site neighbours residentialrgperties. A town centre site comes with a degree of noise
expectation, although noise issues may constrain certain types of potential use in this tocation
Hydrologyd The site has low flood risk. However, it is within a Source Protection Zaaed
Within Fairford, Kemble and South Cerney Airport Safeguarding Areas.
Summary

The site is located within the Cirencester development boundary, town centre boundary, and primary shipping area
boundary. It is also part of a secondary shopping frontage, where tba Bdan specifies that the loss of main town
centre uses will be resisted.

The site is partly a Scheduled Monument and is likely to have sensitive archaeology. It is also within the Conservation
Area, within the setting of listed buildings, although é&development provides an opportunity for improvement.

The preference would be for the demolition of the existing building and the erection of a replacement building with
main town centre uses at the ground floor, retaining and improving the walkway, and residential use above. However,
it is also recognised #t viability may an issue in this location.

Recommendation
C52 is a candidate for further consideration for allocation within the Local Plan.

Indicative capacity
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9 dwellings (according to the density multiplier assumption). However, a town centre sitbereypected to deliver
a higher density. The capacity also depends on which parts of the site are developed and whether ground floor main
town centre uses are provided.

Proposed site design brief if the site was allocated in the Local Plan

This following hot an exhaustive list and further guidance on design requirements will be provided tapplgiatioa pre
process.

If this site were to be redeveloped, proposafsist ensure

1 The access into the town centiieretained and improved e.g. througta central walkway enclosed by a building
frontage on either sid® the access must be safe and accessible for all and invite pedestrians to explore the
town centre;

1 The historic context of the sités used ashe starting point for the design of any redevelopment scheme

Opportunities are taken to provide more planting and habitats in this part of the town where green
infrastructure improvements are required.

Key actions required

1 Archaeological investigatians
1 Ecology survey

1 Townscape surveynd

l

Understanding of the changing nature of high street and retail demand in Cirencester
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Forum Car Park, Magistrates Court, Police Station (refs: C57, C101A, C101B)

‘ Cirencester - Forum Car Park, Magistrates Court, Police Station ‘ Key i

D Site Boundary

0 55 110 220 330 440
B OB EEaseeams 0202 Eess——— [ © Crown copyright and database rights 2021. Ordnance Survey, LA No. 0100018800

Proposal: Varietyof potential uses Assessment date: February 2021

Site area: Combined = 0.88ha (C57 = 0.54ha; C101A Land ownership: Two ownerships
=0.10ha; C101B = 0.24ha)

Site description

C57: The Forum Car Park is a 1%pace public car patkcated directly adjacent to Cirencester's Primary Shopping
Area. The site forms an important part of the town centre's parking provision, although it has limited aesthetic value.

C101A: The site comprises the former Magistrates Court building.

C101B: Thesite comprises Cirencester Police Station, which is a three storey building of low design quality that is
still in active use.

Planning history
This is a summary of the key planning applications and site history. It is not a comprehensive list.

The sites are located inside the Cirencester development boundary, as defined by the adopted Local Plan. C57 is
allocated for mixed use development, whilst C101A is allocated for residential development. The sites are located
within the Cirencester Town Catre boundary but adjacent to the Primary Shopping ArElaey are key sites for

the Cirencester Town Centre Masterplan.

None of the sites have any other recent relevant planning history.

Land to the west of C57 (Forum House)

20/02795/FUIB 0 D e mo | ithe iexisting twd storey building and replacement by a thsearey residential
property comprising 10 flatted unitséo. Permitted
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Landscape

These comments are made on the basis of a survey conducted by a qualified Landscape Officer. A full tominscape asse
would be required of any development proposal (desktop and site assessments) undertaken by an appropriately qualifi
experienced landscape professional.

Landscape Context

National Character Area 107: Cotswolds
Landscape Character Type: Urban
Landsape Character Area: N/A

Constraints/Designations

Landscape: Not within the Cotswolds AONB or a Special Landscape Area

Historic: No listed buildings within the parcel but some are present around the parcel. Within the Conservation
Aread Cirencester Town @ntre.

Other (floodplain,PR0OWSs): No PRoW within the parcel. Pedestrian permeability through the parcel is currently
provided.

Landscape sensitivity
EvaluationLow

Justification: The parcel is located within the settlement and development boundarybkésapreviously developed

and its current usage is for commercial properties and parking, this gives it an urban context. The landscape sensitivity
of the parcel is considered to bkeow. Consideration should be given to the design and scale of any pabpms

ensure the proposal does not dominate or appear discordant within the local townscape and street scene.
Opportunitiesshould also be taken to improve the green infrastructure in this part of the town.

Biodiversity

These comments are made on thedfasidesktop and site survey conducted by a Principal Planning Policy Officer in winte
Further specialist survey work may be required before the site can be allocated in the Local Plan.

The sites are not located in an area covered by a formal natureeasmtion designation nor is it expected that the
redevelopment of the sites would have a significant impact on an area protected by a nature conservation designation.

The police station and magistrates court buildings may have potential to be used bingduats and other wildlife,
which would require further investigation if this area were to be redeveloped. The trees and drystone walls within
the wider site may be of ecological significance, although these could be retained withirdasigred scheen

Biodiversity net gain enhancement in this location might inchictband bat boxes, bat access tiles, native species
within the landscaping, and the provision of additional trees.

Trees

These comments are made on the bastiegktop and site survey conducted by a Principal Planning Policy Officer in wintel
An Arboricultural Report that accords with BS 5837:2012 would be required of any development proposal.

The site does not have any trees protected by a Tree Preservdliater. However, the site is located within the
Conservation Area and so all trees within it are protected.

The most significant trees present are primarily located around the boundary of the Forum Car Park. These include
an Ash and a Horse Chestnut towasdhe north of the car park and six further medium sized deciduous trees along

its western boundary with South Way. There are also several trees in the adjacent BT Phone Exchange site, which
have canopies that overhang the south eastern boundary of C57.

There are several smaller Rowan, Sycamore, Cherry and other deciduous trees in front of the Police station and the
Magistrates Court.

The trees provide a positive contribution in an area which has little other green infrastructure. The provision of
additionadtrees in this area is likely to be constrained by the sensitive archaeology, although good design may help
to overcome this issue.
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Historic Environment (excluding archaeology)

These comments are made on the basidesktop and site survey conducted by a Principal Planning Policy Officer. A ful
historic environment or heritage assessment would be required of any development proposal.

C57 is a Scheduled Ancient Monument (Cirencester Roman Town). The sites aiteelglltd be archaeologically
sensitive. Previous archaeological investigation in the area revealed Roman buildings of high significance to be present
at this location. Ground works for the redevelopment may have an adverse impact on highly importanbéogic

remai ns. The sites are also | ocated within Cirencest
medieval settlement are also likely to be present on the sites.

The sites are all located within the Cirencester Town Centre Conservatirea. They are also within close
proximity to, and within the setting of several listed buildings, particularly the Church of Saint John the Baptist (Grade
), and 3, 5 and 12 Dyer Street (each listed Grade II).

The Cirencester Town Centre has a detail&bnservation Area appraisé@November 2008) This identifies the
Police Station as a oneutral buildingdé, which neither
significance of the Conservation Area.

The spatial analysis identifidtetForum as an area dominated by mediocre buildings, rear service areas, and the car
park, which has considerable potential for enhancement, and which lacks active street frontages.

It specifically states that:

0Of particular si gmiofm cSancM cihsa etl bes |IPoarg vailevwyned with
church tower, a route which happens to follow a principal road of the Roman grid, and passes the west end of the
Roman Basilica and the crossroads of the Fosse Way and Ermin Streetoihsidered that the mitiventieth

century police station, with its horizontal emphasis, currently adds a visually unsettling element to this important
vi ew. 0

The sites form part of a formemedieval visté&o church, which has been lostver time. If theywere redeveloped,
there is an opportunity to restore thigista.
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The comments conclude that:

0Consequently the potenti al redevel opment of the Poli
as it would allow many of the aforementioneues to be addressed.

The form and style of the building should flow out of a careful analysis and understanding of the context and a
coherent philosophical rationale, but a subtle and sympathetic contemporary approach should not be ruled out.

The redevdopment of the car park itself is similarly a rare opportunity to address an area that contributes little to
the townscape/conservation area. The first step of any such proposal would be to consider the overall layout and
potential connectivity to the exigg surrounding grain of streets, and any future aspirations. The southern
connectivity, via South Way to Lewis Lane is both historic (Roman) and successful, however the connection of North
Way to Dyer Street is awkward and convoluted, and provides carsible opportunities for enhancement.

The simplest solution would be to create a straight line from the northern end of South Way to Dyer Street. An
alternative would be to consider reinstating the line of the historic Roman Road. Whilst some of thisitede

the current site, and could be a longtgrm aspiration, the current site could be the first step in realising this. This

would have the advantage of further revealing the Roman Hippodamian gridiron town plan, and if ever fully
implementedcouldaonect South Way with Dyer Street and potenti

There are particularly important potential opportunities for meaningful and integrated enhancement of the town
centreds currently limited green infrastructure as pa

Other iss ues / constraints

T The Magistrateds Court has temporarily been brought
from Covid-19;

1 Phasing any loss of car parking will have to fit in with the delivery of the town centre's Car Parking Strategy

The Cotswold District Retail Study Update (GVA Bellfinger, 2016) identifies connectivity issues from the general
location of these sites to the surrounding core retail streets. A revised highway and public realm layout may

t www.cotswold.gov.uk/media/234098/Parksigteqy2010.pdf
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http://www.cotswold.gov.uk/media/234098/Parking-strategy-2010.pdf

overcome some of these concermd the inclusion of the Police Station and Magistrates Court would bring
the site closer to Dyer Street and Cricklade Street and provide better visual linkages

C101A- there may have contamination issues relating to assita petrol tank on thesite; ard

1 Within Fairford, Kemble and South Cerney Airport Safeguarding Areas.

Summary

The Forum site is primarily a popular public car park and its redevelopment depends on future parking demand,
alternative car being provided elsewhere, or car parking beingmedawithin the development of this site. If this
issue can be resolved, there is an opportunity to improve some-kingding issues with the townscape and green
infrastructure in this location.

Collectively the sites are archaeologically sensitive aed=thrum Car Park ipart of a Scheduled Monument. The
sites are also located within the Conservation Area and in the setting of several listed buildings, so sensitive design
would be required.

There is a need for an holistic approach to the redevelopmdrthe three sites as a whole, in order to ensure that
longlasting opportunities are taken to deliver the policy requirements for protecting and enhancing the historic
environment, townscape and public realm, as a key to sustaining and improving theantiNiability of the town

and its role as economic centre of the District.

