Part B — Please use a separate sheet for each
representation

Name or Organisation: Slimbridge Parish Council

3. To which part of the Local Plan does this representation relate?

Paragraph Policy | PS37 Policies Map

4. Do you consider the Local Plan is

\/
4.(1) Legally compliant Yes No
4.(2) Sound Yes No
\/
4 (3) Complies with the
Duty to co-operate Yes No v

Please tick as appropriate

5. Please give details of why you consider the Local Plan is not legally compliant or
is unsound or fails to comply with the duty to co-operate. Please be as precise as
possible.

If you wish to support the legal compliance or soundness of the Local Plan or its
compliance with the duty to co-operate, please also use this box to set out your
comments.

Please see the attached representation.

(Continue on a separate sheet /expand box if necessary)




6. Please set out the modification(s) you consider necessary to make the Local
Plan legally compliant and sound, in respect of any legal compliance or soundness
matters you have identified at 5 above. (Please note that non-compliance with
the duty to co-operate is incapable of modification at examination). You will need
to say why each modification will make the Local Plan legally compliant or sound.
It will be helpful if you are able to put forward your suggested revised wording of
any policy or text. Please be as precise as possible.

Please see paragraph 5.9 of the attached representation.

(Continue on a separate sheet /expand box if necessary)

Please note In your representation you should provide succinctly all the evidence
and supporting information necessary to support your representation and your
suggested modification(s). You should not assume that you will have a further
opportunity to make submissions.

After this stage, further submissions may only be made if invited by the
Inspector, based on the matters and issues he or she identifies for
examination.

7. If your representation is seeking a modification to the plan, do you consider it
necessary to participate in examination hearing session(s)?

No, I do not wish to Yes, I wish to

participate in v participate in

hearing session(s) hearing session(s)

Please note that while this will provide an initial indication of your wish to
participate in hearing session(s), you may be asked at a later point to confirm
your request to participate.




8. If you wish to participate in the hearing session(s), please outline why you
consider this to be necessary:

Slimbridge Parish Council wish to be represented at the Examination
Hearing as the complexity of the issues raised in our representations can
only be fully investigated through an oral examination.

Please note the Inspector will determine the most appropriate procedure to
adopt to hear those who have indicated that they wish to participate in hearing
session(s). You may be asked to confirm your wish to participate when the
Inspector has identified the matters and issues for examination.
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Slimbridge Parish Council strongly object to the draft Stroud District Local Plan Review.
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representations on its behalf.
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responding to the Local Plan and have therefore shared resources to produce various
reports.
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Regulation 19 Draft Local Plan Review should be deleted in order for the plan to be found
sound.
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Introduction & Summary

This representation has been prepared on behalf of Slimbridge Parish Council (SPC)
in response to Policy PS37 of the Stroud Local Plan Review (Regulation 19) Pre-

Submission Document (hereafter referred to as the ‘LPR’).

SPC strongly object to the allocation on the basis that it is an unsuitable, undeliverable
and fundamentally an unsustainable location to accommodate the development

proposed in the LPR.

In section 2 of this representation, we explore the background to the proposed
allocation of Wisloe New Settlement. We explore how it came to be identified as an
allocation, through reviewing the various stages of the plan making process. In doing
so, we highlight the unresolved issues raised by SPC and other parties including
Wisloe Action Group (WAG); a group of residents living in the Parish who are deeply
concerned about the new settlement proposals. We also comment on the
inadequacies of the public engagement previously undertaken by Stroud District
Council (SDC) in preparing the LPR and its failure to respond objectively to
consultation responses. Consideration is also given to SDC'’s failed bid to Homes
England for Garden Communities Bid Funding to support the delivery of Wisloe New

Settlement.

Through the review carried out in Section 2 we demonstrate that SDC’s decision to
continue to include Wisloe New Settlement in the Regulation 19 LPR is not supported
by evidence nor the outcomes of consultation in the plan making process.
Furthermore, and reflecting the identified flaws, we highlight it was not a decision

which Members of SDC’s Planning Review Panel agreed on.

In section 3, we open by exploring the proposals in the LPR for the proposed Wisloe
New Settlement allocation and note that the Council expects it to deliver significant
social and economic benefits (according to Garden City Principles), whilst fully
mitigating environmental impacts in terms of biodiversity net gain, design and layout to
address its multitude of constraints. Most notably, reflecting the Council’s climate
change commitments, the new settlement is expected to be an “exemplar for achieving

carbon neutral development by 2030”.

representations
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1.6

1.7

1.8

1.9

We demonstrate through technical evidence and other available information that these
aspirations for Wisloe New Settlement are fundamentally unrealistic and unachievable;
they are simply not deliverable and if the LPR is to have any chance of being found

sound at Examination the proposed allocation should be deleted.

In Section 3 we also present the findings of review of the Sustainability Appraisal that
supports the LPR undertaken by Clearlead Consulting. This review identifies several
issues of non-compliance with the Strategic Environmental Assessment (SEA)
Regulations. Notably, using current knowledge, Wisloe New Settlement does not
perform as well as the findings of the SA has recorded and appears to be a much less
sustainable option than the SA would suggest.

Lastly in Section 4 of these representations, we consider the implications on the
overall housing supply if Wisloe New Settlement is removed. We demonstrate that the
objectively assessed housing need for the Plan period (including any unmet needs

from neighbouring authorities) can still be met, including an adequate buffer.

We conclude by summarising why the proposed Wisloe New Settlement Allocation fails
the tests of soundness and should therefore be deleted from the LPR prior to

submission.

representations
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2

2.1

2.2

2.3

Wisloe New Settlement Background

Site Overview

Wisloe is the name given by the Site Promoters (Gloucester County Council and the
Ernest Cook Trust) to a new settlement proposed on approximately 84 hectares of
agricultural land within the Parish of Slimbridge. It is located to the east of Slimbridge
and Gossington and south of Cambridge on land between the A38, M5 and Bristol-
Birmingham railway line. The proposed allocation boundary (as identified on the plan
on page 182 of the LPR) includes 4 development parcels, separated by existing roads
(including the A4135 and Dursley Road), residential properties, farm buildings,
Slimbridge Football Ground and industrial development. These existing properties and

uses lie outside the settlement boundaries of Slimbridge and Cambridge.

