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SUMMARY
The original purpose of this document was to provide a starting point from which to develop planning policies for the Deerhurst Neighbourhood
Development Plan. This is contained in Part 1 of this document. However, simply to provide short summaries on what has turned out to be twenty
topics relevant to Deerhurst Parish required research and much gathering of information from many documents and online sources. As a result, this
document has become a background paper to support discussion of what policies are needed and their scope.
By bringing all this information together in one document, hopefully this should avoid the need to repeat this research; unless anyone wishes to do so,
or anything significant changes.
Of most concern would be any changes made to the policies of the Borough Plan as a result of representations made by developers to the Planning
Inspector during the examination. Otherwise, changes requested by the Planning Inspector are likely to be the result of misalignments with the
National Planning Policy Framework (NPPF). In both cases, references in this document might change and any policies written for the Neighbourhood
Plan may have to be revisited.
The approach followed here is based on “Approach to Rural Sites”, one of many background documents supporting the Tewkesbury Borough Plan
2011-2031 which, at the time of writing, is being examined by the Planning Inspectorate. “Approach to Rural Sites” was superseded in 2019 by the
Housing Background Paper which, as far as it affects rural areas, is unchanged in scope although, significantly, housing allocations to Service
Centres Villages have changed.
“Approach to Rural Sites” includes a list of 25 questions about the suitability of any site for housing development. Answering these questions is a
process applied to any planning application. In the Housing Background Paper, 24 of these questions are retained. Five of the questions do not apply
to Deerhurst Parish, leaving twenty relevant topics to consider.
For most of these topics in Part 1, matters arising are offered for further discussion. These matters are listed together in Part 9, the final part of the
main document.
Planning policies in a Neighbourhood Development Plan must be compatible with policies in a Local Plan (in this case, the Borough Plan and the
Joint Core Strategy), as well as the National Planning Policy Framework (NPPF). Links from the topics in Part 1 to specific policies in the Local Plans
are listed in Part 2. Where relevant to a rural parish, extracts from the NPPF are included in this document. The relevant policies from Tewkesbury
Borough Plan 2011-2031 and the Joint Core Strategy are reproduced in Part 3 and Part 4.
A policy that has proved difficult to apply or implement with consistency is the Landscape Protection Zone (Policy LAN2 in the Borough Plan). The
Landscape Protection Zone applies to 14 other parishes along the Severn Vale but, uniquely, to the whole of Deerhurst Parish. To provide clarity, it
would appear a neighbourhood policy is needed to protect the rural landscape. Part 5 is an introduction to the local landscape character areas; rural
assets to be protected; the landscape and visual sensitivity of the Parish; and both Local and national planning policies.
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Gloucestershire Wildlife Trust has provided a report “Ecological Networks and Opportunities for Nature Restoration” to the Deerhurst NDP Steering
Group, in which it proposes seven possible planning policies for preserving or enhancing biodiversity sites and greenspace. Part 6 includes these
policies and lists greenspace in the Deerhurst and neighbouring parishes. Since the report was supplied, the Gloucestershire Local Nature
Partnership has introduced an online mapping website (GLNP Natural Capital), which provides much more detail than the summary map in the report.
Mapping by Natural England that distinguishes between better and poorer quality Grade 3 agricultural land is incomplete in Deerhurst Parish and over
much of England. This makes implementation of national planning policy to preserve best and most versatile agricultural land difficult, if not
impossible.
In the Tewkesbury Borough Plan 2011-2031, the policy for building new houses in rural settlements that are not Service Villages requires the
definition of a built-up area, which would previously have defined the settlement. Part 7 explores the consequences of adding new houses within or
adjacent to any existing settlement and reviews the expansion particularly of Apperley but also of Walton Hill during the past decade.
While defining selected areas where new houses might be built, the settlement boundary must also define locally important spaces to be protected
from development. Part 8 considers open and green spaces around the perimeters of settlement; from the evidence gathered in this background
paper.
The Appendix to this document contains background information gathered while compiling Parts 1 to 9. For reference, it includes: lists of all the
planning policies in the Tewkesbury Borough Local Plan to 2011 (Appendix A), the Tewkesbury Borough Plan 2011-2031 (Appendix B) and the
Joint Core Strategy (Appendix C); an overview of the housing supply in Service Centres and Service Villages (Appendix D); and listed buildings in
Deerhurst Parish (Appendix E).
Annual average daily traffic volumes along the A38 and B4213 over the past two decades are reported in Appendix F. The latest available population
figures for Deerhurst Parish over 20 years until 2019 are analysed in Appendix G. All the available maps of the Parish from the GLNP Natural Capital
mapping website are included in Appendix H.