In line with the NPPF ambition to deliver more housing within town centres, the sites may be suitable for this
purpose. It should be borne in mind that the archaeological signife of the sites may affect the viability of
redevelopment in respect potentially of limiting options and/or increasing building tostay also direcsuitable

uses and even affect the types of green infrastructorgrovementsthat may be possiblée.g. avoiding tree root
damagg

Recommendation

The car park should continue to be allocated in the Local Plan for development (residential, office or public service
usesare likely tobe suitable but retaik unlikely to be a viable / deliverable hse

The Magistrates Court site allocation could be broadened to provided greater flexibility in the type of uses that
would be suitable on this site.

The Police Station building is a candidate for further consideration as a Local Plan site allocation.
The town centre masterplan should consider the redevelopment of the three sites in combination.

Indicative capacity

22 dwellings (based on density multiplier assumption, although given this is a town centre location a higher density
development may be possible. Tmember of dwellings delivered will largely be dependent on the parking
arrangements)

Proposed site design brief if the site was allocated in the Local Plan

The following is not an exhaustive list and further guidance on design requirementsahilirioe ginatiel pegplication
process. Developments will be expected to comply with the requirements of the Cotswold Design Code and to delive
quality built and green infrastructure design.

If the sites were to be redevelopedevelopment propossalshould

1 use thehistoric context of the site shouldsthe starting point for the design of any redevelopment scheme and
the safeguarding of nationally significant archaeology should be a key objective

be coordinated to deliver wider benefits in thieneral location

preserve and enhance the important views of the church tower from Tower Street and South Way
avoid horizontal, monolithic massing

strive to create more active frontages

seek to enhance theiew down North Way from Dyer Streetand

=A =4 =4 A4 A -

provide planting and habitats substantially improve thgreen infrastructurenetwork.
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Key actions required
1 Feasibility study, including archaeological investigations.
1 Updated Cirencester Town Centre Car Parking Strategy evidence; and

1 Townscape asssment
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Brewery Car Park and surrounding land (ref: C70, C149A and C149B)

l Cirencester - Brewery Car Park and surrounding land ‘

N

0 55 110 220 330 440
[ e am —— VN | © crown copyright and rights 2021. O Survey, LA No. 0100018300 |

Proposal: Cinema, student accommodation, retail and Assessment date: February 2021

leisure facilities, housing Land ownership: Mostly owned by Cotswold District

Site area: Combined = 1.47ha (C70= 0.64ha, C149A= Council, but parts of C70 are in four other ownerships
0.43ha, C149B#8.40ha)

Site description

The site incorporates the Brewery Car Park (C149A and C149B), as wérawery Court and the rear of shops
on Castle Street (C70). The site has flat topography.

The Brewery Car Park isa 298 spaceshsrt ay publ i c car park and is the mos
Consequently, it is frequently at full capacity adt its busiest around midday, with occupation ranging from-90%
100% on weekdays and Saturdays. The car park is integral to the operation of the adjacent Tesco Metro supermarket.

Brewery Court includes several shops in active use, public toilets andteat area of public open space containing
seating. There are also several units to the north of the Brewery Car Park, a large proportion of which are vacant
or are on shortterm leases.

The site also has several pedestrian linkages to the surroundingneceial and residential areas including two
linkages onto Castle Street to the north and two linkages onto Cricklade Street to the east.

The site is largely surrounded by backland development with limited aesthetic value.
1 To the north are the rear servicig areas of commercial units fronting onto Castle Street

1 To the east are the rear elevations of the commercial units that front onto Cricklade Street, Brewery Court
and Bishop Walk Arcade

1 To the south are the Bowls Club and the rear of houses that frontaAshcroft Roag¢land

To the west is the Tesco Metro supermarket and residential and commercial uses on Cripps Road.
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Planning history
This is a summary of the key planning applications and site history. It is not a comprehensive list.

Planning permissiowas granted in November 2014 on the northern part of the allocation for a £48 million
development comprising a four screen cinema, student accommodation, restaurants and cafes, shops, a multi
purpose arts facility and refurbished public realm, includiagtbvision of a new substation and public toilets, which
would replace the existing structures (ref: 14/01529/FUL). Development commenced in 2018 with the demolition
of the former Jungle retail unit. The planning permission remains extant indefinttetyigid no further development

has occurred since the initial commencement.

The retail units to the north of Tesco Metro were vacated from 2014 to make way for the cinema development,
including Bramleys greengrocer, Sue Ryder Care and Store Twenty Oneinltsevere boarded up and have now

been vacant for several years. A recent sufidgntified that this area is now a real concern to local businesses and
visitors to the town centre, and it i s saiqgdality. Bliteappea
Beds reoccupied 3 Farrell Close in early 2019 on a shemin lease, although the other units remain vacant.

C70 and C149A are allocated by Policy S1 of the adopted Local Plan forleetailixeduse development (Local

Plan ref: CIR_E16AJhe sites are all within the Cirencester development boundary (Policy DS2) and the Cirencester
Town Centre Boundary. C70 is al so | ocThdayardkewsites forithe Ci r e
Cirencester Town Centre Masterplan.

Landscape

These comments are made on the basis of a survey conducted by a qualified Landscape Officer. A full townscape asse
would be required of any development proposal (desktop and site assessments) undertaken by an appropriately qualifi
experienced ldscape professional.

Landscape Context

National Character Area 107: Cotswolds
Landscape Character Type: Urban
Landscape Character Area: N/A

Constraints/Designations

Landscape: Not within the Cotswolds AONB or a Special Landscape Area

Historic: Listed buildings are present within parcel C70 and some are also present around the parcels. Within the
Conservation Area Cirencester Town Centre.

Other (floodplain, PROWSs): No PRoW within the parcel. Pedestrian permeability through the garcatrently
provided.

Landscape sensitivity

EvaluationLow

Justification: The parcel is located within the settlement and development boundary. It has been previously developed
and its current usage is for commercial properties and parking, this gives it an urban context. The landscape sensitivity
of the parcel is considered to beow. Consideration should be given to the design and scale of any proposal to
ensure the proposal @es not dominate or appear discordant within the local townscape and street scene.
Opportunities should also be taken to improve the Green Infrastructure network.

Biodiversity

These comments are made on the basis of a desktop and site survey coruindipalbylanning Policy Officer in winter.
Further specialist survey work may be required before the site can be allocated in the Local Plan.

The site is not located within an area covered by a formal nature conservation designation. However, ityis part
within a Great Crested Newt Red Zone and partly within a Great Crested Newt Amber Zone.

2 Cirencester In-Centre Survey of 300 people and Ciencester Business Survey distributed to over 500 town centre businesses
(19% response rate), undertaken by NEMS Market Research in October 2018
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The site contains a number of trees, which are the main features of ecological of interest within the site. There are
also several buildings within the north of thite, which may provide roosting habitat for batsnesting birds The
majority of the site, however, is a tarmacked car park or paved public realm area, which is expected to have low
biodiversity value.

Biodiversity net gain enhancement in this locatisight includenative species planting within landscaped agrbad
and bat boxes and bat access tiles. There is also an opportunity to better link this site within the wider green
infrastructure network.

Trees

These comments are made on the basis ét@pdesd site survey conducted by a Principal Planning Policy Officer in winter.
An Arboricultural Report that accords with BS 5837:2012 would be required of any development proposal.

The site does not contain any trees protected by a Tree Preservatiode@rHowever, the trees are all protected
by the Conservation Area designation and will require Conservation Area Consent to remove.

The trees within the site are found primarily within the Brewery Car Park. These comprise a mixture of small and
medium sied deciduous trees in and around the car parking spaces. The trees in the southern part of the car park
are larger. Although there are no particularly fine individual trees, the trees have a collective importance for their
green infrastructure function ian area which has little other green infrastructure. The planting of new trees in this
location may be constrained by the sensitive archaeology.

Historic Environment (excluding archaeology)

These comments are made on the basidesiktop and site survey conducted by a Principal Planning Policy Officer. A ful
historic environment or heritage assessment would be required of any development proposal.

The eastern part of the collective sitepart of a Scheduled Ancient Monume@i(encester Roman Town) and lies
within the area covered by the Roman town. A tessellated pavement was found on the site in 1909 and the site,
including the area outside the Scheduled Monument, has a high potential for buried archaeological remaires from th
Roman period. There is also a moderate possibility of Saxon and/or medieval archaeology in this part of the town.
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The site is also within the setting of a number of Grade Il listed buildings, which front onto Castle Street and
Cricklade Street. It is atswithin the setting of the Grade | listed Church of St John the Baptist. However, the site
has limited environmental quality and there is an opportunity to improve the setting of these buildings. The listed
buildings will, however, influence the desigrany development proposals.

The entire site is also within the Cirencester Town Centre Conservation Area. Similar to the listed buildings, there
is an opportunity to improve the environmental quality of this part of the Conservation Area through higlyquali
development.The Cirencester Town CentreConservation Areaappraisal identifies this area as one that has a
negative impact on th€onservation Areand is in need of improvement.
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Other issues / constraints

1 Online shopping and changes in shoppehaviour have led to a national decline of retail. It is therefore
guestionable whether a retdiéd scheme would be viable or desirable in the long term. Such a scheme may also
now have a negative impact on the main shopping streets within the townesentrich are experiencing a
gradually increasing vacancy rate.

1 The mixed use cinema development appears to have stalled, so the whole site may be considered within a wider
development proposal.

f Phasing any loss of car parking would have to fit in wittettelivery of the town centre's Car Parking Stratégy
The Strategy is scheduled for review pending the outcome of a Feasibility Study relating to the Town Centre
MasterplanAny loss of car parking would need to minimise impact and not reduce accegsiblbtal services
and facilities, particularly for elderly and disabled visitors.

1 The units to the north of the site would need to be vacated before any redevelopment can take place. This will
depend on leases.

1 Whilst the site allocation includes sevesllops around Brewery Court, the reality is that parts of this area are
of reasonably good quality (e.g. around Brewery Court) and do not lend themselves easily to redevelopment.

3 www.cotswold.gov.uk/media/234098/Parksigteqy2010.pdf
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1 Amenityd the site neighbours residential properties along Ashcroft Road aak onto the car park along its
southern boundary and residential properties above the shops on Castle Street. Any proposals would need to
consider the amenity of these residents. A town centre site comes with a degree of egpetation,which
may constrain certain types of potential use in this locat@ommercial kchens arealso locatedat the back
of properties facing Castle Streethich may have a similar impact in terms of odour.