Slimbridge is recognised as a Tier 3b settlement in the LPR (i.e. a Settlement with
Local Facilities). These are defined in draft Policy CP3 as ‘small and medium-sized
rural villages [which] provide a range of services and facilities for their

communities, but some have poor access to key services and facilities

elsewhere and they all face significant environmental constraints to growth.

There are no site allocations at any of these settlements. However, there may be
scope for some development to meet specific local housing, employment or
community infrastructure needs, either within or (exceptionally) adjacent to the
settlement development limit, subject to fulfilling the criteria set out in this

Plan’s Core and Delivery policies. Any such development will seek to sustain or

enhance the settlement’s existing role, function and accessibility.’ (emphasis
added)

Cambridge is recognised as a Tier 4a settlement in the LPR (i.e. an Accessible
Settlement with Basic Facilities). These are defined in draft Policy CP3 as ‘small and
very small villages [which] provide a limited range of services and facilities for
their communities. Whilst they may be unable to meet residents’ day to day
requirements, these are relatively well-connected and accessible settlements,
which benefit from their proximity and/or connectivity to higher tier settlements

or transport corridors. These settlements are relatively less sustainable

locations for growth, compared to Tier 1-3 settlements, and most face significant

environmental constraints. However, there may be scope for very limited

representations
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development to meet specific local housing, employment or community needs,
either within or (exceptionally) adjacent to the settlement development limit,
subject to fulfilling the criteria set out in this Plan’s Core and Delivery policies.

Any such development will seek to sustain or enhance the settlement’s existing

role, function and accessibility and to boost community vitality and social

sustainability.” (emphasis added)

2.4 There are proposed changes to the Settlement Development Limits (SDL) for
Cambridge that are set out in Appendix A of the LPR. These have the effect of
extending the settlement boundary to the south and, notably, up to the proposed

allocation boundary for Wisloe New Settlement.

SDL-CBRO2

! 0 Crown Copyrght and databice rights 2013 Ordnance Serviy 100019682

=
SDL-CBRO1

0 028 05 1 Khomitoes

4. Cambridge: ref. SDL-CBRO1 at Narles Road / Barton Field

Figure 1: Extract from Appendix A of LPR showing proposed changes to the SDL for
Cambridge
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2.5 The Stroud District Settlement Role and Function Study (Update 2018) provides

details on the information gathered by SDC on the key characteristics and functioning

of settlements in the District and informed decisions with respect to the standing of

settlements in the settlement hierarchy. Below is a summary of the data that relates to

Slimbridge and Cambridge and supports their standing as lower tier settlements:

Village hall
Playing Field

Children’s play area

Statistic Slimbridge Cambridge
Population Count (2011 census) 795 No data
Number of dwellings (2011 census) | 324 No data
New dwellings (2011-2018) 11 No data
Retail provision Community run shop | None
[NB: this is no
longer open]
Community facilities Mobile/part time post | None
office
Education Primary school / pre- | None
school
Recreation and cultural facilities Place of worship Pub

Accessibility to key services and

facilities

Poor

Good [NB: SPC
question this
assessment noting
Cambridge’s Tier 4a

status]

Employment role

No significant
employment role. A

‘dormitory’ settlement

No significant
employment role. A

‘dormitory’ settlement

Proportion of residents who work

within 2km of home

5%

No data

Case for growth?

Offers little scope for
sustainable growth or
for development that
could transform poor

accessibility...

In accessibility terms,
offers relatively
sustainable location
for potential growth

and development,

representations
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unsuited to growth
and development,
other than to address
very specific identified
local needs within the

despite lower tier
status / smaller size.
[NB: SPC again
question this

assessment noting

2.6

2.7

community (pg.121) Cambridge’s Tier 4a

status]

Table 1: data related to Slimbridge and Cambridge from the Stroud District
Settlement Role and Function Study (Update 2018)

A further useful source of information, when considering the existing characteristics of
the Parish is the Slimbridge Village Design Statement (SVDS) which was adopted by
SDC in February 2017 and is a material consideration in Development Management
decision making and an important evidence base document to the LPR. The purpose
of this statement is to raise ‘awareness of what is special about the area and gives
parish residents a say in the future of their village by producing guidance on
respecting these qualities.”* A map on Page 3 of the SVDS illustrates how the parish
is defined by a dispersed settlement pattern comprising two villages (Slimbridge and
Cambridge) and six separate hamlets. The spire of St Johns Church is described as ‘a
prominent feature within the landscape of Slimbridge as it can be seen from

most areas and it is a defining feature of the parish’.

The SVDS, 2017 includes a number of guidelines, one of which is SLN 2. This states:
‘in order to protect the separate identity of the villages and hamlets and the
guality of the countryside (including its built and natural heritage), proposals
outside identified settlement development limits will not be permitted that do not
accord with the principles in the Adopted Stroud District Local Plan (2015) and
particularly where they also involve the loss of quality landscape features or

result in an adverse impact on local character. It is important to prevent the

areas merging into one another so as each hamlet can keep its own identity and

preserve its setting and character.” (emphasis added)

1 Slimbridge Village Design Statement, 2017 Page 5
2 Slimbridge Village Design Statement, 2017 Page 7
% Slimbridge Village Design Statement, 2017 Page 42
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2.8

2.9

2.10

211

In contrast with the dispersed small scale settlement pattern found in Slimbridge, south
of the M5/railway corridors in Cam parish, is one of the District’'s main settlements
(Cam). As explored further below, significant growth is underway within the northern
part of Cam, east of the A4135, between the existing defined settlement boundary and
Cam & Dursley Station.

Committed and Proposed Growth to the North of Cam

One of the strategic sites allocated by the adopted Local Plan (2015) is an urban
extension of 450 dwellings to the northeast of the settlement, known as ‘Millfields’.
Since the Plan was adopted outline planning permission was granted in 2017 for a
mixed-use development on this allocated site (and an additional field to the north)
comprising of up to 450 dwellings and 10.7 hectares of employment land (Ref:
S.15/2804/0UT).

Since the grant of outline permission, a reserved matters approval has been granted
for 137 dwellings on Phase H1 and this is now under construction by Bovis Homes. A
further outline planning application has also been made to increase the maximum
number of dwellings permitted in the urban extension by 56 to 506 dwellings. This

application (ref: S.20/1116/0OUT) remains undetermined.

