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Background

1.0.1 The National Planning Policy Framework (the NPPF) requires each local planning authority to
produce a Local Plan that plans positively for the development and infrastructure required in its area.
The NPPF also requires local plans to be prepared with the intention of contributing to the achievement
of sustainable development.

1.0.2 The aim of the Cotswold District Local Plan is to set out policies and proposals to meet the
challenges facing the area over the period 2011-2031. The plan must be consistent with the requirements
of the NPPF. Once adopted, the local plan will guide future decisions on the use and development of
land in the District and all saved policies in the existing adopted Local Plan will be superseded. Plans
need to be kept up to date and it is anticipated that this plan will be reviewed every five years.

1.0.3 The plan brings together a large amount of government policy, research and evidence that
underpins its strategy, policies and proposals. It includes population projections, economic forecasts,
information about existing planning consents and land supply as well as technical work on matters such
as infrastructure, viability and flood risk. This information is available to view on the Council's website
(www.cotswold.gov.uk) by navigating to the Planning Policy 'Evidence Base' webpage.

1.0.4 The evidence base is constantly evolving as fresh information comes to light and further studies
are completed.

1.0.5 To demonstrate the sustainability of the Plan's strategy, a Sustainability Appraisal has been
carried out at each stage of plan preparation and published alongside the other evidence documents.

1.0.6 The Local Plan is accompanied by a District-wide Policies Map together with a Policies Map
inset for each Principal Settlement and for any location that is subject to a site-specific policy. The
settlement policies identify specific land allocations - for example for housing and employment - as well
as local infrastructure. The land allocations, development boundary and any other relevant land use
planning designations are all indicated on the inset maps.

1.0.7 Councils and other public bodies are expected to work together across administrative boundaries
to plan for the housing, transport and infrastructure that local people need. The Gloucestershire local
planning authorities are working together, within the context of the Duty to Co-operate, to ensure that
new development plan documents properly address strategic planning and cross-boundary issues.
Cotswold District is part of the Gloucestershire Strategic Housing Market Area and the Gloucestershire
authorities have worked together on regular updates of their Strategic Housing Market Assessment
(SHMA).

1.0.8 The Objectively Assessed Need (OAN) and Strategic Housing Market Assessment, together
with relevant supporting evidence, provide an objective assessment of housing needs over the Plan
period. The Local Plan translates this need into a District-wide housing requirement and allocates land
in the most sustainable locations to meet that need.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.

COTSWOLD DISTRICT LOCAL PLAN 2011-20318

1 Introduction



1.0.9 The Local Plan is the main basis and starting point for making decisions on planning applications,
which must be made in accordance with it, unless material considerations indicate otherwise. It therefore
gives local communities, developers and investors greater certainty about whether planning applications
are likely to be approved. The Local Plan sits alongside the NPPF, which, together with Planning
Practice Guidance (PPG), must also be taken into account in making decisions on planning applications
and in the preparation of local and neighbourhood development plans.

1.0.10 Neighbourhood development plans, when adopted, form part of the development plan. They
are prepared by local communities and can be as simple or as detailed as local people want - provided
they are in line with national planning policy and the local plan. Where this plan or any development
plan documents are adopted after a neighbourhood development plan has already been adopted, the
Council will issue a statement of conformity to clarify whether any policies in the neighbourhood
development plan have been superseded.

1.0.11 Other development plan documents and supplementary planning documents may be produced
when necessary to cover specific topics, sites, or to provide more detailed guidance. These too will be
taken into account in any planning decisions. All relevant planning policy documents can be viewed at
the Council offices and online at www.cotswold.gov.uk, by navigating to Planning Policy webpage.

1.0.12 The Local Plan will be supported by a local enforcement plan as a means of maintaining public
confidence in the local planning system. The enforcement plan sets out how the local planning authority
will monitor the implementation of planning permissions, investigate alleged cases of unauthorised
development and take action where it is appropriate to do so.

National Planning Policy Framework (NPPF)

1.0.13 The NPPF provides the national policy framework for planning and sets the context within
which the system operates. It covers, at a strategic level, matters including housing, the economy,
transport, the natural environment and other key issues. Local plans are required to be in conformity
with it. Given the status of the NPPF, it is unnecessary for local planning documents to repeat its
policies. It therefore is important in preparing planning proposals, or in reaching decisions on them,
that the provisions of the NPPF are taken into account alongside the policies of the Local Plan.

1.0.14 A further component that must be taken into account is the PPG.

Planning Practice Guidance (PPG)

1.0.15 Introduced in 2013, the PPG obviates the need for Local Plans to set out detailed generic
requirements that previously may have been incorporated into policy. Equally importantly, the PPG is
susceptible to change. The government intends to update it regularly.

1.0.16 Planning applications should be determined in accordance with adopted local plan policies
and, where appropriate, any adopted neighbourhood development plan unless material considerations
(including the NPPF and the PPG) indicate otherwise.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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Using the Local Plan

1.0.17 In this Local Plan, the planning policies are set out in bold text and the supporting text is shown
in normal text.

1.0.18 It is understandable that people may want ”self-contained” planning policies that, individually,
seek to cover every eventuality. However, this is both undesirable and unnecessary. It is undesirable
because this would result in an overly detailed, repetitious and lengthy document. It is unnecessary
because a properly constructed – and correctly used – plan will be adequate provided its policies are
read together. For instance, a policy relating to development in the countryside does not need to include
references to landscape or highway impacts because other policies in the plan deal with those matters.
And where the plan is silent on specific matter, reference should be made to the NPPF or, if the issue
is one of detail, the PPG. To reiterate, it is important to remember that the Local Planmust be read as
a whole to fully understand the policy context for decision-making on development proposals. Therefore,
even if a policy states that a proposal 'will be permitted', this is also subject to the consideration
of all other relevant policies in the Local Plan and other material considerations. It should also
be noted that all condition clauses should be met where relevant unless stated otherwise.

1.0.19 The numbers of dwellings quoted in relation to housing allocations in the settlements (section
7 - Delivering the Strategy) are indicative estimates. The final number of dwellings built may vary from
the estimates, depending on the outcome of the planning application process.

Monitoring the Local Plan

1.0.20 Monitoring the implementation of the Local Plan is an essential component in ensuring its
ongoing effectiveness. It is particularly important in relation to the periodic reviews that are needed to
keep the Local Plan up-to-date.

1.0.21 Planning policies may have different quantitative and qualitative aspects depending upon the
nature of the policy. Some policies are more susceptible to objective measurement than others. For
instance, the number of affordable houses permitted over a certain period can be quantified and then
measured against the requirements of the relevant policy. On the other hand, the impact that
development may have upon the landscape exhibits elements that, although a matter for professional
judgement, are to some extent subjective and unquantifiable. Of course, some policies can exhibit both
aspects.

1.0.22 The Council recognises that it is important, as far as is reasonable, to distinguish between the
quantitative and qualitative when it comes to monitoring the impact of its Local Plan. To that end, where
quantitative assessment is appropriate this will be achieved through a variety of means, including the
frequency of citation of a policy in planning conditions or the frequency of its citation in refusals of
planning permission or in planning appeals. In respect of policies that are more qualitative in nature,
the approach will be based on instigation of a “Policy Panel” or workshop, meeting periodically, that will
hear the views of relevant professionals in respect of the effectiveness of relevant policies.

1.0.23 This approach reflects the reality of “the art and science of town planning”. It represents a
pragmatic approach to ensuring we have an effective Local Plan.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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2.0.1 Cotswold District has a population of about 84,000 spread over an area of 450 sq. miles (1,165
sq. km). Although very rural, the District lies in close proximity to large urban areas – notably Swindon,
Gloucester and Cheltenham and, further afield, Oxford, Bristol, Bath, Birmingham and Coventry.

Natural and Historic Environment

2.0.2 The Cotswolds is internationally renowned for its natural beauty. The distinctive local building
stone, used in the construction of the many magnificent historic buildings, is a hugely important part of
the character that makes the Cotswolds a famous tourist destination. The interplay between the built
and natural environment is a defining characteristic throughout the District, especially within the Cotswolds
Area of Outstanding Natural Beauty (AONB).

Moreton-in-Marsh

2.0.3 The distinctive heritage includes its numerous market
towns and villages and their settings, as well as individual
heritage assets.

2.0.4 The quality of the District's built and natural
environment is reflected in the high number of environmental
and heritage assets (both designated and non-designated).
These include:

80% of the District is within the Cotswolds AONB (a
greater coverage by a national landscape designation
than any other District in England);
144 Conservation Areas (more than any other District
in England);
4,991 entries on the statutory list of buildings of special architectural and historic interest (second
after City of Westminster);
239 Scheduled ancient monuments;
32 registered historic parks and gardens;
37 Sites of Special Scientific Interest;
Over 260 locally designated Key Wildlife Sites;
1 registered battlefield.