1 Hydrologyd The site has low flood risk. However, it githin a Source Protection Zone.
The whole site is in a Filled Quarry or Landfill Buffer Zone.

1 Within Fairford, Kemble and South Cerney Airport Safeguarding Areas.

Summary

C70 and C149A are allocated in the Local Plan for a rédgilmixed use developmenthis may need to be revised

due to the ongoing decline in O0high streetd retailing
(but extant) planning permission for a mixed use Cinema scheme. The car park has an important funetioingn s

the town centre. Any development must fit in with the town centre car parking strategy.

The environmental quality of the site could be improved through high quality development and, in doing so, there is
an opportunity to create a beneficial impamt the Conservation Area and improve the setting of a number of listed
buildings. However, the site is also partly a Scheduled Ancient Monument and redevelopment proposals across the
entire site are likely encounter archaeology issues.

There may be an opptunity to improve the current access situation and congestion issues on Ashcroft Road,
Cricklade Street and Querns Lane through a new access via the Sheep Street Car Park. It is therefore important
that development proposals on these two sites are consgddn combination.

Recommendation

1 C70 and C149A should continue to be allocated for development, subject to the findings of the Cirencester
town centre masterplan feasibility sted A residential development or Bl office use would be suitable. A
communiy or leisure use may also be possible. Rd&adldevelopment, however, is unlikely to be viable.

1 C149B should form part of any wider development proposals but would be unsuitable for retail, office, leisure
or community uses. This part of the site may fidtable for residential uses.

Indicative capacity

36 dwellings (according to the density multiplier assumption for the entire site). However, a town centre site may
be expected to deliver a higher density scheme. The capacity also depends on whidaf freetsite are developable,
which will only be established through the feasibility study.

Proposed site design brief if the site was allocated in the Local Plan

This following is not an exhaustive list and further guidance on design requiremavitedithbeygh the faeplication
process.

If this site were to be redeveloped, proposals should:

1 consider whether the access arrangement could be improved by providing a new access through the Sheep
Street Car Park

seek to introduce a buildinfyjontage at the rear of the properties on Castle Street;
improve the appearance of the Tesco supermarket facade along the eastern bgundary

use the historic context of the siteas thestarting point for the design of any redevelopment scheare

=A =A = =

consideropportunities to provide more planting and habitats in this part of the town where green infrastructure
improvements are required.

Key actions required
1 Feasibility study, including archaeological investigatms

1 Updated Cirencester Town Centre Car Rdng Strategynd /or understanding of future parking needs
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Land west of Kingshill Lane and Forety Farm (refs: C80, C185)

= . . N
l Cirencester - Land east of Kingshill Lane ‘ Key i
D Site Boundary
___,_—-——\
C80
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T T N cters I © Crown copyright and database rights 2021. Ordnance Survey, LA No. 0100018800

Proposal: C80: up to 400 dwellings; C185: Further Assessment date: February 2021
housing

Site area: Combined = 16.82ha (C80 £3.39ha,
C185 = 3.43ha)

Land ownership: Two ownerships

Site description

The sites are located on the eastern edge of Cirencester. They comprise several arable fields with topography that
rises from southto north.

A national network overheagower linecrosses through the sites. There is recently completed housing to the west.
A park is located to the soutlivest and sports pitches to the north. Kingshill Lane forms a large proportion of the
eastern bounday with the village of Preston is located to the sotghast. The site is also adjacent to Forty Farmhouse

to the southeast, which is a Listed Building. The A417 forms the southern boundary of C185.

Planning history
This is a summary of the key plannipigcapons and site history. It is not a comprehensive list.
€80

16/05245/0UT6 6 Out | i ne application (with all matters reser
development (up to 375 dwellings), infrastructure, ancillary facilities, spane and landscaping, creation of new
vehicular access and emergency vehicular access from

16/05246/0UT6 0 Out |l i ne application (with all/l matters reser
development (up to 130 dwatigs), infrastructure, ancillary facilities, open space and landscaping, and creation of
new vehicle access from Kingshildl Laned. Withdrawn
C185
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No recent relevant planning history

Landscape

These comments are made on the basis of a survey conductalified &andscape Officer. A full landscape and visual
impact assessment would be required of any development proposal (desktop and site assessments) undertaken
appropriately qualified and experienced landscape professional.

Parcel Specific Descript

C80: The parcel was assessedasmaft t he 6Study of |l and surrounding Key
Addi tional Sites: Final Reportd (Cotswold District C
description provided for tts parcel is reproduced below amdmainsan appropriate description:

6The site comprises of three arable fields with m
Churn. The field boundaries are low cut hedges running along the slopes but a mixture of low hedge and fence
Kingshill Lane to thast. The site is therefore open. The western boundary is open abutting a line of pylons an
power lines which are a detractor. Beyond this to the west is the recently constructed Kingshill development v
has been built reflecting vernacular formsaand moderately varied structure and a positive edge, though
unmitigated with vegetation at present. There is a public footpath running along the slope through the site. To
east there is a young mixed tree belt. To the south, the site abutethepelafioodplain and views are possible
across this from the busy A419(T) which also reduces tranquillity through movement and noise. A sports bui
and low floodlights are visible on the skyline to the north of the site. Listed builditays Fiergt Paes to the
south and Preston Conservation Area |ies to the e

C185: The parcel comprises two pastoral fields within the local flood plain. The field boundaries are generally low
cut hedges of varying quality and dendtylons and powelines are present within and around the parcel and form

a detractor within the landscape. To the north of the parcel is a continuation of the agricultural context, while to
the east is Preston Forty Farm (some of which is listed). The Ada8 abuts the southern boundary and creates a
prominent detractor to perceptual qualities within the parcel. West of the parcel is Kingshill Meadow Country Park
that provides flood capacity and public recreation space. No public access is permitted tivéhgarcel. Given the

low lying position of the parcel the visual envelope is likely to be-eaitained, although views from vantage points
within the immediate landscape exist.

Landscape Context

National Character Area 107: Cotswolds
Landscape Chartar Type: Dip Slope Lowland
Landscape Character Area TV3B: The Ampneys

Constraints/Designations

Landscape: Not within the Cotswolds AONB or a Special Landscape Area

Historic: No listed buildings within the parcel but some are present to the saahbtof the parcels. Not within a
Conservation Area.

Other (floodplain, PROWS): PRoW present within parcel C80 (Preston Footpath 4).

Landscape sensitivity

C80 evaluationHigh/Medium

The landscape sensitivity given to the parcel as part of its inclusionnwitti he &6 St udy of l and
Settlements in Cotswold District Update Addi ti onal $CGotsveolsl Distrieti Coundil and &Vpite r t 6
Consultants, October 2014) report wabkligh/Medium . The justification provided for this rating is reproduced

below andremainsan appropriate justification for the parcel 8s

06The site is susceptible to change because it is
to the south. Development on this site woallch&jer extension of built form into open countryside. The presence
of the sports facilities to the north are not sufficient justification for a major built extension as they are relatively
key in nature. The power lines provide a logical bour@abpiid form and the new development will provide a
positive edge once | andscape planting is establis
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It is also noteworthy that there weréandscape objectiofito the 350 dwelling development on similar grounds.

C185 evaluationHigh/Medium

The parcel is sensitive to development given its position in the floodplain. Given this caleestiopment within

the parcel would be inappropriate. Green Infrastructure provision could be enhanced by extending the neighbouring
country park into the parcel. This would promote health and wellbeing through recreation and also allow a greater
level ofhabitat management to improve biodiversity. The natural functions of the parcel would remain and it would
still form an active part within local flood management.

Biodiversity

These comments are made on the basis of a desktop and site survey carthiratgzhbllanning Policy Officer in winter
and supporting information and analysis of the planning application for 350 dwellings on C80. Further specialist survey
may be required before the site can be allocated in the Local Plan.

The southern pais of C80 and C185 are located within a Great Crested Newt Red Zone, while a significant part of
both sites is also in a Great Crested Newt Amber Zone. The southern part of C185 is also located in a Site of Special
Scientific Interest Impact (SSSI) Zondgere developments of 50 or more homes may have an impact on a SSSI.

The River Churn Key Wildlife Site is located 100m to the soutbst of C80 and 25m to the souttvest of C185
on the southern side of A419 dual carriageway. There is also an area of Pitafiitat (deciduous woodland) to
the east of C80 on the opposite side of Kingshill Lane.

The planning applications on C80 includedEarvironmental Statement (Pegasus, 2018 response from the
Counci |l 6s Bi dpdovideda ssmmiary of hé Key halitats and species on the site. The Council had no
objections to the scheme on biodiversity grounds subject to requested mitigation measures being incorporated. Th
findings of this work remain highly indicative of habitats and biodiversity which may currently be present. They are
also indicative of the types of habitat which may be present on C185, albeit this site is closer to the River Church
Key Wildlife Site sany development would likely have a greater impact.

Trees

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Officer ir
An Arboricultural Report that accords with BS 5837:2012 wouldeokeafeapy development proposal.

An assessment of tresvas undertakeras part of the planning application on C80 (ref: 16/05245/0UT). This found
there to be no significant trees within the site. There are a few trees growing along the site boundary that could be
usefully retained to give some maturity to any new landscafihgse trees are not of great individual merit and

could be retained in the proposed indicative layout. The assessment also identified that landscaping should be sought
to make appropriate provision for significant new tree planting within and arountdl@daries of the site.

The trees within C185 are primarily located along the southern boundary. These have importance in screening views
into the site from the A419(T).

416/05245/0UT i Landscape Officer Response, 6 March 2017
516/05245/0UT i Biodiversity Officer Response, 10 March 2017
616/05245/0UT i Tree Officer Response (no date given)
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https://publicaccess.cotswold.gov.uk/online-applications/files/8BBDED10D260D6298A93FDE10FEFB78C/pdf/16_05245_OUT-TREE_OFFICER-1043392.pdf

Historic Environment (excluding archaeology)

These comments are made on the basidesktop and site survey conducted by a Principal Planning Policy Officer. A ful
historic environment or heritage assessment would be required of any development proposal.

The 350 dwelling planning application on C80 includedeas ponse from t he Cou.mkei | 6s (
issues identified are relevant to both sites and included:

1 Preservation of the character of Kingshill Lane, which is a predominantly rural road. The development will
encroach on the boundary of the lane and will potentially suburbanise the character of this part of the lane
which would be an adverse impact.

1 Forty Farm is located to the southast of the site. There are two Grade |l Listed buildings associated with the
farmstead, the Farmhouse and the threshing barn. Other structures within the site may be considered curtilage
listed. The proposal was considet to cause harm to the significance of the listed building and its setting.