It is also notable that in recent years, SDC has granted planning permissions for a
number of major housing developments outside the Cam settlement boundary on

unallocated greenfield sites to the north-west of the urban extension. This includes:

e S.17/1366/OUT: Outline Planning Permission granted for up to 90 residential
dwellings. A reserved matters application (ref: S.19/0810/REM) has since been
approved and development has commenced.

e S.17/0964/0OUT: Outline Planning Application granted for up to 36 dwellings. A
reserved matters application (ref: S.19/1519/REM) has since been approved.

e S.18/0044/FUL: Full Planning Permission granted for 41 dwellings. This
development has commenced.

e S.11/1682/FUL: Full Planning Permission granted on appeal for 71 dwellings.

This permission has been implemented and the development completed.
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2.12

2.13

2.14

2.15

A further outline planning for up to 42 residential dwellings (S.18/2697/0OUT) on land
between S.17/1366/0UT and Cam & Dursley Railway Station has recently been
approved by SDC, subject to completion of a Section 106 agreement.

The LPR review proposes further development to the west of the above sites; an
allocation referred to as “Cam North West” in draft Policy PS24 allows for
approximately 900 dwellings and community uses. An EIA scoping request for a
residential mixed-use development for up to 1,100 dwellings, new primary school, and
other associated infrastructure was submitted in June 2020 (ref: 2020/0314/EIAS).

The cumulative impact of the above is the extensive expansion of Cam in a northerly
direction up to the M5 (and Cam Parish boundary), immediately beyond which is the
proposed settlement boundary of Wisloe within Slimbridge Parish. This is illustrated on
Figure 1 of the Michelle Bolger Expert Landscape Consultancy Site Appraisal
(MBELC) (Feb 2021), which is included at Appendix 1 of these representations and

identifies through coloured coded parcels the various developments identified above.

The scale of growth to the north of Cam, however, is not adequately reflected by the
plan on page 182 of the LPR (included as Figure 2 below) which is misleading in
omitting developments approved on unallocated sites and the approved extent of the
Millfields urban extension. The plan also does not reflect the proposed southerly
extension to the SDL for Cambridge (as discussed earlier in the representation) which
would join the site allocation boundary for Wisloe with this existing village. The
implications of this in terms of coalescence and the harm to the existing settlement

pattern of Slimbridge Parish are considered further in Section 3 of this representation.

representations
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2.16

Slimbridge

{See Cam
sites p124)

05 1 Kilometers
i

Figure 2: Wisloe Site Location Plan taken from page 182 of the LPR

Local Plan Review Process and emergence of Wisloe as a new Settlement

Having provided an overview of the Wisloe site and its surroundings, in this section we
explore how it came to be identified as an allocation, through reviewing the various
stages of the plan making process. To-date, the review process has involved four

consultation stages:

Stage 1 - Issues and Options (October 2017 - December 2017).

Stage 2 - Emerging Strategy (November 2018 - January 2019).

Stage 3 - Draft Local Plan (November 2019 - January 2020).

Stage 4 - Additional Housing Options (October 2020 - December 2020).

jb planning associates representations



Stroud Local Plan Review (Regulation 19): Policy PS37 Wisloe New Settlement
Representations on behalf of Slimbridge Parish Council 10

2.17

2.18

2.19

2.20

The Stage 1 Issues and Options Consultation was introduced as an opportunity to
discuss emerging issues and identify ways of distributing and managing future
development needs for the 20-year period to be covered by the LPR (which at this
stage was 2016-2036).

Whilst making clear that the amount of future housing and employment growth needed
for the LPR period had not yet been identified, Section 3.1 of the consultation paper
presented potential strategies for distributing future growth. The Options presented

included:

1) Concentrated development: continuing the strategy of the adopted Local
Plan of allocating mixed-use development at a few larger sites adjacent to the
District’s larger settlements.

2) Wider distribution: take a more dispersed approach with some medium
sized housing and employment sites on the edge of the larger villages, as well
as towns.

3) Dispersal: disperse development across the district with most villages
including at least one small to medium site allocated to meet local needs.

4) A single growth point: Identify a growth point in the district to include
significant growth, either as an expansion of an existing settlement, or to

create a new settlement.

Consultees were asked to identify their preferred option or combination of options to
meet the unspecified future needs. A report prepared by the Council on the outcomes
of this consultation* reveals that the Council received 258 formal responses, almost
60% of which were from individuals. SPC were amongst the 26 town and parish

councils which responded to this consultation.

The consultation report reveals at paragraph 3.24 that the question regarding future
growth strategies was answered by 127 people and the results displayed in Figure 9
show that the greatest support was for concentrated growth, with 46 people selecting it
as their preferred option. 22 people supported some dispersed growth, 22 supported a

new growth point and 20 people supported very dispersed growth.

4 Stroud District Local Plan Review: Issues and Options Consultation Report (February 2018)
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2.21 Paragraph 3.26 of the report goes on to identify that a ballot box was located at each
public exhibition where people were asked to anonymously identify their preferred
option for growth. Of the 199 ballots completed, the future growth option with greatest
support was again concentrated growth (61 votes), followed by dispersal (Option 3)
with 37 votes. The option with least support was a new growth point (21 votes).

2.22 Broad locations and potential sites were also considered in the consultation. Wisloe
was not identified as growth point option at this stage, although some smaller scale
growth to the south of Slimbridge was put forward as a potential option (see ‘A’ on

figure 3 below).

2 Crown copynght and database rights 2017 Ordnance Survey 100019682

Figure 3: Slimbridge potential growth point ‘A’ as presented in the Issues and Options

Consultation Document
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2.23

2.24

The plan also identifies with a blue line a site that was assessed in the 2017 Strategic
Assessment of Land Availability (SALA) but considered unsuitable (i.e. SLI001 — Land
off St John’s Road). Appendix 4 of the 2017 SALA reveals the Council’s reasons for

rejecting SLI001 were as follows:

‘This large area is generally not suitable for development because of the likely
impact on an area of high/medium landscape sensitivity, and particularly the
role this historic landscape plays in providing a setting for nearby heritage
assets and in helping to define the character of the settlement as distinct from
Cambridge. Furthermore, there are potential constraints which might affect the
ability to create a new site access. There are therefore potential impacts and
some physical constraint that would prevent sustainable development in this

location.’