2.0.5 In the south of the District, beyond the AONB, the Cotswold Water Park (CWP) is the largest
area of man-made lakes in the UK, covering an area of 40 sq. miles (33 sq. miles in Cotswold District).
The CWP has evolved from major sand and gravel extraction of the upper Thames valley, which is
on-going and likely to continue for the foreseeable future. The area is important for nature conservation,
while also providing a major resource for tourism, notably water recreation. Nearly 960 holiday homes
have been granted planning permission in the Cotswold part of the CWP.

2.0.6 A small area of the Cheltenham and Gloucester Green Belt spills over into the District at
Ullenwood in Coberley parish. This area is also within the Cotswolds AONB designation.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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Population and Housing

2.0.7 Household growth between 2001 and 2011 was 5.3% in Cotswold District (England 7.9%) whilst
population growth at 3.1% has been slower. This is leading to a decrease in the average household
size. Factors influencing the growth in household numbers include the number of older people living
longer as well as family breakdown.

2.0.8 The District has a high proportion of elderly people and a low proportion of children and young
people. It also has the lowest population density, by far, of any of the districts in Gloucestershire(1).

2.0.9 While most residents in the District enjoy a good quality of life, many live in places that lack
good access to services, facilities, training and education. This presents problems for those who rely
on public transport, particularly young and elderly people.

2.0.10 The attractiveness of the area has inevitably brought pressures for housing growth. In the
north of the District these have been driven, since the 1960s, by commuting to the West Midlands.
However, movement out of London and the south-east has made the Cotswolds particularly attractive
for retirement and holiday or second homes. Some of these properties are occupied only at weekends,
or for occasional holidays. The 2011 Census indicated that 9.3% of dwellings in the Cotswold District
had no usual resident household because they were second homes; vacant dwellings; or buildings with
short term occupation used by visitors. On 1st April 2014 there were 691 empty properties in the district,
of which 218 were long-term(2).

2.0.11 Although the area has high property values, the median earned income of full-time employees
in the Cotswold District is £26,933, which is £500 higher than the average Gloucestershire income
though lower than Stroud and Cheltenham. The median income of all employees (both full-time and
part-time employees) is £19,131, the lowest of all districts in Gloucestershire(3). Consequently, significant
sections of the community experience social and financial deprivation, particularly access to housing.
The problem is exacerbated by private sector rents rising faster than earnings across the county(4).
The affordability of homes has worsened since the previous District Housing Needs Assessment was
published in 2010 (HNA 2010), while the ratio of house price to earnings in the District worsened from
10.88 in 2009 to 11.15 in 2013(5).

1 www.gloucestershire.gov.uk
2 CDC Housing Strategy – sourced from a report run of Council tax records
3 Annual Survey of Hours and Earnings, residents based analysis of full time employees at 2014.

Employees are those defined as employed persons and do not include people who are self-
employed, www.nomisweb.co.uk

4 Gloucestershire SHMA Update March 2014 www.cotswold.gov.uk
5 DCLG Live Table 576: Ratio of lower quartile house price to lower quartile earnings by District

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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Local Economy

Stow-on-the-Wold

2.0.12 Each of the larger Cotswold towns has a strong
and distinctive role. However, Cirencester is by far the
most dominant centre with about a quarter of the District’s
population (nearly 20,000) and over 30% of jobs (around
13,500) based in the town(6). This is the key location for
business services, finance, retail and public services.

2.0.13 Moreton-in-Marsh is regarded by many as the
main centre for the north Cotswolds, while
Bourton-on-the-Water, Chipping Campden, Fairford,
Lechlade, Northleach, Stow-on-the-Wold and Tetbury
perform the role of service centres for surrounding rural
areas. Smaller local service centres exist at
Andoversford, Blockley, Down Ampney, Kemble,
Mickleton, South Cerney andWillersey. Elsewhere, rural
services are relatively sparse and generally declining.

2.0.14 A striking point about the District’s main service centres is their relatively even geographical
distribution, with each of them serving a significant catchment of smaller settlements. Many of these
historic market towns and larger villages have developed at points along the Fosse Way - a major route
running between the south-west and the north of the District.

2.0.15 There is a range of employment land and premises in most of the larger market towns and
villages, although provision at Lechlade, Northleach and Stow-on-the-Wold is limited. Despite poor
broadband coverage throughout much of the District, the economy has a strong representation of small
businesses and a reasonably diverse economic base(7). These businessesmake a significant contribution
to the economic well-being of the District, offer local employment opportunities, and has made the area
fairly resilient to fluctuations in the national and global economies. Unemployment rates remain relatively
low.

2.0.16 In 2011, almost 8,000 people (13.3%) worked from home in Cotswold. This rate is double the
national average and significantly higher than Gloucestershire’s average of 8.5%(8). This is partly due
to the rural nature of the District and a highly skilled and entrepreneurial workforce.

2.0.17 There is significant "leakage" of comparison (non-food goods) shopping trips to other centres
outside the District(9).

6 ONS Census 2011 Office for National Statistics and Business Register and Employment Survey
Office for National Statistics Data to 2013: www.nomisweb.co.uk

7 Inter Departmental Business Register (ONS): www.nomisweb.co.uk
8 ONS Census 2011 Office for National Statistics - Nomis Homeworking by age and industry:

www.ons.gov.uk
9 Cotswold Retail Study Update (December 2016)

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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2.0.18 The wholesale and retail trades represent the largest employment group in the District (17.3%).
The next largest groups are education (10.7%) and health and social work activities (8.3%). Cotswold
has an above average proportion of residents working in agriculture, forestry and fishing, accommodation
and food services, and professional, scientific and technical activities. The service sector accounts for
the largest proportion of local jobs, with tourism being a major and growing part of the local economy(10).
There are a number of large businesses including Campden BRI, St. James's Place, the Fire Service
College, and educational institutions, notably the Royal Agricultural University, which offer opportunities
for higher value growth.

2.0.19 The economically active population is, however, declining across the District, and the labour
market is considered tight by local businesses with labour supply issues, particularly in the professional,
skilled trades and engineering sectors, potentially impacting on economic growth(11).

2.0.20 Demand enquiries for employment land/premises particularly from small, knowledge-based
businesses, who want to secure a quality environment or a site for an existing local business, tend to
be focussed upon Cirencester and established business parks. The loss of employment land to housing
development has reduced opportunities for employment growth in some areas; for example, at Tetbury
9.11 hectares of employment land has been lost to residential / care home development since 2011.

Transport

Kemble Railway Station

2.0.21 In 2011, almost 14,000 residents commuted
out of the District; many using the area as a rural base
from which to commute to larger employment centres,
notably Swindon, Cheltenham and Gloucester, where
there are higher value jobs. Conversely, almost 16,000
commuted into the District, an increase of around 5,000
since 2001(12). Over 16,300 Cotswold residents also
work in the District, excluding homeworkers and people
with no fixed working location. Given the rural nature of
the area, average travel-to-work times are longer than
in most other parts of the County.

2.0.22 Much of the District has good road links, with
easy access to themotorway network via A-class routes,
although this does not apply to the northernmost
parishes. The ‘missing link’ section of the A417(T) between the Brimpsfield roundabout and Brockworth
bypass is a major bottleneck, which badly delays access to and from the M5 motorway at peak times.

10 Business Register and Employment Survey Data. Office for National Statistics: www.nomisweb.co.uk
11 The District’s resident skills base is polarised: 35% of the population has a degree level qualification

and above; whereas 26% of the population have no qualification or level 1 qualification.
12 2011 Census

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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The District is served by just two railway stations, at Kemble (on the Swindon-Gloucester line) and
Moreton-in-Marsh (on the Oxford-Worcester line). Kingham and Honeybourne stations lie just outside
the District boundary to the east and north respectively.

Climate Change and Flood Risk

2.0.23 Parts of the District are vulnerable to the impacts of climate change, including flooding. The
area at greatest flood risk is the upper Thames valley, which includes the Cotswold Water Park (CWP),
although some other settlements such as Bourton-on-the-Water, Cirencester and Moreton-in-Marsh
have also been affected. The flooding experienced in the District in 2007, late 2012 and early 2013
highlighted the additional risk to both existing and new properties of sewer flooding.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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3.0.1 The main challenge facing Cotswold District is to plan for future development requirements in
the most sustainable way possible, making provision for homes (particularly for people with a local
connection), jobs and community facilities, while protecting the area’s outstanding natural and built
environment.

Natural and Historic Environment

3.0.2 It is imperative that the character, appearance and diversity of the District is protected and
wherever possible enhanced, especially within areas of high historic, landscape or nature conservation
importance. It is also important to ensure that new development is well designed; respects biodiversity
and green infrastructure; and does not lead to the coalescence of settlements.

3.0.3 The District’s natural and historic environments are its greatest assets. The challenge is to
harness these sensitive assets to economic advantage by managing tourism, agricultural diversification,
minerals, waste and other changes to rural areas in a sustainable and non-intrusive manner.