1 Setting of Preston Village, Conservation Area and associated listed buildings to theReaston village is
located to the soutkeast of the site. The historic core of the @itfe containseverabuildingghat are Grade |
and Il listed including All Saints Church. The core of the village is also located within a Conservation Area.

The response identified that the proposal for 375 houses waubll provide capacity to introduceppropriate
buffers and tree screening from the southern and eastern boundaries in order to protect the setting of listed buildings
including the setting of Forty Farm and also the Preston Conservation Area. Nor did the proposal appear to provide
capacityfor suitable public amenity spacEehis would need to be addressed if the site were allocated in the Local
Plan.
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Other issues / constraints

1 €185 and the southern part of C80 are modelled to have higher risk of ground water flooding (between 50%
and 75%);

1 The site occupies a prominent and elevated position. Its development would be conspicuous in several important
local viewpoints and seen against the skyline, including views from the A419 on the entrance to Cirencester

1 The site forms part of a green swet which abuts the settlement edge and contributes to Cirencester's rural
setting

1 Loss of agricultural lan@ a soil survey is required to understand whether this is best and most versatile
agricultural langand

1 The site provides a rural buffer betweenr€ncester and Preston. Its development would bring coalescence
between Preston and Cirencester and would be an intrusion into open countryside.

Summary

The development of either site would be a significant eastwards extension of Cirencester and wowdricséural

l and. Both sites have 6High / mediumd | andscape sensi
position, which is highly visible to users of the A419(T) to the soiite development would also cause a level of

harm to the historic environment. However, there are also opportunities for enhancements that the development
could bring.

Recommendation
I CB80 is a candidate for further consideration faltocationfor residential developmentithe Local Plan

1 C185isunsuitable faesidentialdevelopment but may be considered as part of the development of the adjacent
land in order to deliver some of the planning benefits associated with the wider scheme.
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Indicative capacity

C80 = 317 dwellings (as calculatbg density multiplier assumptiod a higher or lower density may be suitable
subject to a detailed design).

C185 = a very small number of dwellings on land outside the flood zone, but capacity to provide an extension to the
adjacent country park.

Proposedsite design brief if the site was allocated in the Local Plan

This following is not an exhaustive list and further guidance on design requirements will be providedpiptmagiothe pre
process.

If this site were to be redeveloped:

1 The neighbouring country park should be extended into C185 to promote health and wellbeing through
recreation and also allow a greater level of habitat management to improve biodiversity. The natural functions
of the parcel should remain and still form aative part within local flood managementd shouldetain a rural
setting for the listed farm

1 Thedesign of houseshould beset within parkland to break up the buildings so that their impagahinimised.

Landscaping should be included within tlesign to make appropriate provision for significant new tree planting
within and around the boundaries of the saad maintain separation between Cirencester and Preston

1 Consideration must be given to how the impact of thewer linesacross the site aabe minimised.

Demonstrate how developmenwill to contribute towardsmodal shift intransportation, permeabilityvith the
wider town/countrysideand accessibility to services and facilities

Key actions required

1 Anindicative masterplan that shows the mitigation of issues and a demonstration that development is achievable.
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Sheep Street Car Park (Old Memorial Hospital) (ref: C97)

I Cirencester - Sheep Street Car Park (Old Memorial Hospital) ‘
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Proposal: The site is available for differenyges Assessment date: February 2021
development, dependent on an updated car parking
strategy and the town centre masterplan.

Site area: 0.38ha

Land ownership: Single ownership. 23 Sheep Street is
currently leased for commercial use.

Site description

The site occupies a prominent location within the west Cirencester town centre on the approach from the A429
ring-road. It has flat topography and mostly comprises a recently extended 113 space surface level car park (the
Sheep Street CaPark), which is a longtay public car park.

The site also contains a former World War 1l air raid shelter in the soetst corner, which is now used as an
exhibition space, and two former cottages in the soutbstern corner which are in commercial use.

The site is accessed from Sheep Street, which forms the western boundary. The site also provides a pedestrian route
into the town centre, particularly for people enterinr

Opposite the western boundary arthe Old Station Car Park, the former Cirencester railway station building and

the Memorial Centre. The northern boundary neighbours a row of tatorey Cotswold stone cottages, which also

front onto Sheep Street. The large rear garden of one cottage (L2 p Street ) forms much o
boundary.

There is a building in commercial use on the neeidist boundary, which fronts onto Castle Street. The rear of this
building is visible from the site, including an imposing metal stairway and thersgiarea of the building.

The eastern boundary abuts Cripps Road. Opposite are the Tesco Metro service yard and staff car park. Cripps
Road leads into the Brewery Car Park, which is also visible from the site.

The southern boundary neighbours a printibgsiness to the soutleast; and a Grade Il listed house to the south
west (25 Sheep Streed) the large rear garden of this property runs along much of the southern boundary.
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Planning history
This is a summary of the key planning applications artdrsitdt liésnot a comprehensive list.

The Memorial Hospital closed as a hospital and was bought by Cotswold District Council in 1988. The building was
used as offices and meeting rooms before becoming vacant in 2013.

In 2020 the hospital building was defisbed and the surface level car park was extended to become a 113 space
car park a temporary period of 10 years (ref: 18/04977/FUL).

Several policies in the adopted Cotswold District Local Plan 281 have particular relevance to this site:
1 Policy S1 alleates the site for mixedise residentialed development (Local Plan ref: C_97).
T The site is within Cirencesterods devel opment bounda

1 Inset Map 2 (Cirencester Centre) shows the site to be within the Cirencester Town Centre Boundary but on
the edge of thePrimary Shopping Area.

1 Policy EC8 sets a sequential test for main town centre uses. A proposal for a main town centre use would need
to pass the sequential test.

The site is therefore a key site fohe Cirencester Town Centre Masterplan.

Conservation Area Consent was issued by the Secretary
demolition of old hospital buildings, including mortuary and air raid shelters. Making good buildings retained for office
use and extensionoféexst i ng surface car parking (public and priv.

air raid shelter still has planning permission to be demolished.

Landscape
These comments are made on the basis of a short survey conducted by a Prigcfc&ianni

The site is not located within the Cotswolds Area of Outstanding Natural Beauty (AONB) or a Special Landscape
Area. However, the AONB is located 60m to the north on the opposite side of Tetbury Road. The site is located
inside thetown centre.lt is classified as previously developed land. It is bordered on all sides by existing development
and has an urban character and appearance.

The re-development of the site would not result in an encroachment of development into the open countryside or
hawe a material impact on the setting of the town from the AONB landscajpke trees on the site are a key part

of the local landscapeownscape and their removal would impact upon that local landscCEtpedr retention or the

harm of their loss would neetb be considered within any design proposals.

Biodiversity

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Officer ir
Further specialist survey work may be required before the sitéocateddrathe Local Plan.

The site is not located within an area covered by a formal nature conservation designation nor is it expected that
the redevelopment of this site would have a significant impact on an area protected by a nature conservation
desgnation.

The planning process supporting the Old Memorial Hospital demolition and the car park redevelopment identified
that the air raid shelter may have potential to be used by roosting bats and other wildlife, which would require
further investigationfithis area were to be redeveloped. The trees and drystone walls within the wider site are also

of ecological significance, although these could be retained within-alegijned scheme.

Biodiversity net gain enhancement in this location might incthiateys likenative species plantiray the provision
of artificial nesting and ragting sites for a range of bimhd bat specieg he redevelopment of the wider site is likely
to present an opportunity for further ecological enhancements.

Trees

These coments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Officer in v
An Arboricultural Report that accords with BS 5837:2012 would be required of any development proposal.
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The site containseveralrees, including a mature Cedar, two mature Sycamores, a mature Hazel, and two mature
Thorn trees. There are also several recently planted birch trees, which were part of the recent car park expansion
scheme. Although not protected by a specific Tree Rreation Order (TPO), these trees are located within the
Conservation Area and are therefore protectedotwithstanding this, thewould warrant a TPO if they were under
threat.

The trees are mostly located around the periphery of the &ité they would ikely have substantial root protection
areas, which will impact the design of any propodals expected that the trees could be retained within a well
designed scheme&\ new Arboricultural Report will be requiredo review their conditionwhen a development

proposal comes forward to establiginy protecton that might be required.

The planting of new trees is likely to be constrained by archaeology, although trees planted in tubs may be possible.

Historic Environment (excluding archaeolo  gy)

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Office
historic environment or heritage assessment would be required of any development proposal.

Part of the site is a Scheduled MonuméGC361- Corinium Roman Town) with known complex archaeological
deposits of Roman and later date (archaeology is discussed in the other issues / constraints section).

The site does not contain any listed buildings. However, it is adjacent to severdé @réisted buildings. These
include the former Cirencester railway station building and Apsley Hall, which are located to the west on the
opposite side of Sheep Street; a row of Cotswold Stone Cottages directly to the sout292Sheep Street); and
51,61 and 63 Castle Street to the north. The Grade II* listed Cirencester Park Wall is also located 126m to the
north-west.

The site is within the Cirencester Town Centre Conservation Area. It has an open character. Historically, the
building line along Sheé&treet was broken by this si@the Old Memorial Hospital was located within the centre
of the site.

The former World War 1l air raid shelter is a nedesignated heritage asset and is also considered to contribute
positively to the character of the Coesvation Area. It is suggested that this should be retained in any development.
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The longterm retention and preservation of the shelter would assist in the balance of considerations relating to the
substantiality of overall harm when redeveloping otherntpaf the site.

Although not listed, 23 Sheep Street is a traditional Cotswold Stone building which makes a positive contribution to
the Conservation Area ani$ a nondesignated heritage ass&he frontage of this building is similar in character to
the neighbouring 229 Sheep Street, which are all Grade Il listed.

The stone walls around the boundaries are also+tl@signated heritage assets which make a positive contribution
to the Conservation Area.

The new car park has been sensitively designed. Hewéhere are now through views from Sheep Street to the
servicing yard of the Tesco supermarket, which is a detractor from the Conservation Area. The redevelopment of
this site would provide an opportunity to screen these through views. There is alsgportunity to extend the

building frontage along Sheep Street, which would help to provide some enclosure along this frontage, as well as to
enhance the route into the town centre through this site.
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Other issues / constraints

1 The site currently provides pedestrian route that links the Brewery Car Park/Tesco and Sheep Street/St

Jamesds Place. The design of any newutelevel opment sh

I The Brewery Car Park entrance is congested. The situation may be improved if an aasgsowded through
the Old Memorial Hospital. This would free up land for further car parking or alternative uses in the Brewery
Car Park.