SDC’s SALA Heritage Impact Appraisal (2017) elaborates on the heritage sensitivities,

concluding as follows:

‘Very significant heritage constraints. This is a very historic landscape. The site
adjoins and wraps around the ancient core of Slimbridge, centred upon the
landmark Grade | listed Church of St John the Evangelist. There is an extremely
high concentration of heritage assets in the immediate vicinity, most of
Slimbridge sites SALA Heritage Impact Appraisals (May 2017) SLI 2 which are
linked with the church. The legacy of historic land management on the site itself
is clearly visible: pronounced ridge and furrow or drainage channels are easily
discernible across an extensive area. The site is important in providing visual
and historic context for this ancient settlement and its numerous heritage
assets. The site’s sensitivity relates to the sense of Slimbridge’s place in the
landscape, its character and its historic linear settlement pattern, and the
dominance of the church — visually and historically. No obvious scope for
development that would have any positive heritage benefits. The impact on the
setting of multiple heritage assets and on the character and context of the
settlement — particularly key views of the landmark Grade | listed Church and the
surroundings of the scheduled moated site —would be likely to preclude

development on this site.’
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2.25

2.26

2.27

2.28

2.29

Notably the SLIOO01 site is approximately 300m northwest of the proposed boundary of
Wisloe New Settlement. The landscape and heritage sensitivities of this area are

considered further in section 3 of these representations.

Following the Stage 1 Issues and Options, a SALA New Sites Update Report was
published in October 2018. This report considered the suitability, availability,
achievability and development potential of additional sites submitted after the
production of the main SALA 2017 report.

This is when Wisloe New Settlement first appeared, although it was not assessed as a
single site option, but rather as three separate parcels: SLI002, SLI004 and SLI005,
that were submitted following production of the May 2017 SALA. These are identified
on the plan included at Appendix 2. A concern regarding adverse impacts on
settlement separation was identified in relation to the assessment of suitability of each
of these sites, which clearly highlighted ‘Piecemeal development in this area would

erode the countryside gap between Slimbridge, Cambridge and Cam’.

Confusingly, despite separation being identified as a concern in relation to the
individual sites SLI002, SLI004 and SLI005, each site assessment also included a
statement that there may be potential for a more comprehensive development if
additional land assembly were to occur. The landscape consequences and coalescing

effect of such an approach are considered further in Section 3 of this representation.
Other concerns raised with these parcels included:

e No screening to M5 which is elevated above the site as it crosses the railway line
(SLI002).

e  Proximity to the M5 may result in noise and visual amenity issues which would
require mitigation (all three sites).

e Proximity to the A4135 may result in noise and visual amenity issues which would
require mitigation (SLI002).

e Proximity to the railway line may result in noise and visual amenity issues which
would require mitigation (SLI0O04).

e  Proximity to the A38 may result in noise and visual amenity issues which would
require mitigation (SLI0O04). Inexplicably, the same concern was not highlighted for
SLI002 even though it is also adjacent to the A38.

representations



Stroud Local Plan Review (Regulation 19): Policy PS37 Wisloe New Settlement
Representations on behalf of Slimbridge Parish Council 14

e There is reasonable proximity to services and facilities in Slimbridge and local
pavements on the A4135 and A38 although access would involve crossing the
busy A38 (all three). The assessment also notes that there is no pavement along
the Dursley Road/Wisloe Road which would be an accessibility issue for SLI005.
However, it fails in the case of all three sites to acknowledge the fact that
Slimbridge is a Tier 3b settlement (and Cambridge a Tier 4a) that do not offer a
range of services and facilities.

e The owners of SLI002 (Gloucester County Council) and SLIO04/SLIO05 (Ernest
Cook Trust) have confirmed that the sites are not available currently but that there
is a reasonable prospect that they will be available at a point in the future for
development. Despite this uncertainty, the housing yield suggests deliveries could

commence on each from 2026/27.

2.30 Other points to note in the assessments include:

¢ They identify that an initial desktop biodiversity and geodiversity assessment of all
three sites has indicated there is potential to develop them without harm to a
designated natural environment site, although this did not consider whether there
are protected species on the sites or whether it is functionally linked land.

e All three are identified as being ‘beyond the immediate vicinity of Slimbridge’
and were not included in the Landscape Sensitivity Assessment. In this respect,
we consider it surprising that sites on the oppositive side of the A38 to the eastern
edge of Slimbridge (i.e. SLI002 and SLI004) are not considered to be in
“immediate vicinity” of the settlement, particularly as the SALA describes this
landscape as open, flat agricultural land. Furthermore, reference to the
Gloucestershire Landscape Character Assessment (2006) and Stroud Landscape
Character Assessment (2000) reveals that the land across which all three sites
are located is in the same character area as Slimbridge. The failure of SDC to
assess the landscape sensitivity of the sites that form the proposed Wisloe New
Settlement allocation is a notable omission in the site selection process.

e Aninitial desktop heritage assessment of all three has indicated that there is
potential to develop the sites without harm to a designated heritage asset. It is
unclear which desktop assessment is being referred to here as none of the three
sites have been considered in the published Heritage Impact Appraisals of the
SALA sites (2017, 2018, 2019 and 2020). Such a conclusion is again surprising,
particularly for SLI002 which is approximately 300m from SLIO01 which, as
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231

2.32

identified above, was rejected by SDC due to “very significant heritage
constraints. This is a very historic landscape” (emphasis added).

e They report that there are no known flooding issues on all three sites, despite part
of SLI005 being in flood zone 2 and there being evidence of flooding within the
Parish in the Slimbridge Village Design Statement (adopted by SDC) and ongoing
issues (known to the drainage authorities) with the sewage system being unable
to cope with high groundwater and storm conditions. These are considered further
in Section 3 of this representation.

e |t fails to recognise other site constraints identified in these representations, such
as the high-pressure gas main, agricultural land quality, air quality and

safeguarded minerals.

The Stage 2 Emerging Strategy Consultation (November 2018) followed the SALA
update and presented the Council’s potential strategy for addressing the issues raised
in the Stage 1 consultation and meeting future development needs. It highlights on
page 27 that Option 1 (concentrated growth) was the most popular growth strategy in
the feedback to the Issues and Options Consultation, adding Option 3 (dispersal) was
the next most popular strategy based on visitors’ informal responses at our Issues and
Options touring exhibitions. It goes on to identify on page 30 the Sustainability
Appraisal recommendation that a hybrid option be considered which most resembles
option 1 but includes growth at the Sharpness growth point and/or one or two of the
larger towns and villages as well (although this would need to avoid settlements where
negative environmental effects on biodiversity/geodiversity, landscape/ townscape,

historic environment, water quality and flooding are more likely).