3.0.4 Future housing, employment and other development will need to be suitably designed and
located to minimise visual and other impacts on the sensitive Cotswold landscape and built heritage.

Population and Housing

3.0.5 The relatively large and growing elderly population, coupled with a reduction in the numbers of
young people, have implications for the structure of communities, and places demands on health and
public services. In particular, more adaptable accommodation is likely to be required, together with the
requisite service provision.

3.0.6 Delivering an appropriate mix of housing that meets the District’s Objectively Assessed Need,
including the requirements of people onmiddle/ lower incomes and first time buyers, is a major challenge.
Evidence produced by the National Housing Federation suggests that the average price of a house in
Cotswold District is 19 times the average salary(13). Failure to provide an appropriate mix of housing
has led to more economically-active people, particularly the young, being forced to look elsewhere for
somewhere to live. This is likely to exacerbate the adverse economic, social and commuting
consequences for the District.

3.0.7 The District’s high second home ownership adversely affects housing affordability.

Local Economy

3.0.8 The District's economy has been resilient during the recession and it is forecast to continue
growing. However, Cotswold District imports labour to support its growth and experiences problems
recruiting suitably skilled staff, particularly in the professional, skilled trades and engineering sectors.
A well-skilled and accessible workforce is necessary to support the growth of existing and new employers.

13 The report is based upon Mean house price (Land Registry 2013), gross median earnings (ASHE,
ONS, 2013) www.housing.org.uk

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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3.0.9 Tourism is a major and growing part of the local economy. However, if not properly managed,
it could have adverse impacts on the District's environment and the daily life of local people. The
challenge is to enable and manage sustainable tourism, which will safeguard the countryside, heritage
and culture for future generations while providing benefits to the local economy.

3.0.10 Significant ‘leakage’ of comparison (non-food) shopping trips from Cirencester to centres
beyond the District needs to be addressed to help sustain the town’s important retailing role(14). Parking
availability in the centre of Cirencester is nearing capacity at peak periods.

Infrastructure and Service Provision

3.0.11 The continuing loss of village shops, post offices, schools and pubs(15)has meant that the
retention of rural services and facilities has become a key issue throughout much of the District. The
challenge will be to resist the loss of important facilities, wherever possible, while supporting the delivery
of new ones and enabling the provision of better access to local service centres for residents living in
rural areas.

3.0.12 To help ensure the continued success of micro businesses, there is a need to support the
improvement of broadband speeds and mobile telecommunication connections in many rural parts of
the District.

Sustainable Travel

3.0.13 High dependence on car travel, coupled with a significant proportion of residents who commute
daily into and out of the District(16), present a major challenge to a District with few sustainable transport
options. In-commuting is likely to put pressure on parking provision in the main centres of employment,
notably Cirencester, while out-commuting has added to parking pressures at Kemble and
Moreton-in-Marsh rail stations.

Climate Change and Flood Risk

3.0.14 The potential impact of climate change has to be taken into account in planning for all new
development, both in terms of location and design(17). Increased energy and water efficiency will also
need to be considered along with water storagemeasures, sustainable drainage systems, and renewable
energy generation(18).

14 Cotswold Retail Study Update (December 2016)
15 Roles and Function of Settlements Study 2012; Strategic Housing and Economic Land Availability

Assessment (2017); Economic Land Monitoring Report 2015-2016; Cotswold Corporate Strategy
and Corporate Plan 2012–2015 Cotswold District Council: www.cotswold.gov.uk. English Indices
of Deprivation 2010 Office for National Statistics www.data.gov.uk

16 Census 2011 ONS
17 NPPF paragraph 10 – Meeting the challenge of climate change, flooding and coastal change:

www.gov.uk
18 Water Cycle Study, Cotswold District Council www.cotswold.gov.uk

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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3.0.15 A significant number of solar farms and single wind turbines have been installed on agricultural
land within the District. Opportunities for renewable energy development need to be considered carefully
against the conservation of the District’s rich built heritage and scenic beauty of the Area of Outstanding
Natural Beauty.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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4.0.1 The Local Plan’s Vision supports the following priorities, which are set out in the District Council’s
Corporate Strategy:

Provide high quality services at the lowest possible cost to Council Taxpayers
Protect and enhance the local environment whilst supporting economic growth
Champion issues which are important to local people

Vision

By delivering clear objectives, by 2031, the Local Plan will have:

contributed to enabling a strong, competitive and innovative local economy;
supported the delivery of a range of housing that helps to meet the requirements of all sections
of the community;
further capitalised on the District's key strengths, notably its high quality historic and natural
environment; and
helped to create more healthy, sustainable, mixed communities.

Cirencester will continue to be the main focus for additional housing and employment growth, while
its function as the dominant business location, service and cultural centre for much of the District
will have been enhanced.

Beyond Cirencester, much of the planned, positive change will have occurred in the most sustainable
towns and larger villages so that the provision of the majority of services and facilities is met from
within those settlements, serving the surrounding rural areas.

The development needs of communities, businesses, and visitors will have been enabled taking
particular account of:

climate change and flood risk;
the area’s internationally recognised natural, built and historic environment; and
the provision of adequate supporting infrastructure.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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5.0.1 The following Strategic Objectives will help to deliver the Vision and guide development throughout
the District over the period to 2031.

1. Natural and Historic Environment

Through the use of appropriate planning policies in the development management process:

a. Conserve and enhance the high quality, local distinctiveness and diversity of the natural and historic
environment.

b. Ensure that new development is of high quality and sustainable design, which reflects local character
and distinctiveness, is appropriately sited, and provides attractive and inclusive environments.

c. Protect the open countryside against sporadic development, while also avoiding coalescence of
settlements, particularly around Cirencester.

d. Support the creation of new green infrastructure to enhance environmental quality and provide
health benefits.

2. Population and Housing

Through establishing the District's OAN for the Plan period and allocation of land:

a. Provide an adequate supply of quality housing, of appropriate types and tenures, to at least meet
objectively assessed needs.

b. Identify suitable land in appropriate locations to provide sufficient pitches for gypsy and traveller
accommodation, to meet the needs established through the Gypsy & Traveller Accommodation
Assessment.

3. Local Economy

Through implementation of the OAN, Economic Strategy and allocation of land:

a. Support the local economy and enable the creation of more high quality jobs in the District, which
meet local employment needs.

b. Encourage the vitality and viability of town and village centres as places for shopping, leisure,
cultural and community activities, including maintaining Cirencester’s key employment and service
role.

c. Support sustainable tourism in ways that enable the District to act as a tourist destination which
attracts higher numbers of longer-stay visitors.

4. Infrastructure and Service Provision

Through implementation of the IDP, maximise the quality of life by maintaining and supporting the
delivery of infrastructure, services and facilities needed to support local communities and businesses.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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5. Sustainable Travel

Reduce car use by:

a. Locating most developments in sustainable locations where there is better access to jobs, services
and facilities and public transport.

b. Supporting improvements in public transport and walking/ cycling networks.

6. Climate Change and Flood Risk

Reduce the environmental impact of development and vulnerability to the impacts of climate change
by:

a. Maximising water and energy efficiency, promoting the use of renewable energy sources and
sustainable construction methods, and reducing pollution and waste.

b. Supporting the principle of waste minimisation.
c. Locating development away from areas identified as being at high risk from any form of flooding

or from areas where development would increase flood risk to others.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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6.1 Development Strategy (POLICY DS1)

Meeting Future Housing and Employment Needs

6.1.1 In accordance with national planning policy, this Local Plan takes a positive approach towards
meeting the District's objectively assessed development needs for the period 2011-2031 (OAN). The
District's OAN of 8,400 dwellings for the Plan period is based on the DCLG 2014-based household
projections (5,900 additional households 2011 to 2031) and takes account of ‘other factors’, including
market signals, house prices, affordability, rents, under-supply, concealed families, overcrowding,
second homes and vacancies, and affordable housing. The OAN, moreover, was adjusted further to
support future economic growth.

6.1.2 The District forms part of the Gloucestershire housing market area (HMA) and the Plan does
not make provision to accommodate unmet needs from other parts of the HMA. However, it does
assume that net in-migration will be higher than in the DCLG 2014-based household projections. The
OAN includes market, affordable, sheltered and extra care dwellings, but does not include nursing and
residential care home bed spaces.

6.1.3 The delivery of the housing requirement will be monitored annually to ensure the Council meets
the District’s OAN in full and maintains a five year housing land supply.

6.1.4 To achieve sustainable, balanced communities, the delivery of housing for the District needs
to be accompanied by appropriate employment growth. The Local Plan strategy seeks to support forecast
job growth through a combination of specific land allocations and policies. Providing for the baseline
economic forecast plus a 5 year buffer requires a net increase in excess of 24 hectares of B Class
employment land for the period 2011-2031. The requirement takes consideration of a forecast 16.6
hectare increase of B1 class land (including 64,626sqm of office floorspace (19)), a 2.1 hectare reduction
of B2 class land, and a 9.9 hectare increase of B8 class land.