1 Previous archaeological investigations within the area have found remains from the prehistoric, Roman, Anglo
Saxonmedieval and pognodern periods, with the Roman period the most represented. A desktop assessment
undertaken in 2008 identified defences from the Roman Town through the eastern half and centre of the site
and a Roman extranural cemetery may be present tading from the west. The site has moderate potential
for as yet unknown burial archaeological remains dating back to the Roman period;2agla, Medieval and
post medieval periods. The whole of the allocation therefore has national archaeologicatanggo Any
development proposal would likely need to minimise the ground impacts so that the archaeological remains are
preserved from harm or loss.
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1 Typicallythe car park is at its busiest on weekdays, and is often at 100% capacity before 10:00hrs, suggesting it
is well used by commuters. The car park has a much lower occupancy rate on Saturdays (typically areund 50%
80%), but is still considered to be a popuivell used car park

f  Phasing any loss of car parking will have to fit in with the delivery of the town centre's Car Parking Sttategy
The commercial uses at 23 Sheep Street would need to be relocated if this building is to be redeveloped.

1 Amenityd The site neighbours residential uses to the north and south. The surrounding buildings are between
one and three storeys in height. Overlooking and light intrusion are likely to be issues that would govern the
scale and position of buildings within the site

1 Retail: There is a significant break in the continuous retail frontage linking this site to the rest of the town centre
and the site is unlikely receive sufficient footfall to make a retail use viable. Furthermore, any proposal for a
main town centre usg would need to pass the retail sequential test.

The site is within a Source Protection Zone.

1 The whole site is in a Filled Quarry or Landfill Buffer Zone. There may also be potential contamination issues
relating to the former hospital use.

1 Within Fairford, Kemble and South Cerney Airport Safeguarding Areas.

Summary

The 113 space car park has strategic significance f
redevelopment of this part of the site would be dependent on a feasibility stadyree masterplanning of the town
centre. Part of the car park is also a Scheduled Monument so would need consent from Historic England, which
would likely hinge on the results of archaeological investigations and is likely to require design measunaaisemi

the impact on archaeology. Subject to overcoming these issues, it is expected that the site could accommodate a
housing or commercial development if sensitively designed.

The air raid shelter is a nedesignated heritage asset and is how an exhibi&pace which is important to the local
community and tourists. It also contributes positively to the Conservation Area. The-temmg retention and
preservation of the shelter would assist in the balance of considerations relating to the substarft@migyall harm
when redeveloping other parts of the site.

23 Sheep Street contributes positively to the Conservation Area and the frontage of traditional Cotswold stone
buildings along Sheep Street. The building frontage is similar in character to adedruildings. Its demolition

and redevelopment would harm the Conservation Area and the setting of listed buildings. However, the conversion
of this building to an alternative use, including residential or offices, is likely to be suitable.

Recommend@on

The car park should continue to be allocated in the Local Plan for development (residential or commercial uses
would be suitable). It would also be suitable to be retained as a car park if needed.

The air raid shelter should ideally be retained amtbiporated within any wider redevelopment proposal.

23 Sheep Street is unsuitable for redevelopment but would be suitable for conversion.

7 Cirencester Car Pde Feasibility Study, June 2016
8 www.cotswold.gov.uk/media/234098/Parkstateqy2010.pdf
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Indicative capacity

11 homes (calculated using a density multiplier assumptahigher or lower density may be isable subject to a
detailed design)

Proposed site design brief if the site was allocated in the Local Plan

The following is not an exhaustive list and further guidance on design requirements viiirbegirdvedpepplication
process. Developments will be expected to comply with the requirements of the Cotswold Design Code and to delive
quality built and green infrastructure design.

If C97 were to be redeveloped:

1 The development should seé& protect and enhance nodesignated heritage assets within the site, including
23 Sheep Street, the air raid shelter, and the dry stone walls

1 The scheme design should seek to provide further enclosure to Sheep Street, possibly by extending the existing
building line long Sheep Street further

1 A pedestrian walkway through the site should continue to be provided to maintain the link from the Brewery
Car Park to Sheep Stregt

1 Consideration should be given to whether an access road can be provided throegiiteétto the Brewery Car
Park to improve or replace the current Brewery Car Park access arrangement

I The historic context of the site should form the starting point for the design of any redevelopment scheme.
Given he whole of the allocation has nationaichaeological importanceny development proposal would
likely need to minimise the ground impacts so that the archaeological remains are preserved from harm or loss.

1 Opportunities should be taken to provide more planting and habitats in this part eftdkvn where green
infrastructure improvements are required.

Key actions required

1 Feasibility studygrchaeological investigations abilencester Town Centre Car Parking Strategydate.
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Sheep Street Island (ref: C106B)

| Cirencester - Sheep Street Island |

C106B
N
A
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B T s |©Crown ight and rights 2021. O Survey, LANo,0100018800|
Proposal: Part of the site is available for different types Assessment date: January 2021
development, dependent on an updated car parking . . .
strategy and the town centre masterplan. Land ownership: Multiple ownerships
Site area: 0.96ha
Site description
The site has a prominent | ocation within the west Ci

into the town and its historic centre from the A429 ringad. The site contains five separate land usdsch are:

I The OId Station Car Park (0.44ha), which is lestgy public car park containing 149 standard spaces, two
disabled spaces, and five motorcycle spaces. Typically the Old Station Car Park is busiest throughout the working
week, and is often at I capacity before 10:00hrs, demonstrating that it is well used by commuters. The Car
Park is less busy at weekends when typically it can be between 60% and 90%°%apacity

1 The former railway station building (0.06ha), which is Grade Il listed and is ¢lyrresed for storage and civic
events

1 The Memorial Centre (0.15ha), which is also Grade Il listed and is used as a NHS mental health resource centre
and has its own private visitor / staff car park

1 Oakley House (0.29ha), which is the offices of two vesilablished businesses. Oakley House also has a private
staff car park, as well as an extensive green area containing a number of large trees. Oakley House is separated
from other parts of the Sheep Street Island site by a tall Cotswold Stone wall adl#a stepped up in height.

Oakley House and its private staff car park and extensive green area are not available forszdéegmixed
use development. There is an aspiration to bring back the barns/stables on the site into some sortasfdise

9 Cirencester Car Park Feasibility Study, June 2016
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1 Wooden sheds / garages in the sotghst corner (0.02ha), which are in storage use in association with the
cottages on the opposite side of Sheep Street. These have been confirmed as unavailable.

The site is in four separate ownerships. These largely correspuitid the land uses except the former station
building and the Old Station Car Park, which are both owned by Cotswold District Council.
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The site is within the centre of a circulatory one way road system, which includes Hammond Way, Tetbury Road
and Sheejstreet. The surrounding buildings are between one and three storeys in height.

1 Opposite the northwestern boundary is the Grade II* listed Cirencester Park Wall, which screens Cirencester
Park to the rear.

1 The southwestern boundary adjoins the newly déwped Bath Gate sheltered housing development with St

Jamesds Place offices | ocated further to the west
1 The southern boundary looks over the Waitrose car park.
The eastern boundary | ooks towards Cirencé8tedtleas s ma

several cottages, some of which are Grade Il listed, and the Sheep Street Car Park.

Planning history

This is a summary of the key planning applications and site history. It is not a comprehensive list.

The siteds f or me r waypstatiom and fissgbodsuyar@ which serveal the @irericester to Kemble

branch line. The railway line was removed in the 1960s, although the Grade Il listed Brunelian railway station building
remains.

The site became an island with the construction of thé28 inner ringroad. The scheme provided a new access
into the town centre via Hammond Way and it downgraded and stopppd etbury Road.

The Grade Il listed Memorial Centre was built as a chapel in 1833 on and was converted into public hall, known as

Apsky Hall, before being given to the Memorial Hospital in 1921. The building became Cirencester Memorial Centre
in 1990 and is now used as an NHS medical facility.
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The adjacent former TH White garage si tdevelopedin28l8towe st ,
provide 34 sheltered apartments (Bath Gate) (ref: 14/05222/FUL).

Several policies in the Cotswold District Local Plan 2@11(adopted 3 August 2018) have particular relevance to
this site:

1 Policy S1 allocates the site for mixede derelopment (Local Plan ref: CIR_E13B).
T The site is within Cirencesterof6s devel opment bounda

1 Inset Map 2 (Cirencester Centre) shows the site to be within the Cirencester Town Centre Boundary but on
the edge of the Primary Shopping Area. Policy EC8 reqairgsquential test for where main town centre uses
are preferred.

The site is a key sitéor the Cirencester Town Centre Masterplan.
Old Station Car Park

No recent relevant planning history
Oakley House
19/04106/FUIBO Ref ur bi shmentoudthbu2Ndi egisdt i Pgr mi tted

18/04048/TCONRBO Yew tree near boundary wa lreduosthe carfopytoveshagea n g s
and balance out the shape of the canepa x i mum of 3 0% reduction. 6 No Obj ect

10/01470/TCONR8O Tr e e s t cewdy-€ll Acacafdead, exempt. T.2 Beectell. T3 Four Damson trees

-fel. T.4Yewshorten all side branches growing towards buil
09/03642/TCONR8 0 Tr ees bordering TH Whit e- gowtCraducioR 280%kT.289g Ar €
Hawt hor n, remove overhanging branches onto car park.
Permitted

Apsley Hall (Cirencester Memorial Centre)

17/02458/LB@o Demol i ti on and erection of iesationgtacarparkanelading r on t

new cycle store and bin storesédé. Permitted

17/02457/FUIBBO Demol i ti on and erection of new external ramp
car park including new cycle and bin storeséo6. Per mitt
16/02019/FUl 0 Demol i ti on and erection of new external ramp
to car park including new cycle and bin storesbo6. Pern

16/03702/LB@o6 I nt ernal alterations to |l ayouto. Permitted

16/02020/LB@ o0 De mo |l i t i on @ew dxtemal Bamp tio Cirencesfer Memorial Centre and alterations

to car park including new cycle and bin storesbo6. Pern
15/04773/LB&®0o 1l nst al l ation of additional handrail to existi
15/02027/LB&@ o |1 nt er nal and ePertmitednal alterationsé
15/00903/LB@o0 Repl acement door to east elevation, and inter
di sabled toilet, kitchen, consulting room and subdi vi
Landscape

These comments are madehe basis of a short survey conducted by a Principal Planning Officer.