It is this hybrid option which is presented in section 4.2 of the consultation document

as the following ‘Emerging Strategy’:

e concentrate housing growth at the main towns of Cam and Dursley, Stonehouse
and Stroud, where there is best access to services, facilities, jobs and
infrastructure

e two new settlements at Sharpness and at Wisloe within the Severn Vale (A38/M5
corridor) where there is the potential to create new sustainable communities

along garden village principles.
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2.33

2.34

2.35

Very limited additional information is presented in the document on the Council’s
strategy for Wisloe (which incidentally is not an existing ‘place’ as inferred by the
consultation document). Page 34 simply states that the strategy envisages the delivery
of a new garden village community incorporating housing, employment, shopping,
community and open space uses, with the opportunity to improve access to local
facilities for existing residents and businesses whilst protecting the setting of existing
villages. Page 83 adds to this by offering a limited review of the constraints and
designations and identifies that a proposed settlement boundary and requirements for
it to provide 1,500 dwellings by year 2040, 5 ha employment land, retail, community

uses and open space.

SPC responded to this consultation, strongly objecting to the proposed identification of

Wisloe New Settlement and raised the following concerns:

e The proposed development will result in merging of Slimbridge, Cambridge and
Cam into one urban sprawl with only the motorway acting as a buffer. This will
take away the individual identities of Slimbridge Parish settlements.

e Wisloe will be 3 times the size of the existing settlements of Slimbridge Parish
combined. This is out of proportion for the parish and will be unsustainable.

e The environmental impacts of the proposal on the local Wildlife and Wetland
Trust.

e The land is Grade 2 which is deemed very good agricultural land.

e The inaccessibility of Cam and Dursley Station to walkers/cyclists.

e The inability of the existing sewage infrastructure to cope.

e The noise and air quality issues associated with the adjacent motorway.

e Visual impact on views from the AONB and on heritage assets.

The complete comments are provided at Appendix 3 of this representation. SDC again
produced a report on the outcomes of this consultation process®. Paragraph 3.40
identifies that those respondents who submitted their comments online were asked to
clarify which settlements identified as potentially suitable for growth, they disagreed
with. The results from the 135 respondents who answered the question are displayed
in Table 4. The highest number of respondents disagreed there was growth potential
at Berkeley (38%), Newtown & Sharpness (38%), Dursley (29%), Slimbridge (24%)
Wisloe (21%).

5 Stroud District Local Plan Review: Emerging Strategy Consultation Report (May 2019)
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2.36 Table 6 illustrates that level of support or opposition to each site. This identifies 39

2.37

2.38

2.39

respondents supported PS37 Wisloe and 83 opposed.

No comments were offered in the report on the valid concerns raised by SPC (and
others) on the Wisloe New Settlement proposal. As explored further in Section 3 these
concerns still have not been addressed by SDC despite them being highlighted at such
an early stage in the plan making process. As will become apparent through the
analysis in Section 3, the decision to identify Wisloe as a new settlement proposal in
the LPR was made in advance of the completion of the technical work necessary to
properly understand the impact of the numerous known constraints on the deliverability

of the site.

Two additional parcels of land which make up the remainder of the Wisloe New
Settlement allocation (as currently defined in the LPR Regulation 19 Plan) were
submitted around the time of the Stage 2 Emerging Strategy Consultation and
assessed as part of SALA New Sites Update Report (November 2019). These sites
are SLI006 and SLI007 and were put forward by the landowners MD Collins and the
Berkley Estate respectively and are identified on the plan included at Appendix 2. Both
sites were found to have ‘future potential’ due to their proximity to land identified with
potential for a comprehensive development. Under the suitability assessment of site
SLIOO06 it states, ‘Given the proximity with Cambridge, any development on this
site would need to include the creation of a substantial landscaped buffer to
prevent coalescence with Cambridge’. Given the immediate proximity of this site to
Cambridge, it is hard to conceive of a landscape buffer which would be sufficient to
prevent harm to the legibility/ identity of Cambridge as a discrete settlement
particularly given the proposed changes to the SDL for this existing settlement as
identified above.

The Stage 3 Draft Plan Consultation followed in November 2019 and presented
SDC’s preferred strategy for meeting growth and development needs for the Plan
period. This is presented on page 25 as ‘a ‘hybrid’, which incorporates some of the
most sustainable and deliverable aspects of the four strategy options we

consulted on in 2017 and makes use of the most suitable potential sites’.

2.40 The proposals for Wisloe Garden Village are presented on pages 122 to 124. It

identifies that the Draft Plan anticipates ‘it will function as a new ‘Accessible
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Settlement with Local Facilities’ once complete (Tier 3a), with access to services
and employment opportunities within the development itself, as well as in higher
tier settlements to which there is good access’. Whilst highlighting that detailed
policy criteria, specific mitigation measures and infrastructure requirements are still to
be developed, the Draft Plan makes a bold and premature commitment that the
‘development will an exemplar for achieving carbon neutral development by

2030 and will take place in accordance with Garden City Principles’.

2.41 SPC responded to this consultation, again strongly objecting to the proposed
identification of Wisloe New Settlement. By this point also Wisloe Action Group (WAG)
had also been established by a group of deeply concerned residents living in the
Parish who wanted to support SPC with its objections. The representations made by
both SPC and WAG on the Stage 3 Draft Plan are included at Appendices 4 and 5 and

raised the following:

e |dentification of the new settlement does not support public feedback on the
Council’s preferred spatial strategy for growth.

o Failure to meet several Sustainability Appraisal objectives.

e The low ranking of Slimbridge and Cambridge in the settlement hierarchy,
reflecting the unsustainable location.

e The inaccessibility of Cam and Dursley Station to walkers/cyclists.

e Coalescence and the erosion of the separate identities of Slimbridge and
Cambridge

e Impact on the local Wildfowl and Wetlands Trust, and wildlife on site

e Loss of Grade 2 BMV agricultural land, and flaws with promotors assessment

e Failure to properly evaluate flood risk, drainage and water quality issues.