6.1.5 Having regard to the economic forecasts, trends in employment land completions, a 4.1 hectare
(net) reduction of B class employment land between 2011 and 2016, in which time 5.8 hectares of B2
class land was lost, and the need to align with the GFirst SEP, the Local Plan proposes to allocate 23
hectares of B Class land and support the delivery of extant planning permissions for B class employment
development (14 hectares). The Plan also safeguards established employment sites, promotes three
new Special Policy Areas and provides supporting diversification policies in sustainable rural locations.
In reaching conclusions on the amount of employment land to be provided, consideration has been
taken of economic forecasts; historic rates of business development; market signals; and labour supply.
The economic forecasts indicate that, over the Plan period, total job growth will be between 10,500 and
11,900.

19 Being a main town centre use, the floorspace requirement is also given for office uses (B1 class).
This floorspace requirement includes the same 25% (5 year) buffer that is used to calculate the
employment land requirement.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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6.1.6 Maintaining a healthy supply of land for housing and employment are key objectives of this Plan
and policies geared towards delivering them are set out in sections 6 and 7. In aiming to meet these
needs, careful regard has also been had for the area's exceptional natural and built environment. The
resulting development management policies (section 8 onwards) aim to enable development that
positively promotes sustainable growth.

6.1.7 The Local Plan will meet the objectively assessed housing and employment needs of the District
over the period 2011-2031.

Policy DS1

DEVELOPMENT STRATEGY

Sufficient land will be allocated, which together with commitments and dwellings completed
since 2011, will deliver at least 8,400 dwellings and at least 24 hectares for B class
employment use over the Plan period 2011-2031 in the following Principal Settlements:

Cirencester
Andoversford
Blockley
Bourton-on-the-Water
Chipping Campden
Down Ampney
Fairford
Kemble
Lechlade
Mickleton
Moreton-in-Marsh
Northleach
South Cerney
Stow-on-the-Wold
Tetbury
Upper Rissington
Willersey

6.1.8 In determining the supply and distribution of housing and employment land, particular account
has been taken of:

theSustainability Appraisal;
the District's Objectively Assessed Need for housing;
the Strategic Housing Market Assessment;
the Housing Implementation Strategy;

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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the B class employment land trend, forecasts and allocations;
the latest position on housing and employment completions since 1 April 2011 and extant planning
permissions;
the contribution of the strategic development site south of Chesterton, Cirencester; and
the contribution of non-strategic housing and employment site allocations.

6.1.9 The Principal Settlements listed in Policy DS1 have been identified as the most sustainable
locations to deliver future growth, with Cirencester being the District's main centre by a very considerable
margin. These settlements were selected on the basis of their social and economic sustainability,
including accessibility to services and facilities. The availability of suitable land capable of delivering
sustainable development during the Plan period also helped determine which settlements to include in
the Development Strategy.

Housing Land Supply

6.1.10 The main sources of housing supply are summarised below:

Number of
units

Overall Housing Requirement and sources of Land
Supply

8,400Housing Land Requirement

Housing Land Supply

3,176Completions 1st April 2011 - 31st March 2017

2,870Deliverable(20) and developable(21) extant planning
permissions at 1st April 2017 (including -27 dwelling
lapse rate)

1,800Chesterton Strategic Site

577Other land allocations

1,191Windfalls estimate 1st April 2017 to 31st March 2031

9,614Total expected housing delivery over the Plan period

Table 1 - Housing Requirement and Land Supply 2011-2031

6.1.11 Completions since April 2011 and existing planning permissions provide an initial base for
delivering the Development Strategy.

20 As set out by Footnote 11 of the NPPF
21 As set out by Footnote 12 of the NPPF

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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6.1.12 In order to assist the delivery of the District's remaining requirements to 2031, the Plan proposes
mixed use development of a strategic scale to the south of Chesterton, Cirencester ('the Strategic
Site'). Whilst this is expected to ultimately accommodate up to 2,350 new homes, around 1,800 are
likely to be completed by 2031. This key component of the Strategy is complemented by smaller
site-specific allocations in the Principal Settlements. These allocations and associated Development
Boundaries (Policy DS2) have been made in accordance with the sustainability principles that underpin
the Development Strategy.

6.1.13 The Plan, with commitments, allocates sufficient deliverable sites to meet the District's housing
requirement. In addition, a realistic estimate of future windfalls (housing units expected to come forward
on sites that are not allocated in the Local Plan) provide further flexibility in the housing supply. Based
on past data and expected future trends, an allowance of 146 windfalls is added to the housing land
supply for the period 1st April 2017 to 31st March 2020 and 95 windfalls per annum over the remainder
of the Plan period.

6.1.14 Full details of the housing supply can be accessed in the Housing Land Supply Report. An
updated version of Table 1 will be included in subsequent reviews of the Housing Land Supply Report,
which will be published around May each year.

Five Year Housing Land Supply

6.1.15 Local plans need to demonstrate that a five year housing land supply is available at the time
of adoption and maintained through the Plan period. The calculation of the District’s five year housing
requirement is based on a residual requirement approach for the remaining years of the Plan period.
This deducts net completions since 2011 from the overall requirement of 8,400 dwellings. The base
date for the five year residual requirement is 1 April 2017.

6.1.16 Between 1 April 2011 and 31 March 2017, 3,176 net additional dwellings had been completed
in the District. The residual requirement for the remainder of the Plan period is therefore 5,224 dwellings
(i.e. 8,400 – 3,176 = 5,224).

6.1.17 The annualised average residual requirement is 373 dwellings, which is calculated by dividing
the total residual requirement by the 14 remaining years of the Plan period (i.e. 5,224 / 14 years = 373).
This method is similar to the ‘Liverpool approach’, whereby any shortfall in delivery is equally distributed
across the remainder of the Plan period.

6.1.18 Multiplying the residual annual requirement by five gives a five year requirement of 1,866
dwellings (i.e. 373 x 5 years = 1,866). The NPPF requires authorities to include a buffer of 5% (or 20%
where there has previously been 'persistent under delivery'). Given that Cotswold District has not
persistently under delivered, a 5% buffer is appropriate. The five year requirement plus 5% buffer (93)
is therefore 1,959 dwellings (i.e. 1,866 + 93 = 1,959).

6.1.19 The five year requirement will be recalibrated annually to take account of further dwelling
completions over the remainder of the Plan period with a 5% (or 20%) buffer added in accordance with
the NPPF. This will be set out in the Housing Land Supply Report, which will be published around May
each year.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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6.1.20 The supply of housing land to meet the five year requirement is as follows:

Residual Requirement

5,224Total Residual Requirement for 2017 to 2031
(i.e. 8,400 - 3,176)

A

373.1Residual requirement for 2017 to 2031
expressed as an annual average (i.e. 5,224 /
14 years)

B

1,866Total residual requirement for 2017 to 2022
(i.e. 373.1 x 5 years)

C

1,959Total residual requirement for 2017 to 2022
plus a 5% buffer (i.e. 1,866 + 93)

D

392Residual requirement for 2017 to 2022
(including 5% buffer) expressed as an annual
average (i.e. 1,959 / 5 years)

E

Five Year Supply for 2017 to 2022

2,503Deliverable sites with planning permission on
1 April 2017 (including -27 dwelling lapse
rate)(22)

F

120Chesterton strategic siteG

0Other land allocationsH

336WindfallsI

2,959Total supply for 2017 to 2022J

7.6 yearsSupply available at 1 April 2017 expressed
as number of years against the residual
requirement (including 5%buffer) (i.e. (2,959
/ 1,959) x 5 years)

K

Table 3 - Five-year Housing Land Requirement and Supply 2017-2022

22 The latest Housing Land Supply Report is available to download from the Council's Forward Planning
Evidence and Monitoring pages at www.cotswold.gov.uk

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
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6.1.21 Over the five-year period 2017-2022, there is a land supply capable of delivering 2,959 homes.
The identified supply exceeds five years' worth of housing requirements (1,866) by 1,093 dwellings.
This is equivalent to 7.6 years' supply of land and is sufficient to provide ample flexibility and choice
over the next five years.

6.1.22 To boost significantly the supply of housing, the NPPF requires local planning authorities to
illustrate the expected rate of housing delivery through a housing trajectory for the Plan period. The
trajectory for Cotswold District over the Plan period is set out in the following diagram:

Figure 1 - Cotswold Housing Trajectory 2011-2031 at 1 April 2017

6.1.23 Policy DS1 states that the 24 hectare B class employment land requirement will be delivered
through site allocations and committed developments. Some allocations include B1 class (office) land,
which is a main town centre use. Due to the lack of sites in town centre locations, which are often
constrained by their size and historic character, it is necessary to meet the B1 class requirement on
alternative, sequentially preferable, sites.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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6.1.24 B1 office use proposals on allocated sites where the proposal is consistent with the allocation
would not be subject to the sequential and impact tests. Allocated sites have already been through a
specific site selection process and are considered suitable for the allocated use. In this context the
allocated site is already considered to be ‘in accordance with the Plan’.