The site is not located within the Cotswolds Area of Outstanding Natural Beauty (AONB) or a Special Landscape
Area. The AONB is, however, located on the opposite side of Tetburydradjacent to the northwest boundary.

The site is screened from views from the AONB by the Grade II* listed Cirencester Park Wall and woodland within
Cirencester Park.aRegistered Park Garden

The site is located inside the Town Centre. It is clasdifas previously developed land. It is bordered on four sides

by existing development and is inside a circulatory road. The site therefore has an urban character and appearance
althoughthis is softenedoy the presence afeveralrees including within the Oakley House site and along the road
frontage with Sheep $eet.
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The re-development of the site would not result in an encroachment of development into the open countryside or
have a material impact on the setting of the towworfr the AONB landscape. The site could be-adeveloped
without having an adverse impact on the character or appearance of the wider landscape or the, AfoNig8ing

that the existing trees on the sitare retained as theseare important landscape featur@sthin the townscape /
landscape

Biodiversity

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Officer ir
Further specialist survey work may be required before the site can be thitocatsd Fian.

The site is not located within an area covered by a formal nature conservation designation nor is it expected that
the redevelopment of this site would have a significant impact on an area protected by a nature conservation
designation.

The former station building, Aspley Hall and Oakley House all have potential to be used as bat roosts and any
development might affect flight lines, light levels in relation to their use of the building.

The trees and drystone walls within the wider site mayvide a habitat for some protected species. These could
be retained within a wellesigned scheme.

Biodiversity net gain enhancement in this location might incthdeys likebird and bat boxes and native species
planting.

Trees

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Officer ir
An Arboricultural Report that accords with BS 5837:2012 would be required of any development proposal.

Vo by \i‘;

The site contains a nunelb of trees. None are protected by a Tree Preservation Order (TPO). However, the trees
are protected by the Conservation Area designation.

There are several trees or groups of trees within the site, which are of particular importance:

1 Oakley House to the west of the site is flanked by a high concentration of attractive mature andnssuone
trees.
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1 There are several Cherry trees along the boundary between the Old Station car park and Sheep Street.
1 There is a large red deciduous tree mehe Old Station building.

There are further trees within and on the boundaries of the site. In combination, the trees all help to soften the built
form and help to screen views into the site, as well as providing enclosure to the streetscene.

The protecion of the trees will constrain the developable parts of the site, particularly the expansion of Oakley
House. Although the Old Station car park, the old station building and the Memaorial Centre contain important trees,
large parts of these sites contaio trees and are more developable.

There may be some limited opportunities to provide further tree plantéhan particular, additional tree planting
along the southern boundary and along the northern boundary with Tetbury Road.

Historic Environment (exclud ing archaeology)

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Office
historic environment or heritage assessment would be required of any development proposal.
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The site is not a Scheded Ancient Monument. However, it is located opposite the Corinium Roman Town
Scheduled Ancient Monument (ref: GC361) and is in the vicinity of 'The Querns', which is the area of the Roman
amphitheatre and an extraural cemetery.

The site is within theCirencester Town Centre Conservation Area. It also contains two Grade Il buildings. These
are The Old Station Buildin@gncluding the former railway station platforrahd Aspley Hall, which are both located
towards the east of the site. The site is alscdted opposite 229 Sheep Street, which are Grade Il listed cottages,
and the Grade II* listed Cirencester Park Wall.

The site contains several Nebesignated Heritage Assets, including Oakley House; tinyeswalls on the site

boundary and a large stoneetaining wall which once formed part of the railway station complex. The site is also
archaeologically sensitive since it is |l ocated -withi:H
Designated Heritage Assdbevelopment proposals wouldlso need toretain and enhance important views down

the OId TetburyRoad towards the church and the town cenre
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The site also contains some features which do not contribute positively to the Conservation Area or the setting of
the listed buildings. Thesaclude:

1

The public car park, which has a functional appearance and does not provide an attractive gateway to visitors
first entering the town

The modern extension to the Old Station Building, which does not relate well to the original struycture

The wider site has a sporadic and convoluted development pattern, which is hampered by split levels and
irregular shaped parking areas

There is now a lack of a building frontage along parts of Sheep Street and Tetbury Road, which historically
existed

The sie is bound by the circulatory road system. The outlook from the south of the site is particularly
unattractive.

Given he sensitive historic context of this site, any redevelopment should be hefigahén particular, there is an
opportunity to bring therailway station back into active us@dcelebrate the previosi railway use through the site
design to enhance the setting of the listed buildings; to restore the building line along Sheep Street; and to rethink
how the parking arrangementsit would be preferable to position the parking areas hidden from external view.

Other issues / constraints

il

il

The Cirencester Community Rail Group proposes to install a very light rail line linking Cirencester to Kemble.
This would include a station on Tetbury Roadposite the northern boundary.

Phasing any loss of car parking will have to fit in with the delivery of the town centre's Car Parking Stfategy

Previous archaeological events within the area have found remains from the prehistoric, Romart #&myip
medieval, and post medieval periods, with the Roman period the most well represented. A desktop assessment
in 2008 identified defences from the Roman Town through the eastern half and centre of the site and an extra
mural cemetery extending from the westhe site has moderate potential of as yet unknown buried
archaeological remains. It would be unlikely that any remains would form an absolute constraint on development.
However, there may be Roman cemetery remains on the site which would be expensivedwat®. Such
remains might also be subject to the Burial Act 1857 and Disused Burial Grounds Act 1981. There may be a
requirement that human remains are excavated (rather than building directly in and over the ground containing
remains). Any design wouldbe to take account of the position of any other important archaeological remains
and attempt to preserve them in situ in accordance with the NPPF.

It is likely that any possible exit point from what is currently the Old Station Car Park onto Hammond Way
would create a highway safety issddthough tis is subject to technical expert advice of Gloucestershire
County Councilwho would need to consider the followingumulative highway safety concerns:

- Hammond Way and Sheep Street converge only a few yardsedeft of any possible exit point;

- Both Hammond Way and Sheep Street are on sharp curves on the approach to the exit point and there are
likely be visibility splay issyes

- There is a pedestrian crossing over Sheep Street and Hammond Way close tottbEthef proposed exit
point;

- Traffic approaching the proposed exit point is preparing to enter into a{feay miniroundabout

- Hammond Way receives high volumes of traffic

- There is a height difference between the southern part of the Old Station Kk and Hammond Way.
Providing an exit onto Hammond Way with the required gradient would require the exit point to be set
back a reasonably long distance into the Sheep Street Islandsite

- Providing a bus exit point onto Hammond Way would require tieenoval of part of a distone wall from
within the Conservation Area.

Topographyd The site has splitevel topography, which descends from the west of the site down towards the
town centre. The height differences would constrain a lasgale compreheng development.

10 www.cotswold.gov.uk/media/234098/Parking-strategy-2010.pdf
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Vi.

Site shape and siZeThe Old Station Car Park is long and thin. The car park is split in two by the former station
building and Agey Hall / the Memorial Centre. It would be preferable to consider these two sites together to
redevelop thesite.

Former railway station building needs internal refurbishment and rewiring.

Amenity 6 The neighbouring residential uses to the east (cottages on Sheep Street) and west (Bath Place
sheltered houses) will create amenity considerations for any futureldpment proposal.

Hydrologyd The site has low flood risk. However, it is within a Source Protection Zone.

Contaminationd records indicate some historic landfilling on the former railway yard. Further investigation is
needed to establish the potentiabrf contaminated land. This is likely to require remediation and mitigation
measures, which would add cost to any scheme.

Within Fairford, Kemble and South Cerney Airport Safeguarding Areas.

Public transport interchange: It has been suggested that theitiel be used as a public transport interchange.
Buses would enter from Tetbury Road, travel through what is currently the Old Station Car Park, and exit onto
Hammond Way. This proposal has been assessed but has several significant issues:

This proposal wald require the whole Old Station Car Park site.

Bus operatordhave indicated that thsite is unsuitable for a bus interchange. They believe that the location

is too far from the main shopping area and that public transport users would be unwilling lolettoacatch

a bus from here. The distance from the shops for disabled or elderly users is a concern. The bus routes
would also need to be longer and more circuitous to serve this location, which would increase journey
times and decrease viability.

There is an aspiration to link local bus services with national coach services at the bus interchange. National
Express and Megabus currently pick up and drop off at the Cirencester London Road bus stop. Most services
enter Cirencester from the A429 Burfat Road, stop at London Road, and then exit the town centre via a
loop of Lewis Lane, South Way, North way and Dyer Street (arpetik journey time of five minutes and

0.8 miles). If a bus interchange is located at the Old Station site, coach servicesnsedlto travel around

the A429 inner bypass to pick up / drop off passengers and return via the same route-(aakffourney

time of 10 minutes and nearly 4 miles), which doubles the journey time. Megabus, in particular, has indicated
that their busiress model relies on quick stopping times and they have previously considered picking up and
dropping off at the services at the service station adjacent to the A417T. Megabus does not get a large
amount of custom from Cirencester and a bus interchangéat®Id Station site is incompatible with their
business model.

National Express has said that its passengers require cheapstayngar parking close to the coach stop,
potentially to allow parking for several days. The relocation of such parking woaltitogake place close

to the Old Station Car Park to resolve this issue.

There are likely to be highway safety issues with an exit onto Hammond Way (as discussed in the other
issues / constraints section). In addition to the points already raised, bu#@wevould require a large

part of the road to enter Hammond Way (in particular, Megabus coaches are typically 15m, as opposed to
the regular 12m buses used by other companies). This presents a further highway safety concern.

If buses and coaches exiteth Tetbury Road, it would require them to turn around. However, the Old
Station Car Park is narrow (approximately 25 metres) and there would be difficulty providing sufficient
space for a passenger waiting area and turning space for buses. This arrangeulenalso increase
journey times and would also be less safe, as it would require buses to reverse.

Summary

1

The Old Station Car Park, the old station building and the Apsley Hall / Memorial Centre car park are the parts
of the site with the greatest pantial to accommodate any development. Any development of these areas would
require the cooperation and agreement between the NHS medical group and the Council, particularly in relation
to the configuration of parking arrangements. However, there is pasrb reintroduce a building frontage
along Sheep Street in internalise the car parking areas so they are hidden from public view.
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1 The Oakley House is unavailable for redevelopment, although there is an aspiration to bring back the
barns/stables on thetsiinto some sort of use. Even if this part of the site was available, Oakley House is-a Non
Designated Heritage Asset and there are numerous trees, which make this part of the site unsuitable for a
mixeduse development. The site is located within theeBicester development boundary and inside the town
centre boundary where there is a presumption in favour of development. This would enable the barns/stables
to be brought back into use, subject to adhering to other policies in the Local Plan.