¢ Noise and air quality issues associated with the adjacent motorway.

e Strain on existing infrastructure and issues associated with the delivery of new
social and transport infrastructure required to support settlement.

e The issues associated with a high pressure gas main crossing the site.

e Visual impact on views from AONB and on heritage assets.

e Incompatibility with SDC ‘Carbon Neutral 2030’ target.

e Lack of employment opportunities.

e Presence of significant archaeological remains.
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2.42

2.43

2.44

2.45

It was not until April 2021, that SDC produced a further report on the outcomes of the
consultation on the Draft Plan® held November 2019 to January 2020 (i.e. 15 months
later). Paragraph 3.35 highlights that there were high levels of objection to the new
settlement at Wisloe, with 241 of the 279 (86%) respondents objecting. Whilst evident
that the overwhelming majority were against the new settlement it is relevant to note
that the 14% who supported the new settlement would have included organisations,

and thus it is not representative of the level of local support.

It is also noted that this analysis only applies to the online ‘sites’ questionnaire
responses and no attempt is made to perform a quantitative analysis of the e-mail and
letter responses. WAG has undertaken a quantitative analysis of the email and letter
responses, which is included with its separate representations. Out of the 592 email
and letter responses, only four were found to be in favour of PS37. Of these, three
supported all sites in the plan and one (Rep 240), without offering any evidence,
specifically supported PS37. The WAG report demonstrates that the support
comments are negligible in number but also that the SDC analysis is flawed and
seriously underestimates the opposition to PS37, not just by residents of Slimbridge,
but throughout the District.

Paragraph 173 of the SDC Consultation report states ‘All comments submitted on
sites within the Berkeley (sic) have been read and Section 5 of this report
provides a summary of the key points raised and also details a response from
the Council highlighting whether the site is considered appropriate for allocation
in the Local Plan.” Within Section 5, Pages 173 to 175, provide SDC’s responses to
the specific comments made on Wisloe New Settlement (PS37) which are presented
separate lists for ‘support comments’ and ‘objection comments’. However, without
numerical analysis it is impossible to judge the number of support and objection
comments which could easily mislead readers to think both options received similar

levels of support, which is clearly not the case.
SDC’s response suggests:

¢ the wording of the policy and supporting text seeks to address specific

concerns raised during consultation; SPC disagree — the policy fails to

6 Stroud District Local Plan Review: Draft Plan for Consultation November 2019 Consultation Report
(April 2021)
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acknowledge numerous concerns that were raised including the gas
pipeline running through the site, agricultural land quality, air quality and
mineral safeguarding constraints.

e this new settlement, developed in accordance with Garden City principles, will
contribute to the District’s housing and employment needs at a location which
maximises the potential for residents to use active travel and public transport to
access jobs, services and facilities; SPC disagree — the new settlement will
not meet Garden City principles and is not in a location that maximise the
potential for active travel and use of public transport.

e The site performs relatively well in the Sustainability Appraisal against
reasonable alternatives, using a range of sustainability objectives; SPC
disagree — the Sustainability Appraisal is flawed.

e The Habitats Regulation Assessment has not identified any issues or impacts
on biodiversity sites which are not capable of mitigation; SPC disagree — it is
functionally linked land.

o Whilst there are constraints, including proximity to the M5 motorway and gas
mains on-site, these are capable of mitigation through layout and design
measures; SPC disagree —there is no evidence to demonstrate that these
can be mitigated without affecting the viability and deliverability of a
cohesive new settlement designed in accordance with Garden City
principles;

e Strategic landscaping buffers around the site and a strong design code will
prevent physical and visual coalescence with neighbouring villages; SPC
disagree — given the immediate proximity of this site to Cambridge and
Slimbridge, a landscape buffer would be insufficient to prevent harm to
the legibility/identity of these discrete settlements.

e The transport assessment work has identified no major issues and
opportunities for sustainable transport measures and modest highway
mitigation works to address traffic and safety issues; SPC disagree - it is an
unsustainable location which would be wholly reliant on extensive
accessibility improvements which have not been demonstrated to be
deliverable.

e The Infrastructure Delivery Plan has identified no major issues which cannot be
addressed; SPC disagree — the IDP fails to give adequate consideration to

the cost and delivery implications of key infrastructure.
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2.46

2.47

2.48

2.49

e The site is being actively promoted and there are no known deliverability or
viability matters which could prevent implementation; SPC disagree — the site
is being promoted by the County Council and a charity. There is no
developer interest, and there are significant unresolved deliverability and
viability issues.

e The scale of growth required in the District means that a number of strategic
sites will be in delivery at the same time. SPC agree there is a need for
strategic sites, but the concentration of such proposals in the Berkeley

Cluster will compromise delivery.

Section 3 of these representations elaborates on SPC’s concerns that are identified

above.

Following the Stage 3 Draft Plan consultation an ‘Assessment of Strategic
Development Opportunities’ was published in May 2020 and its purpose was “to
support the early stages of the plan making process’ (para 1.8) and ‘inform the
search for suitable strategic development land beyond the existing settlement
boundaries in the study area’ (para 1.1). However, it was published 18 months after
Wisloe New Settlement was first identified in the Emerging Strategy and 6 months
after the publication of the Draft Plan’. It therefore cannot have informed the selection
of the site.

MBELC has reviewed this assessment in their Site Appraisal (included at Appendix 1)
and comment that the entire district of Stroud was included within the study area and
‘potentially developable land’ was identified by excluding land which did not meet
criteria relating to sustainability, constraints, viability, and size. The remaining land was
organised into ‘Broad Areas’ which were used for a landscape sensitivity assessment

(included as part of The Assessment of Strategic Development Opportunities).

The landscape sensitivity assessment considered the sensitivity of the ‘Broad Areas’ to
residential development (in general) using seven criteria®. ‘Broad Areas’ were then
subdivided into ‘Assessment Areas’, which became the primary units for reaching

overall judgements of landscape sensitivity to specific types (scales) of residential

" An Interim Assessment was prepared in October 2019, although the assessment of land within
Wisloe New Settlement is omitted from this version.

8 The headings of the criteria are: Physical character; Natural character; Historic landscape character;
Form, density, identity and setting of existing settlement/ development; Views and visual character
including skylines; Access and recreation; Perceptual and experiential qualities
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2.50

2.51

2.52

2.53

development, specifically: ‘small village’ (1,500-5,000 dwellings), ‘large village’ (5,000-
10,000 dwellings), ‘town/city’ (10,000 + dwellings). However, the Assessment Areas
were not subject to a finer grain assessment and judgment concerning sensitivity to
the different types of development were based on the conclusions reached for the
Broad Areas. MBELC highlight that the definition of 1,500-5,000 dwellings as a small
village is questionable.