6.1.25 The detailed site allocations for B Class employment land are set out in the settlement policies
of this Plan (section 7). Cotswold District Council will work with land owners to develop an implementation
plan for each employment allocation which will define the interventions necessary to successfully deliver
the employment sites over the Plan period. Key employers in the District with major land considerations
are supported through a Special Policy Area approach (section 9). It is likely that new B class employment
development will be delivered through the intensification of uses on existing sites and such developments
could contribute towards meeting the employment land requirement; therefore, Policy EC2
safeguardes established employment sites along with other policies that are supportive of the rural
economy.

6.1.26 Besides B-class employment growth, a large proportion of future jobs is forecast to occur in
retail, leisure and tourism. These types of job growth are catered for through specific planning policies
(section 9), and settlement policies, including site allocations where appropriate (section 7).

6.1.27 In the event that housing or employment targets are not being met, the Council will commit to
a review of the Local Plan.

6.2 Development Within Development Boundaries (POLICY DS2)

6.2.1 Development Boundaries have been drawn around the settlements identified specifically in the
Development Strategy (Policy DS1).

Policy DS2

DEVELOPMENT WITHIN DEVELOPMENT BOUNDARIES

Within the Development Boundaries indicated on the Policies Maps, applications for
development will be permissible in principle.

6.2.2 The Development Boundaries essentially define the existing built-up areas of Principal
Settlements, including sites that:

are under construction; and
have been granted planning permission.

6.2.3 They also include housing and employment sites proposed for development to meet the District's
objectively assessed needs to 2031, including the Strategic Site. In essence, the Development
Boundaries:

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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help maintain a sustainable development strategy by focusing the majority of development in the
District’s most sustainable settlements; and
protect smaller settlements (and the open countryside) from larger scale development, which is
more appropriately located in the Principal Settlements where there is better access to services,
facilities, employment opportunities, and transport links.

6.2.4 Most of the Principal Settlements have Conservation Areas and historic buildings, while
Cirencester in particular includes large areas covered by scheduled archaeological sites. These make
important contributions towards the area's heritage, for which the Cotswolds are internationally renowned.
Evidence shows that inappropriate development can cause irreparable damage to the sensitive historic
environment. In some instances, this has resulted from poorly designed development while, in others,
infilling of visually important spaces has harmed the traditional character of settlements. A settlement’s
historic, incremental pattern of development should not bematerially harmed by incongruous, out-of-scale,
or inappropriate development.

6.2.5 In order to meet future housing and employment needs in the most sustainable locations, some
larger-scale developments will have to take place. In such cases, direct impact on designated heritage
and/or landscape assets should beminimised as far as possible. Good design principles will be important
in helping to ensure that new development assimilates well with existing settlements.

6.2.6 Open spaces, gardens, gaps, ‘green wedges’ and ‘green corridors’ all make important
contributions to the built environment. They can provide settings for buildings, variety in the street
scene, vistas, and buffers between developed areas. Cotswold settlements derive much of their character
from open spaces within the built-up area and it is important that they are protected from inappropriate
development.

6.3 Small-Scale Residential Development in Non-Principal Settlements (POLICY
DS3)

6.3.1 Beyond the Principal Settlements, the rest of Cotswold District essentially comprises open
countryside and a liberal scattering of rural settlements, including villages, hamlets and farmsteads.
About 40% of the District’s population lives in these rural locations.

6.3.2 Most of the District’s settlements have an essentially rural character that often merges into the
surrounding landscape – a particular characteristic of the Cotswolds. Many, though not all, rural
settlements lack ‘everyday’ services; facilities; and/or public transport to better-served settlements.

Policy DS3

SMALL-SCALE RESIDENTIAL DEVELOPMENT IN NON-PRINCIPAL SETTLEMENTS

1. In non-Principal Settlements, small-scale residential development will be permitted
provided it:

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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demonstrably supports or enhances the vitality of the local community and the
continued availability of services and facilities locally;

a.

b. is of a proportionate scale and maintains and enhances sustainable patterns of
development;

c. complements the form and character of the settlement; and

d. does not have an adverse cumulative impact on the settlement having regard to
other developments permitted during the Local Plan period.

2. Applicants proposing two or more residential units on sites in non-Principal Settlements
should complete a rural housing pro-forma and submit this with the planning application.

6.3.3 Due to the generally low levels of service provision, job opportunities and public transport
availability beyond the Principal Settlements, many of the 160+ villages and hamlets (rural settlements)
are not sustainable locations for residential development. Therefore, Development Boundaries have
not been defined around rural settlements and no land has been specifically allocated for residential
development to help meet the District’s objectively assessed needs to 2031. Any development that
accrues from this source will therefore be 'windfalls'.

6.3.4 Some rural settlements, however, have greater sustainability credentials than others and may,
for example, have ‘everyday’ facilities, such as a shop/ post office, a (non fee paying) school, and/or
good public transport access to neighbouring service / employment centres. Availability of everyday
facilities is important in reducing unnecessary traffic movements and engendering a sense of community,
which helps to prevent 'social isolation'. Accordingly, this policy applies to those rural settlements in the
District that have reasonable access to everyday services, facilities and/or employment opportunities,
either within the settlement itself, at a Principal Settlement, or at a neighbouring rural settlement. Some
rural settlements are located near to the District boundary and have better public transport access to
equivalent service centres in adjacent local authority areas (e.g. Cricklade, Burford and Winchcombe).
Distance, quality of route, topography and pedestrian safety are important issues when considering the
accessibility of services and facilities.

6.3.5 Small-scale residential developmentmeans housing which is proportionate to, and complementary
with, the size and character of the settlement and its surroundings. Any development provided through
this policy, besides being proportionate in scale and appropriately designed, needs to be in keeping
with the rural nature of the locality. Care should be taken that such development, which could include
minor infilling, does not harm open spaces or gaps that make a positive contribution to the character of
the village, including views and vistas. Careful consideration also needs to be given to the cumulative
impact of new development which can, over time, subliminally erode the bucolic character of rural
settlements and/ or lead to the coalescence of groups of buildings to produce a more 'urban' form.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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6.3.6 For detailed policy relating to rural exception schemes, refer to Policy H3.

6.3.7 To demonstrate compliance with Policy DS3, applications must include sufficient information
to show that the relevant tests have been satisfied. The level of detail provided should be proportionate
to the nature of the development, its scale, the sustainability of the settlement, and the sensitivity of the
site. A rural housing pro-forma, to assist applicants with the preparation of the necessary information,
is available on the Planning Policy pages of the District Council's website. Engagement with the local
community, via the parish council or parish meeting, would be desirable when assembling this information.

6.4 OpenMarket HousingOutside Principal and Non-Principal Settlements (POLICY
DS4)

6.4.1 To promote sustainable development in the countryside, paragraph 55 of the NPPF expects
housing to be located where it will enhance or maintain the vitality of rural communities. In the absence
of special circumstances, local planning authorities should avoid permitting new isolated homes in the
countryside.

Policy DS4

OPEN MARKET HOUSING OUTSIDE PRINCIPAL AND NON-PRINCIPAL SETTLEMENTS

New-build open market housing will not be permitted outside Principal and Non-Principal
Settlements unless it is in accordancewith other policies that expressly deal with residential
development in such locations.

6.4.2 The Local Plan’s Development Strategy seeks to promote sustainability by focussing most
growth in 17 Principal Settlements, notably Cirencester (Policy DS2), while facilitating small-scale
residential development in non-Principal Settlements (Policy DS3). The Strategy facilitates sufficient
development within Development Boundaries to meet, in full, the District’s objectively assessed housing
needs over the Plan period.

6.4.3 Besides the provisions of paragraph 55 of the NPPF, which makes an exception for country
houses that are truly outstanding or innovative, the Local Plan has policies that potentially allow for
certain types of housing development in the countryside including:

affordable housing on rural exceptions sites (Policy H3);
housing for rural workers (Policy H5);
sites for gypsies and travellers (Policy H7); and
conversion of rural buildings (Policy EC6).

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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6.4.4 Policy DS4 is intended to preclude, in principle, the development of new-build open market
housing which, for strategic reasons, is not needed in the countryside. The policy does not, however,
preclude the development of some open market housing in rural locations; for example, dwellings
resulting from the replacement or sub-division of existing dwellings, or housing created from the
conversion of rural buildings. It would also not prevent alterations to, or extensions of, existing buildings.