1 The garagesithe southeast corner are unavailable.

1 A public transport interchange in this location would be unsuitable.

Recommendation

1 Remove Oakley House from the Local Plan site allocation

1 Remove the garages in the sowghst corner from the Local Plan site alltioa

1 The Old Station car park and Apsley Hall should continue to be allocated in the Local Plan for development,

subject to the findings of the Cirencester town centre masterplan feasibility study. A residential development
or B1 office use would be suiteh A community use may also be possible.

Indicative capacity

16 dwellings (calculated using a density multiplier assum@tiohigher or lower density may be suitable subject to
a detailed design); 0.65ha of B1 office employment land; or land for a coityrfacility.

Proposed site design brief if the site was allocated in the Local Plan

This following is not an exhaustive list and further guidance on design requirements will be providedpipttagiothe pre
process.

If this site were to be redeMeped, proposals should:

il

f
f
f

be heritagded;
seek to introduce a building frontage around the periphery of the site, particularly along Sheep Street;
seek to internalise parking areas to hide them from public yiew

The historic context of the site should form the starting point for the design of any redevelopment scAeme.
development proposal would need to prioritise investigation and safeguarding of potentially significant
archaeological remainand

Opportunities should be taken to provide more planting and habitats in this part of the town where green
infrastructure improvements are required.

Key actions required

f
f

Feasibility study, including archaeological investigations.

Updated Cirencester Town Centre CédParking Strategy.
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Waterloo Car Park (ref: C135)
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Proposal: Car park or other development
Site area: 0.67ha

Assessment date: February 2021

Land ownership: Single ownership

Site description

The site comprises a 238§pace surface level public car park, which serves the town centre. The car park is accessed
from London Road via Th&/aterloo.

The site is located to the rear of the main shopping area within the town centre, which is locatee teothth and

is accessed via a narrow pedestrian walkway next to the Argos shop. There is housing to the north, east and west.
The River Church is also located adjacent to the neetstern boundary. Abbey Grounds Park is also located to

the north and is acessed via a footpath that links directly to the site.

Planning history
This is a summary of the key planning applications and site history. It is not a comprehensive list.

The site is located within the Cirencester development boundary, as defined by the adopted Local Plan. It is also
allocated within the Local Plan for decked car parking. The adopted Local Plan strategy for Cirencester town centre
identifies the Waterloo ge as the location where parking capacity will be intensified to accommodate future parking
demand and to release other town centre sites for alternative uses.

The site is located outside but adjacent to the Cirencester Town Centre Boundary and the Pr8happing Area.
It is a key site for the Cirencester Town Centre masterplan.
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Landscape

These comments are made on the basis of a survey conducted by a qualified Landscape Officer. A full townscape asse
would be required of any development pragesdbp and site assessments) undertaken by an appropriately qualified and
experienced landscape professional.

Landscape Context

National Character Area 107: Cotswolds
Landscape Character Type: Urban
Landscape Character Area: N/A

Constraints/Designations

Landscape: Not within the Cotswolds AONB or a Special Landscape Area

Historic: No listed buildings within the parcel but some are present in the local areal. Not within a Conservation
Areabut adjacent to the Conservation Area on two sides

Other (floodplain, PROWS): No PRoW within the parcel. Pedestrian permeability through the parcel is currently
provided.Not TPOs within the site but aaumber of TPOs are present on the trees to the north and over the road
to the south.

Landscape sensitiyit

EvaluationLow

Justification: The parcel is located within the settlement and development boundary. It has been previously developed
and its current usage is for parking, this gives it an urban context. The landscape sensitivity of the parcel iedonside

to be Low. Consideration should be given to the design and scale of any proposal to ensure the proposal does not
dominate or appear discordant within the local townscape and street scene. Any development should be offset from
the northern boundary to afeguard the mature and in some cases protected trees along this bouemthtire river

There is also an opportunity to improve Green Infrastructure in this location through the development of this parcel.

Biodiversity

These comments are made on theddasidesktop and site survey conducted by a Principal Planning Policy Officer in winte
Further specialist survey work may be required before the site can be allocated in the Local Plan.

The site is adjacent to the River Churn, which is a Key Wildlife &ud is recognised for its mammal interest, likely

to be water vole, otter and bats, which are all protected species. Any development on the site has potential to
impact the river through pollution (during construction), lighting and shading (due tbetght of structures), which

may impact upon protected speciaad wetland habitats

There is likely to be ecological impacts arising from demolition, construction and the development itself, so an
ecological assessment would be required to inform adeqoatigation, compensation and enhancement measures,
particularly with regard to the Key Wildlife Site (River Churn).

The site is also located within a Great Crested Newt Amber Zone and is adjacent to Priority Habitat (deciduous
woodland) to the north.Biodiversity net gain enhancement in this location might inctbaes like native species
planting in any new landscaped argasvision of bird and bat boxes within the design of the building, river corridor
enhancements, potential green walls/roofs] ¢he provision of trees to expand the green infrastructure network.

Trees

These comments are made on the basiiegktop and site survey conducted by a Principal Planning Policy Officer in wintel
An Arboricultural Report that accords with BS 5837:2012 would be required of any development proposal.

The site does not contain any trees protected by a Tree PresémaDrder (TPO) and it is not located within the
Conservation AreaHowever, the site is adjacent to several TPOs along the course of the river to the north, which
may be impacted by a development on this site.

Many of the trees on the car park site, whitellectively providing a high level of amenity value, are in poor condition.
Tree removal has taken place in recent years and it is likely that due to the condition of the trees within the car
park, more tree removal will be necessary in the near futiessible causes for the condition and health of the
trees may be the result of dieing salt, vehicle impacts and limited and exhausted planting pits.
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The trees to the north and nortkeast of the site, between the existing car park and the river, are idensd
important assets to the built environment and offer a high degree of amenity value. The trees also visually buffer the
site from the houses beyond. The green strip and trees will also be acting as a pollution buffer between the car park
and river, as well as a wildlife corridorThe trees to the north and northeast should therefore be retained and
adequately protected.

Historic Environment (excluding archaeology)

These comments are made on the basidesktop and site survey conducted by a Principal Planning Policy Officer. A ful
historic environment or heritage assessment would be required of any development proposal.

The Waterloo Car Park lies outside, but immediately adjacent to the Cirencesters€rvation Area; it thus falls
within its immediate setting. However it does form an integral part of the modern town. It also lies to the rear of
several listed buildings along Dyer Street, particularhfpd{odd), and is therefore within their setting.

To the southwest, on the further side of The Waterloo, there are the rear of the burgage plots along Dyer Street
(the buildings of which are generally 23/storey). To the south, these remain open, although several have been
converted into car parks. &ond these are two historic outbuildings, now converted into commercial premises;
these are not separately listed, and initially would not appear to be within the historic curtilage of any listed buildings;
however they would constitute nowlesignated hétage assets, and are identified in the Conservation Area
Statement(November 2008)as positive buildings. These are modest buildings, being 1% and 2 storey respectively,
albeit of similar heights.

To the north of these is the rear of the rather brutal;8orey modern building that contains Argos, and its car park;

this is identified in the Conservation Area statement as a negative building. The only significance of this is the angled
alignment of the site, which is historic, and may be a remnant of tlemtation of the Roman grid; beyond this is
Woolrich House, a modern, 3torey commercial/residential building.
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Along the northwest side of the site is a long run of madth century housing, which is effectivebgtérey (3 plus
a high falsenansard)

The southeast of the site is bounded by a line of trees along the banks of the River Churn, beyond which are the
later-20th century, 2storey houses of Corinium Gate.

To the southeast of the site are several 20tientury bungalows, identified in tli&onservation Area Statemetats
neutral; and a single;2orey historic building, identified as positive, with an area of walled, andwweted garden
between the two.

Consequently the context of the site is on one that is higher and more densely deacttopthe west/northwest,
but becoming generally lower and less dense, with more greenery and visual interrelationships with designated and
non-designated heritage assets to the scetist.

From the eastern corner there are some glimpses of the towettef Church of Saint John the Baptist; however,
these are slight, incidental glimpses, not defined views.

The site (or the trees on the further side of it) forms the termination of the view up The Waterloo from the Junction
of Victoria Road, Dyer Streetna London Road.

This view is an important consideration in terms of the character of an important entrance into the historic town,

as well as the character and appearance of the conservation area and the setting of numerous designated and
undesignated hedge assets. This need not, in itself preclude development on the site, but should be a very significant
consideration in the design process.

The relationship of the site, not just to the present context but to any future context, is also of great impmata
and thus it needs to be considered in the light of potential wider masterplan for the town, including any possible
new linkages.

In order for the full implications of any proposed design to be robustly understood and assessed it is vital that both
athorough views analysis, and a thorough heritage impact assessment be undertaken. The number and position of
these viewpoints in the views analysis should be agreed with the L.P.A. beforehand, but would certainly include key
views within the town and, depeling upon the proposed height, longer views towards Cirencester.

63



Part of the site ipart of a Scheduled Ancient Monument, and the whole of the site is archaeologically sensitive since
it is located in Cirencesterds Roman town

Other issues / constraints

1 The majority of the site lies within Flood Zone 2 with the nearby River Churn to the nedst being in Zone
3 and therefore Policy EN14 (Managing Flood Risk) is also relevant. Proposals which include residential or
commercial development would be subj¢otthe Flood Risk Sequential Test.

f Phasing any loss of car parking will have to fit in with the delivery of the town centre's Car Parking Strategy
1 Pedestrian connectivity with the town centre could be improved.

Amenity 8 The neighbouring residentiabes will create amenity considerations for any future development
proposal.

1 Within Fairford, Kemble and South Cerney Airport Safeguarding Areas.

Summary

The site is an important parking facility which serves the town centre. It is mostly located in ith Zo® 2, which
constrains the potential for alternative uses to car parking. The site is within the setting of the Conservation Area
and a number of listed buildings and any development will impact the amenity of neighbouring housing. The site is
also loated adjacent to a key wildlife site, so a sensitively designed development would be required.

The development of this site needs to fit into the wider town centre strategy and the masterplan. In particular, there
is an opportunity to improve the link beteen this site and the town centre.

Recommendation

1 Establish a more upo-date picture of longerm parking needs in the town centre, which reflects the changing
nature of the high street and the need to tackle climate chaigeés will need to consider how these contextual
issues might affettow people move around andhtough the town centre. Only then can the Council consider
whether to continuewith the allocationof a decked car parkingcheme.