Wisloe New Settlement falls within Broad Area 11 (BA 11) and Assessment Area 49
(AA 49) (New Settlement). BA 11 scored moderately against four sensitivity criteria
and moderate-high against three criteria. No finer grained assessment was undertaken
for AA 49, despite covering a significantly smaller area than BA 11, and it was not re-
assessed against the sensitivity criteria. Overall sensitivity ratings for AA 49 were
provided (‘moderate’ for small village, ‘moderate-high’ for large village, and ‘high’ for
town/city). MBELC comment that the accompanying text provided in Appendix 2B to

the assessment lacks sufficient detail to explain how these judgements were reached.

MBELC also highlight that one of the criterions used to assess the Broad Areas was
called ‘Form, density, identity and setting of existing settlement/development’
(BA 11 scored moderately against this criterion). An example of how an area might
score highly against this criterion was provided in the study which corresponds closely
with the situation at Wisloe New Settlement. The example cites an area which forms
‘an important part in the perception of a gap between settlements. Development
in the assessment area would have a poor relationship with the existing
settlement form/pattern’. Therefore, a criterion which should have been flagged as a

significant issue — relating to settlement pattern — was not.

In October 2020, SDC carried out a further Regulation 18 Consultation (referred to
as Stage 4) on ‘Additional Housing Options’. The document identifies that the
consultation was undertaken in response to the Government’s proposals for a revised
standard method which, if confirmed, will see the housing requirement for Stroud
District increase from 638 homes per annum to 786 homes per annum. This will mean
that the emerging Local Plan may have to identify further land within the District for

housing before it can progress through examination.

The consultation paper also explained that SDC is considering identifying additional
reserve sites to ensure that the portfolio of sites in the emerging Local Plan guarantees

housing at the delivery rates required. The paper highlights that if the Council does not
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2.55

2.56

2.57

2.58

identify a reserve supply, an undersupply may result from changes in economic cycles
and unforeseen issues with respect to the delivery of brownfield sites and the
proposed creation of new settlements.

The consultation was therefore undertaken to ensure that the emerging LPR is more
robust and can respond to changes in circumstances as it proceeds through the later
stages of the Plan making process.

Broadly, the consultation document is broken into two sections; the first section covers
analysis of the strategic spatial growth options and the second section covers analysis
of recently submitted development site proposals; in particular two new growth points;
PGP1 Land at Grove Farm, Whitminster (up to 2,250 dwellings) and PGP2 Broad

Location at Moreton Valence/Hardwicke (up to 1,500 dwellings).

Right at the end of the 8-week consultation, the Government withdrew its proposals to
increase the housing requirements for Stroud District and reverted to the current
standard method requiring 638 homes per annum. Nonetheless, both SPC and WAG
continued to submit responses to this consultation (see Appendices 6 and 7), which
highlighted in particular how the two new growth points PGP1 and PGP2 were more

sustainable, deliverable and viable than Wisloe New Settlement.

SDC ultimately chose to ignore this analysis, stating in the consultation report® that it

decided not to take either forward in the LPR Regulation 19 draft as they perform less
well than alternatives sites in terms of meeting sustainability appraisal objectives and

compatibility with the proposed development strategy. SPC (and WAG) strongly

disagree with this assertion and have seen no evidence to support it.

Following the stage 4 consultation, SDC progressed with the preparation of the
Regulation 19 LPR. A consultation draft was considered by SDC’s Environment
Committee at its meeting on 20 April 2021, and at that meeting a report from the

Planning Review Panel was presented (see Appendix 8). This advised:

‘Members of the Planning Review Panel have spent considerable time on the
detailed work involved in considering the policies, locations for new housing,

availability of services and environmental impact on the District involved in the

® Stroud District Local Plan Review: Additional Housing Options Consultation Report (April 2021) p. 24

representations



Stroud Local Plan Review (Regulation 19): Policy PS37 Wisloe New Settlement
Representations on behalf of Slimbridge Parish Council 24

2.59

2.60

2.61

New local Plan. It is, therefore, unfortunate that it has not been possible to

achieve unanimous support from the members of the panel.

The Panel, is prepared to accept, reluctantly or otherwise, all the sites proposed
in the plan with the exception of the proposal to develop the site known as

Wisloe. In the eyes of some, this particular site may present difficulties which

would lead to its removal at examination in public. Other members did not share

this view. Some investigative work on this site is still being done at the time of

writing. However, to progress the new Local Plan as a whole, the Wisloe site has

been included in the list of proposed sites to 2040.” [emphasis added]

This is a very significant and revealing statement, which highlights the uncertainty that
remains within SDC with the Wisloe New Settlement proposals at the eleventh hour in
the plan making process'®. Valid concerns and questions that have properly and
clearly been raised by consultees, including SPC and WAG, at the Regulation 18
stages (as demonstrated above) remain unaddressed with investigative work still

being undertaken to support a decision made by SDC back in 2018 to pursue Wisloe.

An amendment was tabled (quite rightly) at the 20" April 2021 Environment Committee
by ClIr Haydn Jones to remove Wisloe New Settlement from the LPR prior to
publication. This was narrowly defeated by 6 votes to 5, again demonstrating an
ongoing level of concern amongst a significant number of members over the decision

to continue to include Wisloe.

Issues with Public Engagement During the Plan Making Stage

Beyond the general lack of information in SDC consultation reports to issues raised by
SPC and WAG in preceding stages of the plan making process, both are concerned
with respect to the adequacy and effectiveness of the consultation actually undertaken.

The following issues have been highlighted by representatives of SPC and WAG:

e Wales & West Utilities were not consulted until February 2020, after the issue of

the high-pressure gas pipeline crossing the site had been raised by WAG. This is

10 The meeting notes of the Planning Panel Review meeting held on 13" April 2021 have been
requested by WAG through a Freedom of Information Request. SDC responded on 13 July 2021 to
advise that it has decided not to disclose these at it is the Council’s view that they constitute an
internal communication.
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despite SDC’s Statement of Community Involvement (SCI) highlighting at
paragraph 2.5 that electricity and gas operators are specific consultation bodies
that the Local Plan Regulations state must be consulted at key stages of plan
production.

e SDC has failed to engage proactively with Network Rail throughout the plan
making process. It is understood that a risk assessment has not been completed
to determine if the safety of the level crossings between Wisloe New Settlement
and Cam will be compromised. Any mitigation required to address safety issues is
therefore unknown at this stage, including the costs and timescales in
implementing this.

e The SCI refers at paragraph 2.11 to a variety of methods to encourage local
participation, including conferences or workshops, discussion or focus groups*?.
SPC and WAG are not aware of any such methods being used in preparing the
LPR.

e The lack of engagement with SPC is particularly concerning given that it should be
a key stakeholder in the process. The SCI correctly recognises at paragraph 2.8
that ‘Town and Parish Councils, as the tier of government that is closest to
local communities, have a central role to play in leading their communities
and improving local quality of life. Town and Parish Council views are
therefore an important consideration.” SPC has only received the generic
notifications on local plan consultations issued by SDC, and no efforts have been
made by SDC to engage directly with SPC over Wisloe New Settlement beyond
this.

e SDC should have added all those that responded to the Regulation 18
consultation to its database and notified them of the consultation on the
Regulation 19 LPR. It failed to do so.