6.4.5 For the purposes of Policy DS4, any land that falls outside Development Boundaries and
Non-Principal Settlements is referred to as countryside, even if it is technically previously developed
land.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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7.0.1 The Development Strategy guides future growth towards 17 Principal Settlements across the
District as outlined in Section 6, Policy DS1. These settlements were selected on the basis of their social
and economic sustainability, including accessibility to services and facilities. Some of the District's
development needs can be accommodated through existing commitments and consents, but additional
allocations are also required. Potential sites for new housing and employment have been considered
through the SHELAA process and subject to public consultation through the Local Plan process. Any
new evidence that has emerged since the site allocations assessment work was undertaken, and also
any substantive evidence that has come out of the public consultation, has been taken into account in
a refresh of the sites allocations assessment work(23). The Local Plan includes site allocations that will
meet the District’s identified needs, which are set out in policies S1 to S19. The level of growth planned
for each settlement will also help to address local affordable housing needs, sustain existing facilities
and maintain each settlement's role as a service centre.

7.0.2 As part of the site allocation process, various constraints and issues (including flood risk,
archaeology, landscape, form, scale and access) have been taken fully into account. In some instances,
these considerations have resulted in the allocation of fewer units or smaller sites areas being assumed
to be built than might otherwise have been anticipated. Further high level guidance on such
considerations, and possible means by which they might be addressed, are included in the Local Plan
evidence base, particularly the SHELAA. The number of dwellings referred to for each allocated site is
an indication of assumed capacity rather than a policy requirement or limit on the amount of development.

7.0.3 To support new development it is essential that the necessary infrastructure is provided. However,
allocated development, other than at the Strategic Site, is widely dispersed through the 17 Principal
Settlements in the District. To reflect this, the Principal Settlements have been grouped into three
sub-areas solely to allow more efficient and cost-effective infrastructure delivery (see table below).
Whilst Cirencester is part of the South Cotswolds Sub-Area,the strategic site at Chesterton is, for the
purposes of the Local Plan, dealt with separately on the basis that it is the focus for significant growth.
The boundaries between each sub-area are functional rather than strictly precise or impermeable.
There may be circumstances where a contribution towards infrastructure in one sub-area is required
from a development just over the 'border' in another sub-area, for example, a new school. In those
circumstances a degree of 'common sense' will need to be exercised.

North Cotswold Sub-areaMid Cotswold Sub-areaSouth Cotswold Sub-area

BlockleyAndoversfordCirencester
Down Ampney Chipping CampdenBourton-on-the-Water

NorthleachFairford Mickleton
Moreton-in-MarshStow-on-the-WoldKemble

Lechlade WillerseyUpper Rissington
South Cerney
Tetbury

23 Evidence Paper Supplement: To Inform Non-Strategic Housing and Employment Allocations (April
2016)

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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7.0.4 The infrastructure necessary to support planned growth and a certain level of unplanned growth
(windfalls) is set out in the Infrastructure Delivery Plan (IDP) and broadly encompasses:

Transport

Contributions to the provision of:

Off-site highway & junction upgrades
Off-site bus infrastructure (incl stops & real time signage)
Off-site pedestrian and cycle network upgrades.
Travel Planning

Education

Contributions to the provision of:

Early Years Facility Places
Primary School Places
Secondary School Places

Health & Social Care

Contributions to the provision of:

Primary Healthcare (GP’s & Dentists)
Secondary Healthcare (acute, maternity & mental bedspaces)

Children’s Playspace

Contributions to new, or upgrades of, existing provision of:

Locally Equipped Areas for Play (LEAP)
Neighbourhood Equipped Areas for Play (NEAP)

Community Facilities

Contributions to new, or upgrades to, existing provision of multi-purpose community space including
library and youth facilities

Green Infrastructure & Open Space

Contributions to the provision of off-site enhancement in provision of amenity green-space, parks
and semi natural green-space

Flood Management

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.

35COTSWOLD DISTRICT LOCAL PLAN 2011-2031

Delivering the Strategy 7



Contributions to the implementation of off-site parish or settlement-wide local surface water
catchment plans

7.0.5 The successful delivery of housing at the Strategic Site is required for the Council to meet its
objectively assessed need. It is equally important to deliver sufficient infrastructure to meet the needs
of those living in Chesterton and the surrounding area. As such, it is vital that the site promoters and
developers work effectively with the Council to ensure that the needs of residents are met.

7.0.6 The levels of non-strategic growth in Cotswold District are not sufficient to require new ‘big ticket’
items of infrastructure like schools, hospitals and sports halls. Instead, money from planning obligations
should be used to increase capacity at existing facilities. Discussions with infrastructure providers has
highlighted that this does not have to be through physical expansion of facilities, but could be through
increases in operating hours or increases of stock at libraries or equipment at sports venues, for example.

7.0.7 The nature of development being a large number of small sites will mean that the approach will
be to pool contributions towards existing facilities within the Principal Settlements as set out in the Local
Plan. These settlements will act as service centres, and can help to meet the infrastructure needs of
other smaller settlements where development may be occurring.

7.0.8 Cotswold District Council is in a disadvantaged position whereby a large proportion of its
objectively assessed need (OAN) will be met by committed / delivered development. As such, this
development cannot be required retrospectively to contribute to the infrastructure identified in the IDP.
This particularly affects the Principal Settlements of Fairford, Mickleton, Moreton-in-Marsh and Tetbury.

7.0.9 The delivery of the infrastructure required to support new development across the District and
achieve the Council's vision will rely on a wide range of public, private and third sector organisations
working together. The Council has an important leadership role to play in this process as the Local Plan
progresses towards adoption and the supporting Infrastructure Delivery Plan (IDP) is refined.

7.0.10 As such, infrastructure planning and delivery must be viewed as an iterative process with the
IDP and Site Calculator reviewed and updated on a regular basis, even beyond the adoption of the
Local Plan, in order to reflect the on-going project development, funding situation and the views of key
consultees.

7.0.11 The strategic infrastructure required in each sub-area is set out in policies SA1, SA2 and SA3.
The policies for each settlement are numbered S1-S19 and are located in the relevant sub-area section.
They identify specific land allocations, including housing and employment, as well as local non-strategic
infrastructure. The land allocations, development boundary and other land use planning designations
are shown on the inset map for each settlement.

7.0.12 The non-strategic infrastructure items referred to above were identified during engagement
and consultation with local communities. These items are not critical or essential to delivery of the Local
Plan, but somemay be regarded as contributing to local place-making.Whilst alternative or supplementary
funding routes may be available and could be pursued providing national policy and legislative rules
governing the imposition of planning obligations are satisfied, an appropriate funding source for delivery
may be the Community Infrastructure Levy.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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7.1 South Cotswold - Principal Settlements (POLICY SA1)

7.1.1 The South Cotswolds sub-area comprises:

Cirencester (excluding Chesterton strategic site)
Down Ampney
Fairford
Kemble
Lechlade
South Cerney
Tetbury

7.1.2 Together these settlements provide day-to-day infrastructure, services and facilities for local
residents and those living in the wider rural areas.

Policy SA1

STRATEGY DELIVERY - SOUTH COTSWOLDS SUB-AREA

Within the context of Policy INF1, the strategic infrastructure requirements for the South
Cotswolds Sub-Area are:

Healthcare

Romney House Surgery, Tetbury - expansion or relocation; and

New doctors' surgery in Cirencester.

Flood management

SUDS and soft measure interventions to manage flood risk.

Highways

Junction improvements at:

A429 / Cherrytree Lane, Cirencester;
A417 (High Street) / A361 (Thames Street), Lechlade;
A417 / Whelford Road, between Fairford and Lechlade;
A429 / A433, between Cirencester and Kemble; and
A433 (London Road / Long Street) / Hampton Street / New Church Street, Tetbury.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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Sport & Recreation

Re-use of the former Cirencester to Kemble and Tetbury to Kemble railway lines for cycling;
and

Cycling infrastructure in Cirencester, including improvements to Tetbury Road and London
Road corridors.

7.2 Cirencester Town (POLICY S1)

7.2.1 About 25% of the District's population lives in Cirencester. A third of all employment is based
in the town, and it is listed in the top 200 retail centres in the UK. Good practice in spatial planning for
strategic-level growth is to focus on the most sustainable locations. In Cotswold District, as in many
other areas across the country, the optimum location for such growth is the edge of existing large,
sustainable settlements.

7.2.2 To help Cirencester remain a good place to live and work, and improve its facilities in the future,
the town should continue to accommodate a sizeable share of the District's future housing and
employment.

7.2.3 The Cotswolds AONB designation wraps around the northern and western sides of Cirencester.
Cirencester Park (grade 1 historic parkland) also lies to the west of the town and effectively precludes
any development in that direction. The ‘green wedges’ and views of the Parish Church tower, are
particular characteristics of Cirencester when approaching the town from various directions. Other
significant constraints around the town include:

the River Churn and Daglingworth Stream floodplains, with flood zone 3 covering extensive areas
at Stratton meadow, Kingsmeadow, and alongside the inner bypass, effectively separating the main
part of the town from Beeches / Kingshill, Bowling Green and Stratton;

a special landscape area to the north east of the town, including the visually and archaeologically
sensitive Hare Bushes / Tar Barrow area; and

the close proximity of neighbouring settlements, whose individual identities should be protected
from coalescence with the town’s urban area.