Indicative capacity
Car pakingd the number of additional spaces is subject to detailed design

Proposed site design brief if the site was allocated in the Local Plan

This following is not an exhaustive list and further guidance on design requirements will be providedpiptmagiothe pr
process.

If this site were to be redeveloped, proposals should:

I seekto introduce a building frontage onto The Waterloo;

1 retain and protect the trees in the north and northeast of the site;

1 provide ecological enhancements, particularly riemiridor improvements forthe adjacent key wildlife site; and
1

use the historic context of the sitesthe starting point for the design of any redevelopment scheme

Key actions required

1 Feasibility study, includirigrther archaeological investigatiobsilding on the investigations that have already
been undertaken as part of the muttiorey application

1 Updated Cirencester Town Centre Car Parking Strategy
Views analysis of the sjte

1 Heritage impact assessment

1 www.cotswold.gov.uk/media/2340®@&rkingstrategy2010.pdf
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http://www.cotswold.gov.uk/media/234098/Parking-strategy-2010.pdf

1 An arboricultural impact assessment amgort will be required that accords with BS5837:205xd

1 Ecological assessment for any proposed development
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Land south of Stratton Mills and Stratton Meadow (refs: C168 and C170)
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Proposal: C168: 4 homes; C17@urther housing Assessment date: February 2021

Site area: Combined = 3.17ha (C168 = 0.33ha, C170 Land ownership: Two ownerships
= 2.84ha)

Site description
The sites are located to the soutbastof the village of Stratton and are accessed from Whiteway View.

Both sites are relatively flat. C168 is a small parcel of unkempt land, which is bound by a dry stone wall, trees and
vegetation. C170 is pasture field used as a horse paddock. The two areaivided by a dense unmanaged shrub
belt and a low stone wall.

The sites adjoin existing development to the north and west and the open countryside to the south and east. The
River Churn is adjacent to the eastern boundary.

Planning history
This is aummary of the key planning applications and site history. It is not a comprehensive list.
C168 (including small parcel of land within the north of C170)

15/03279/0UTd 6 Out |l i ne application for the erectitemmatefs 7 dw
reserved)o6. Withdrawn

16/03402/0UT60 Out l ine application for the erection of 7 dw
reserved) 6. Refused. Appeal dismissed (appeal ref: AF

C170 (rest of site)

No recent relevant planning history
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Landscape

These comments are made on the basis of a survey conducted by a qualified Landscape Officer. A full landscape anc
impact assessment would be required of any development proposal (desktop and site ass¢akerefg)annder
appropriately qualified and experienced landscape professional.

Description

These parcels are located on the south eastern edge of Stratton in an undeveloped area of land that separates the
settlements of Cirencester and Stratton. The land eacterised as agricultural land bound by varying levels of
hedgerow, trees and fencing.

Beyond the northern and western boundaries of the parcels is the residential built form of Stratton. To the south
and east is a continuation of the agriculturaldidbwn to the River Churn. The topography of the site is generally
quite flat with a gentle sloping character.

A Public Right of Way (PRoW) crosses the parcels along a north/south axis (Cirencester Footpath 8). Further PRowW
are present withinthelocallad scape including a section of the Monarc
the east of the parcel.

Parcel specific features

C168 0 This parcel has been the subject of numerous refused planning applications for residential development. A
planningnquiry (APP/F1610/W/17/3179661) was also dismissed. It is noted that the parcel has been cleared in the
last couple of years. This lessened the overgrown characteristic, the boundary vegetation was retained as are the
characteristic dry stone walls whiare in varying conditions.

C170 0 This parcel is larger than the former and is characterised by its open pastoral character. No planning history
exists for this field. It borders dwellings along its western and northern boundaries while the River Clouesést

along the eastern boundary. The pastoral character continues beyond the river and to the south. The boundaries of
the field include dry stone walling, hedgerow and trees.

Landscape context

National Character Area 107: Cotswolds
Landscap€haracter Type: Dip Slope Lowland Valley
Landscape Character Area TV4A: Lower Churn Valley

Constraints/Designations

Landscape: Not within the Cotswolds AONB. The built settlement of Stratton is not situated within any designated
landscape area, but the noals are located within the North Cirencester Special Landscape Area (SI).
character of the parcels is consistent with the identified character and qualities of the SLA.

Historic: No listed buildings are present within the parcels. A few listed stines are present within the local area.
The parcels are not located within a Conservation Area.

Other (floodplain, PROWSs): Cirencester Footpath 8 crosses both parcels along a north/south axis. Further PRoW
are present within the local area includingthrep mot ed Monar chés Way |l ong distan

Landscape sensitivity:
C168 SensitivityMedium

The encroachment of the settlement edge into this pleasant rural gap would be harmful to the local landscape
character and the SLA. The parcel is saered to provide an attractive rural setting to the built edge of Stratton
which strengthens the rural character. Development of the parcel would have an urbanising impact on the landscape
character and views from local public vantage points. The PRaWnathe parcel would need to be accommodated
within any proposal and provides views across the parcel. Any development would materially change the experience
of footpath users on this stretch.

C170 SensitivityHigh/Medium

The parcel is sensitive to dewgment given its open character and connection to the neighbouring rural agricultural
landscape. The parcel occupies a pleasant rural gap within the SLA. Development would enclose the space and reduce
the separation between Stratton and Cirencester. Additlly development would have a negative impact on the
qualities of the SLA and the parcels contribution to the unspoilt rural green corridor between Cirencester and
Stratton. Numerous views from the footpath within the parcel and the local area are athiev
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Biodiversity

These comments are made on the basis of a desktop and site survey conducted by a Principal Planning Policy Officer ir
Further specialist survey work may be required before the site can be allocated in the Local Plan.

The sites areboth identified as Priority Habitat (coastal and floodplain grazing marsh). The eastern parts of both
sites are also within the Cotswold Valleys Nature Improvement Area. The River Church runs adjacent to the eastern
boundary of both sites and the River Gitth Key Wildlife Site extends into the eastern boundary of the sites. Both
sites are also located within a Great Crested Newt Red Zone.

The planning applications on C168 identified a number of protected species within or close to the site, including
grasssnakes, slow worms, otters, nesting birds, foraging bats, badgers, common toads and hedgehogs.

The planning applications process established that some biodiversity impacts on C168 could be addressed through
mitigation, although this would significantlgduee the developable area. However, C170 being Priority Habitat raises
fundamental concerns to the development of this site, which are unlikely to be able to be addressed through
mitigation.

Trees

These comments are made on the basis of a desktopsamesiteonducted by a Principal Planning Policy Officer in winter.
An Arboricultural Report that accords with BS 5837:2012 would be required of any development proposal.

Neither site contains any trees that are protected by a Tree Preservation Order (TR®? trees that are present

are mostly located around the site boundaries, although a significant proportion of C168 is trees and vegetation. The
trees are important in both sites for their role in screening existing development within the wider landsdagie
removal would risk making the sites less developable.

Any development on either site would likely need to retain a significantliressl buffer along the eastern boundary
and along the southern boundary of C170 to minimise impacts on the RivercBiey Wildlife Site and to screen
views within the wider landscape.

Historic Environment (excluding archaeology)

These comments are made on the basidesktop and site survey conducted by a Principal Planning Policy Officer. A ful
historic environment or heritage assessment would be required of any development proposal.

Context: Both sites were once part of a larger field, which used to extend furtteethe west right up to
Cheltenham Road. The site is now viewed in the context of-208 Century housing to the west and north along

68



Cheltenham Road and Whiteway View. There is modern but traditionally designed development to the north of
C168, most ofwhich was built in the early 2000s. The south and east of the site is very much rural in conext.

Designated heritage assets: Neither site is located within the Conservation Area. However, C170 in particular
is visible from the northern extent of the Gloucester Street and River Walk Conservation Area and form part of its

rural setting.
Non -Designated heritage assets: Dry stone walls on the boundaries

Heritage at risk issues: None known

Opportunities: None know
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Other issues / constraints
1 Part of both sites is within Flood Zone 3b and additional parts of both sites is in Flood Zone 2

9 Coalescence of Stratton and Cirencester

1 C168 has 1030% of homes above the Radon action level

Summary

Both sites are located in the Special Landscape Area. C170 in particular is extremely sensitive in this regard and

would be unsuitable for development due to the impact on the Special Landscapdmestlition, both sites are
ecologically sensitive and include protectetiority habitats and specie$he loss of Priority Habitat and the likely
harmful impact on protected species through the development of G$Tlikely to be able taleliver measurable
biodiversity net gain, should the site be developed.

Previous planning applications have demonstrated that C168 is unable to accommodate five or more dwellings. It

may be that a lower number of houses could be accommodates on thisattibeugh this would be below the five
dwelling Local Plan site allocation threshold.

Recommendation
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C168 in isolation falls below the size threshold of five or more dwellings for allocation in the Local Plan

C170 is currently unsuitable for allocation inet Local Plan
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Royal Agricultural University (RAU) Triangle Site (ref: C178)

Proposal: A wider variety of uses to the extant Assessment date: February 2021
planning permission, including residential and a wid
variety of commercial uses.

Site are a: 10.09ha

?_and ownership: Single ownership

Site description

The site, known |l ocally as the &6Triangle Sited, is |
topography. It idocated to the east of the RAU and is principally in agricultural use with some trees and hedgerows
crossing the site. There is an-aleather sports pitch within the soutiwest of the site. The southern part of the site

also includes a small group of diirds (Steadings Cottages). The northern part of the site also contains several
dwellings (Trent Lodge, Bartonbury Lodge, and Further Barton Lodge).

The site is located approximately 1.1km from Cirencester town centre. It is bound by Stroud Road to tkig, nor
Tetbury Road to the south and the roundabout which forms the junction of these two road is located next to the
north-eastern boundary. To the west is the existing RAU Campus, its tree lined entrance from Tetbury Road, and
its sports facilities. The bawaries of the site consist of mature hedgerow and trees along the north, east and
southern boundaries. With the exception of a belt of trees/woodland, the western boundary is currently open with
the RAU buildings beyond.

Planning history
This is a summaoy the key planning applications and is not a comprehensive list

The site is not allocated for development in the adopted Local Plan, although is designated by Policy EC4 as a Special
Policy Area. Unlike Local Plan allocations, which are located insigel@®nent Boundaries, this site is located
outside the Cirencester Development Boundary.

The reasoned justi fi cat iThe Roydl AgriculRrallUnivergity REY) is & keypdcandnmc aissdt |
both for Cirencester and the wider Didtsiduture success and continued growth aspirations, identified in the RAU's
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