2.62 The above provides no confidence to SPC that there will be genuine community
engagement in the masterplan process if Wisloe New Settlement does remain in the

LPR.

Failed Garden Communities Bid

1 The SCI was amended in October 2020 to refer to these taking place online to reflect Government
guidance on social distancing in response to the Covid-19 pandemic.
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2.64

2.65

2.66

Although recognised as being separate to the Plan making process, SPC consider it
relevant to highlight that SDC submitted a bid in 2018 for Wisloe New Settlement to
join the Government’s Garden Communities programme. Documents submitted as part
of the bid have been obtained by WAG through a Freedom of Information request to
Homes England and are included at Appendix 9. Notably, whilst identifying that the
emerging allocation in the LPR comprises 1500 homes, a primary school and 5
hectares of employment space, the bid presents the proposal on page 14 as an
augmented settlement of ‘56000 homes... 2 new primary schools, a secondary

school, and 16ha of employment, vitality and critical mass’.

On page 19 the bid explains that delivering the larger settlement would mean SDC,
GCC and the Ernest Cook Trust need to engage with third party landowners. Despite
this, it goes on to suggest that 1,400 homes could be delivered by 2030, 3,500 by
2040 and 5,000 by 2050.

The bid was rejected with the assessment revealing that the proposal received a score
of 12 out of 35 for ‘deliverability and viability’ (i.e. 34%). The assessment commentary
reveals that housing delivery starting in 2026 is considered optimistic. It also highlights
that ‘Further work [is] required on major infrastructure issues in particular. M5

corridor and J13, Cam and Dursley Station and connections to it across the M5.’

On this point, it is notable that the bid identifies the following in response to a question
which seeks clarity on what aspects of the government support package the proposers

would like to draw on to support delivery of the new garden community:

‘Green Infrastructure

1500 dwellings
e An acoustic bund parallel to the motorway: this is considered necessary
for mitigating the proximity of the road noise and accommodates a green
corridor accessible as a public open space and contributing to various

engineering and ecological functions.

5000 dwellings
e A central and integrated green corridor which serves a wide variety of
social and environmental purposes: High quality open space,

biodiversity, community activity space, educational facility.
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Pedestrian & Cycle Movements

1500 dwellings

Pedestrian/cyclist movement to south of the site is currently hindered by
the M5 and neighbouring railway line with the existing bridge over the
latter having no dedicated foot/cycleway provision. This linkage is
therefore proposed to be improved to encourage greater pedestrian/cycle
movement between the site and Cam & Dursley Railway Station and to
the settlements beyond. To address this severance effect there is the
potential to provide a pedestrian/cycle bridge adjacent to the existing
railway bridge along with an upgrade of the footways either side of it.
Alternatively, there is the potential to provide a high-quality foot/cycle
bridge directly across the M5 to better serve the desire line between the

site and Cam & Dursley Railway Station. However, a settlement of 1500

dwellings may only be able to justify the former improvement due to the

higher cost of providing one to directly connect the site. (emphasis added)

5000 dwellings

A settlement of this scale would be able to better justify/fund a high-
qguality foot/cycle bridge across the M5 in order to directly serve the
desire line between the site and Cam & Dursley Railway Station, Draycott
Lower Cam and Dursley communities. The provision of a bridge along
this alignment would help achieve a high modal shift to non-car modes of
transport in order to provide a more sustainable Garden Village
community whilst also providing greater benefits to the adjacent

Cambridge community.

Public Transport

1500 dwellings

Enhancement of the existing bus services that extend along the A38 and
A4135in terms of increasing their frequency and in potentially diverting
certain ones through the site to provide a good quality service for the site

in overall terms.

5000 dwellings

representations



Stroud Local Plan Review (Regulation 19): Policy PS37 Wisloe New Settlement
Representations on behalf of Slimbridge Parish Council 28

e Enhancement of existing bus services as well as the potential provision
of a new bus service to provide an excellent quality service for the site in
overall terms which would allow a greater level of mode shift to public
transport to be achieved.’

2.67 We explore the acoustic bund proposals and transport related infrastructure
requirements in Section 3, but it is notable that the proposers were seeking
Government support to deliver items critical to support the smaller 1,500 dwelling
proposal in the LPR. Such support has not been forthcoming, and as explored further
in the following section an alarming level of uncertainty remains over the deliverability
of Wisloe New Settlement (as proposed in the LPR).
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3 The Proposed Site Allocation

3.1 In this section, expanding on the valid concerns raised with SDC throughout the
previous stages of the plan making process, we explore the soundness of SDC’s
decision to identify Wisloe as a new settlement allocation in the LPR Regulation 19
draft. We open by exploring the Council’s expectations or policy requirements for the
allocation and then go on to demonstrate through technical evidence and other
available information that these aspirations are fundamentally unrealistic and

unachievable.

Policy PS37 Requirements

3.2 Draft Policy PS37 opens by identifying that “land at Wisloe (Slimbridge Parish) is
allocated for a new garden community comprising employment, residential,
retail, community and open space uses and strategic green infrastructure and

landscaping. Development will be an exemplar for achieving carbon neutral

development by 2030 and will take place in accordance with Garden City

Principles.” (emphasis added)

3.3 The importance of achieving carbon neutral development by 2030 and meeting
Garden City Principles is therefore at the front and centre of the policy requirements. It
then adds that the expectation of the LPR is that a ‘spatial masterplan and
implementation plan’ will need to be prepared and approved by the District Council and
this will detail the way in which the new community, land uses and infrastructure will be