7.2.4 As a result of the long history of human settlement in Cirencester, archaeological evidence of
the Roman, medieval and later phases of occupation survive beneath the modern town. In recognition
of the national importance of that archaeology, large areas of Cirencester are designated as scheduled
monuments under the Ancient Monuments and Archaeological Areas Act 1979. The objective of such
designation is to assist in the management of the resource, including ensuring that it is not needlessly
destroyed or damaged.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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7.2.5 The town's rich archaeological heritage is a material planning consideration that presents special
challenges for development in Cirencester. A comprehensive archaeological assessment of the town,
including the proposed strategic site south of Chesterton, was produced by Gloucestershire County
Council in January 2014. Detailed archaeological assessment and evaluation of the allocated sites will
be required prior to development.

7.2.6 As a major component of the 'planning balance' in the assessment of planning applications, the
challenge is particularly acute when determining proposals that would produce important benefits for
the town’s future as the “Capital of the Cotswolds”, including the regeneration of key sites in Cirencester's
central area. Any planning applications for redevelopment within the town should be fully cognisant of
the role of Cirencester's Conservation Area Appraisal & Management Plan and the Cirencester Town
Centre SPD. The existing Cirencester Archaeological Assessment and any further assessment required
should also be taken into account when considering the impact of a proposal on a heritage asset to
avoid or minimise conflict between the heritage asset's conservation and any aspect of the proposal.
Although the potential difficulties for development are inescapable, heritage assets should be conserved,
unless fully justified, and be used as a key driver and focus for inward investment, regeneration and
redevelopment.

7.2.7 In planning terms, Cirencester is considered to include the developed parts of adjacent parishes
that abut, and are effectively part of, the built-up area of the town. These include Kingshill Meadow;
Siddington Road / North Hill Road (except the areas around Siddington Primary School and The Old
Rectory) and all of Love Lane Industrial Estate.

7.2.8 Consideration of reasonable alternatives has led to the conclusion that the allocation of a
strategic site is the most appropriate option for delivering the District’s future housing and employment
needs. Evidence further confirms that Cirencester is the most sustainable place to accommodate a
strategic scale of development. However, only limited growth could be accommodated within the town,
while options for substantial development adjacent to the existing urban area are geographically restricted
because of the significant constraints referred to above. Having tested various options and combinations
for delivering an appropriate amount of housing for Cirencester, it has been concluded that a single
strategic site on land south of Chesterton is the most appropriate and sustainable solution. Sustainability
Appraisal has established that this land, which is available and deliverable, is the most suitable option
for accommodating a strategic scale of development (see Policy S2).

7.2.9 Developers will be required to demonstrate that there is adequate waste water capacity both
on and off the Strategic Site to serve the development and that it would not lead to problems for existing
or new users. In some circumstances, it may be necessary for developers to fund studies to ascertain
whether the proposed development will lead to overloading of existing waste water infrastructure.

7.2.10 The Royal Agricultural University (RAU), which is very close to Cirencester, is acknowledged
as being important to the local economy. A policy to guide its development is set out in Policy EC4. The
preparation of a master plan for the whole RAU area will ensure that a holistic, long term, approach is
taken, which is responsive both to its needs and the site's environmental sensitivities.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.

39COTSWOLD DISTRICT LOCAL PLAN 2011-2031

Delivering the Strategy 7

http://www.cotswold.gov.uk/residents/planning-building/planning-policy/emerging-local-plan/evidence-base-and-monitoring/


Policy S1

CIRENCESTER TOWN

Allocated housing development sites:

C_17 42-54 Querns Lane (6 dwellings (net))

C_101A Magistrates Court (5 dwellings (net))

Established employment sites:

Love Lane Industrial Estate (EES14)

Phoenix Way (EES15)

Cirencester Office Park (Smith’s Field) (EES16)

Querns Business Centre (EES17)

College Farm (EES18)

Whiteway Farm (EES19)

Mitsubishi HQ (EES20)

St James's Place (EES21)

Allocated mixed use development sites:

C_97 Memorial Hospital (9 dwellings net) – residential-led development

CIR_13B Sheep Street Island (0.96 ha)

CIR_E10 Forum Car Park (0.54 ha) – retail-led development

CIR_E16A Brewery Car Park (1.08 ha) – retail-led development

Parking:

CIR_E14 Waterloo Car Park (0.67 ha) – decked car parking

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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Once contributions to delivery of infrastructure required in the South Cotswolds Sub-Area
(Policy SA1) have been made, development proposals will, subject to viability, be expected
to help deliver or make appropriate contributions towards:

a. Improvements to central area parking;

b. Provision of additional play space and facilities for children and young people;

c. Improvement of the functionality, amenity, safety, biodiversity, environment and attractiveness
of City Bank;

d. Restoration and upgrading of open air swimming pool; and

e. Improving pedestrian / cycle linkages between Chesterton, the Amphitheatre and the town
centre.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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7.3 Strategic Site, south of Chesterton, Cirencester (POLICY S2)

Introduction

7.3.1 The site comprises 120 hectares of predominantly agricultural land, divided into small to medium
sized arable fields. The A429 (Tetbury Road) defines the western edge of the site, while the eastern
boundary abuts Spratsgate Lane; the industrial estate at Wilkinson Road; and allotments at Somerford
Road. The site does not lie within a designated landscape. The AONB terminates at the western edge
of the A429, while the Kemble/Ewen Special Landscape Area lies to the south of the site.

7.3.2 The landscape is open and very gently rolling with a number of individual and groups of trees
covered by tree preservation orders. Public rights of way cross the site, providing access into the town
and to the surrounding countryside. The town centre lies about 1.3km to the north of the site.

7.3.3 The majority of the northern boundary of the site abuts modern residential development; with
the cemetery and Cirencester Business Park adjoining the north western edge of the site. Man-made
constraints on the site include two gas pipelines and electricity transmission lines. The site does not lie
within any areas designated by the Environment Agency to be at risk from flooding.

7.3.4 There are a number of heritage assets in and around the site. At the centre of the site lies the
grade 2 listed Chesterton Farmhouse and barn, with a number of associated outbuildings and cottages.
To the north of the site lies a large residential property, The Cranhams, while to the west is the Royal
Agricultural University, both of which are also Grade 2 listed buildings.

7.3.5 Some 4.7 hectares of a large scheduled ancient monument - a Romano-British settlement - lies
at the southern edge of the site.

Policy S2

STRATEGIC SITE SOUTH OF CHESTERTON, CIRENCESTER

1. Land to the south of Chesterton, shown on the PoliciesMap, is allocated for a sustainable,
high quality, mixed used development, including up to 2,350 dwellings (net), incorporating
up to 40% affordable housing and approximately 9.1 hectares of B1, B2 and B8
employment land.

2. Infrastructure provision, informed by the Infrastructure Delivery Plan and the Vision and
Objectives (Appendix B) for the site, will be required relating to matters including:

Community facilities and culture (including Neighbourhood Centre);

Education;

Health care;

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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Open space, sport and recreation;

Transport and highways;

Flood management, waste water, and a Sustainable Drainage System; and

Water supply.

3. The development will be master planned and implemented on a comprehensive basis.
It will be designed and phased to ensure:

a. Maximum practicable integration between the different uses within and beyond the
site;

b. All necessary supporting infrastructure and community facilities are delivered in
synchronisation with housing and employment development; and

c. To maintain a timely supply of housing and employment land over the Plan period.

Explanation

7.3.6 The majority of the development will be undertaken within the Plan period, though the housing
element is expected to deliver 1,800 dwellings by 2031 and the remaining 550 dwellings after 2031.
This will be monitored to ensure a steady and sustainable delivery of housing and employment land.
Infrastructure will be delivered in accordance with the phases of development to meet the needs and
demands of the development as it grows.

7.3.7 The development will include a range of housing types and, in accordance with Policy H2, up
to 40% of the dwellings will be affordable, subject to assessment of viability. The Council will seek to
ensure that a range of open market dwelling sizes and types are provided to meet local existing and
future needs and to provide a mixed community. These could include self-build and dwellings specifically
designed to meet the needs of an ageing population.

7.3.8 The Strategic Site will deliver a significant part of the employment land provision for the District
over the Plan period, and the amount allocated reflects anticipated future needs. Options for new
employment uses will respond to the findings of the latest economy evidence andmeet future employment
needs and demands for a mix of types and sizes of business spaces. These will accommodate, for
example, business start-up and incubation, expansion of existing businesses, technical hubs and
company headquarters. The evidence also identifies future accommodation needs for business and
visitors to the area, in order to support the local tourist and business economy.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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7.3.9 It is anticipated that a neighbourhood centre will provide convenience shopping and service
uses, though the Council will seek to restrict the floor area of the commercial (class A1-A5) units to
protect the vitality and viability of the existing town centre. Retail uses will form an integral part of the
neighbourhood centre and will contribute towards community cohesion. However, the scale and format
of units and floorspace within the neighbourhood centre should be limited. This ensures they primarily
serve the day-to-day needs of residents of the strategic site, though it is inevitable that some existing,
neighbouring residents will also patronise the new facilities. The neighbourhood centre will also include
facilities to serve the new community, e.g. community meeting space and healthcare facility. Developers
will be expected to provide these facilities in phase with development.

7.3.10 The prospective developer will be expected to mitigate the impact of the development on the
local highways network. The Infrastructure Delivery Plan (IDP) identifies these and other infrastructure
requirements which the developer will be expected to provide or contribute towards.

7.3.11 The development should maximise opportunities for sustainable modes of travel. The
development will include a comprehensive network of safe and convenient footpaths and cycleways
(including necessary improvements to existing routes) linking different uses within and beyond the site,
such as the town centre, Deer Park School, Kemble station and the Cotswold Water Park.

7.3.12 Prospective developers will be required to identify, in liaison with the County and District
councils, a comprehensive package of public transport improvements which will have the effect of
reducing car dependency. Public transport improvements must be implemented as early as is practicable,
offering residents/employees viable alternatives to travelling by private car, and thus influencing travel
behaviour from the outset.

7.3.13 However, despite the provision of public transport, it is recognised that some residents of the
new development will choose the private car to visit the town centre. This will have an impact on central
area parking, and contributions will be sought to mitigate the resulting impacts from the development.

7.3.14 The public open space provision provides an opportunity for the creation of new habitats to
enhance biodiversity; for example, through the creation of ponds. This can include the use of native
planting and the creation of 'green corridors' across the site, and linking to green infrastructure beyond
the site.

7.3.15 Sustainable Drainage Systems (SuDS) also provide an opportunity to create habitats for
biodiversity while retaining surface water runoff rates to the same level as the undeveloped site.

7.3.16 An archaeological assessment and evaluation of the scheduled ancient monument at the
southern edge of the site will be required before a detailed planning permission can be approved. The
assessment and evaluation will include other historic monuments within the site boundary.

7.3.17 A Tree Preservation Order protects various trees across the site, and the development will
have to incorporate these where practicable, and protect them during construction. The Council will
require that replacement trees are planted where protected trees have to be removed.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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7.3.18 Supporting infrastructure and services will include the provision of superfast broadband, utilities
and foul sewers. The latter is likely to include strategic upgrades to the sewage network, and detailed
modelling will be required to establish the precise nature and extent of any upgrades. The provision of
high speed broadband will support new and relocating businesses as well as facilitating home-working
for residents.

7.3.19 To achieve high standards of design and all the other objectives for the site, the development
will be master planned and implemented on a comprehensive basis. The master planning process will
ensure that all aspects of development are properly addressed, including layout, landscape, density,
mix of uses, scale, materials and detailing.

7.3.20 The Council will utilise some or all of the measures summarised below:

effective pre-application engagement at the outline and reserved matters stages;
the use of design review;
on-going monitoring, of conditions and infrastructure delivery and, if necessary, review of detailed
master planning material (e.g. design codes);
engagement with key partners and the local community;
planning performance agreements;
the use and implementation of planning conditions; and
post-occupancy surveys of residents.

7.4 Cirencester Central Area (POLICY S3)

7.4.1 Cirencester’s retailing and commercial importance far outstrips anywhere else in the District.
The town draws in large numbers of shoppers, commuters and others who, together with numerous
visitors, help to create a vital and viable town centre economy.

7.4.2 The rural nature of the surrounding areas, along with relatively poor public transport coverage,
inevitably means that the majority of people from outside Cirencester travel into the town by car, thus
fuelling the need for parking spaces. Parking capacity has been a growing issue for a number of years,
but it has come to a head since 2015.

7.4.3 Critical to Cirencester’s attraction is its exceptional heritage - most of the buildings in the Primary
Shopping Area being statutorily listed for their architectural and historic importance. It is generally
acknowledged that, in addition to each building’s individual merits, their collective value creates a unified
and exceptionally attractive historic townscape. Largely because of this and a healthy independent
retailing offer, Cirencester has maintained a strong appeal both for users of, and visitors to, the town.
However, the townscape in certain parts of the central area, particularly around some of the car parks,
is of a significantly lower quality(24).

24 NS026 Cirencester Town Centre Conservation Area Appraisals

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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7.4.4 Like all town centres, Cirencester comprises a complex mix of uses, interactions and competing
economic, social and environmental interests. To bring key principles and priorities together in a
coherent, holistic manner, a flexible strategy is required which can respond to changing circumstances
within the Plan’s broader policy context.

7.4.5 Certain issues, however, require specific policy guidance, including future retail provision (see
Policy EC7, clause 3), mixes of uses in the primary and secondary frontages, and parking provision.
Policy S3 provides this guidance, while also requiring future development to adhere to the principles
set out in the Cirencester Central Area Strategy, which is set out after the following policy.

Policy S3

CIRENCESTER CENTRAL AREA

Central Area Strategy

1. Development within Cirencester's Central Area, the extent of which is indicated on
Policies Map Inset 2, will be permitted, in principle, where it is consistent with the
Cirencester Central Area Strategy.

Retailing and other main town centre uses(25)

2. Class A1 uses should be concentrated in the Primary Frontage, defined on Policies Map
Inset 2. The loss of A1 uses from the Primary Frontage will be resisted where it would
harm the vitality or viability of the Primary Shopping Area, or harm Town Centre
investment, or cause amenity problems.

3. Within Secondary Frontages, identified on Policies Map Inset 2, class A1 uses and other
main town centre uses will be permitted where they would complement and enhance
the retailing offer of the Primary Shopping Area. The loss of main town centre uses in
a Secondary Frontage will be resisted and, other than A1 uses, concentrations of single
uses will not be permitted where this would adversely affect the vitality and viability of
the Primary Shopping Area or harm wider Town Centre investment, or cause amenity
problems.

4. Where the loss of a main town centre use is proposed in either a Primary or Secondary
Frontage, evidence must be submitted to demonstrate that the property has been
continually, actively and effectively marketed for at least 12 months and that the use is
no longer of commercial interest.

25 Defined in the National Planning Policy Framework Glossary broadly as: retail development;
leisure, entertainment facilities the more intensive sport and recreation uses; offices; and arts,
culture and tourism development.

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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Car Parking

5. New development shall provide sufficient car parking capacity to meet current and
foreseeable needs.

6. Where appropriate development is proposed on existing central area car parks, alternative
car parking provision shall be secured and implemented prior to the commencement of
any development.

The Strategy

7.4.6 A key aim for the town centre is to provide an attractive and vibrant place where people can
access a good range of local services and facilities. This includes a diverse retail offer within the primary
shopping area. Although Cirencester currently has a healthy town centre, it needs to evolve and improve
to ensure that it continues to compete effectively by continuing to offer a different experience to larger
neighbouring centres.

7.4.7 Paragraphs 7.2.4 to 7.2.6 of this Plan explain the importance of Cirencester’s rich heritage,
including archaeology, and the acute challenges this presents for the 'planning balance' when considering
development opportunities in the central area.

7.4.8 A major study of the central area and resulting policy guidance(26) confirmed as long ago as
2007 that a looming shortfall in off-street parking provision at Cirencester needed to be addressed.
This has now come to a head and it is imperative to plan for future parking requirements as well as
address existing capacity issues.

7.4.9 Cirencester currently has several surface-level car parks, and a number of these sites present
the most obvious opportunities for redevelopment in the central area. This includes the option of creating
decked parking which would maximise capacity, initially at a single location. This will help to address
the looming shortfall, which has been assessed at around 350 parking spaces over and above existing
capacity (c. 1,310 spaces)(27).

7.4.10 Once sufficient additional car parking has been provided, the redevelopment potential of other
car park(s), which may no longer required for parking, could be ‘unlocked’. Such sites could then be
considered for alternative uses that would both enhance the town’s role and function and benefit its
economy. In considering any redevelopment options for existing car parks, it is important to bear in
mind that land might well be required to satisfy potential additional parking needs in the longer term.

26 Including Cirencester Town Centre SPD (November 2008) [EB071]; Cirencester Traffic and
Movement Study (June 2007, Hyder Consulting) [NS021]

27 Cirencester Town Centre Off-Street Parking Study (Atkins, February 2017)

Planning applications will be determined in accordance with relevant policies in this Local Plan, which should be
considered together, unless material considerations indicate otherwise.
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