The most recent Level 1 Strategic Flood Risk Assessments were prepared for Gloucestershire County Council and Tewkesbury Borough Council in
2006 and 2008 respectively. The most recent Level 2 Strategic Flood Risk Assessment (SFRA) was prepared Tewkesbury Borough Council in 2017.
In the Level 1 SFRA, referring to channel maintenance, flood warning (and defence maintenance in the case of Deerhurst), the preferred option is to
“do minimum” as a means of flood risk management for the next 50 years (from the time of writing, until 2058).
Using data supplied by the Environment Agency or downloaded from the National River Flood Archive, the river levels and flow rates for the River
Severn at Haw Bridge are summarised and analysed in Appendix J. Data for Deerhurst are similar but available with a much shorter history.
Applying the same climate change allowances to which the Level 2 SFRA for Tewkesbury Borough refers, Appendix K includes an prediction of how
flooding could affect low-lying areas of Deerhurst Parish in the future; assuming that the Severn Vale remains unprotected by flood defences in the
Severn Estuary. Ultimately, modelling would be required to estimate the combined effects of land movement, tide, river flow and rainfall.
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INTRODUCTION
Planning Policies for a Neighbourhood Plan should be in line with both the National Planning Policy Framework (NPPF) and Local Plans which, for
Deerhurst Parish, are the Joint Core Strategy (JCS) and the Tewkesbury Borough Plan (TBP).
Achieving this is made complicated by the Tewkesbury Borough Local Plan to 2011 being the adopted but the much-delayed Tewkesbury Borough
Plan 2011-2031 following the strategy of the adopted Joint Core Strategy for Gloucester City, Cheltenham Borough and Tewkesbury Borough.
References are made to two versions of the National Planning Policy Framework, the first published in 2012, the second published in 2018 but
updated in 2019. Where appropriate, these will be referred to as NPPF 2012 and NPPF 2019. Paragraph numbers are NOT carried over from one
version to the other. References to paragraphs of the NPPF without the year are to the latest version (2019).
The starting points for this document are two similar background papers to the Tewkesbury Borough Plan 2011-2031, “Approach to Rural Sites”
(2015) and “Housing” (2019). From the scope of these questions, it should be possible to create planning policies for the Deerhurst Neighbourhood
Development Plan (NDP).
Under each topic raised by one of the 25 questions, there are several options for the creation a neighbourhood planning policy: (1) to adopt specific
paragraphs of the NPPF; (2) to adopt specific text from the NPPF; (3) to adopt specific policies from the JCS; (4) to adopt specific policies from the
Borough Plan; (5) create a specific policy to meet local circumstances; or (6) do nothing (leaving Tewkesbury Borough to apply its own or national
policies).
In some cases, policies may refer to guidelines, including: the National Planning Policy Guidelines (NPPG) on the GOV.UK website; the Department
for Transport (DfT) Manual for Streets; and the Manual for Gloucestershire Streets.
In Part 1 of this document, for each question (1-25), there is a short summary of how the topic affects Deerhurst Parish. Five of the 25 questions do
not apply to the Parish. See also Part 9.
In Part 2, each topic raised by one of the 25 questions is linked to specific policies in the Tewkesbury Borough Plan, the Joint Core Strategy and the
National Planning Policy Framework. This is based partly on the “Approach to Rural Sites” and “Housing” background papers. However, there are
other obvious links included that were not mentioned in either background paper. Documenting these important links is made more complicated
because there are two Borough Plans: (1) Tewkesbury Borough Local Plan to 2011; and (2) the not yet adopted Tewkesbury Borough Plan 20112031; and each Borough Plan refers to a different version of the NPPF (2012 and 2019 respectively). When there is a Neighbourhood Development
Plan for Deerhurst Parish, it is assumed that the latest versions of the Borough Plan and the NPPF will apply.
Part 3 contains the policies from the Borough Plan that are relevant to a rural parish. These are reproduced in full but the reasoned justification that
follows each policy is not included. If these are of interest, they can be found in the Tewkesbury Borough Plan 2011-2031. Policies from the Borough
Plan have a -BLUE- border and margin.
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Part 4 contains the policies from the Joint Core Strategy that are relevant to a rural parish. As in the previous part, these policies are also reproduced
in full. Policies from the Borough Plan have a -PURPLE- border and margin.
In Part 5, the Landscape Exclusion Zone that applies to the whole of Deerhurst Parish is explained. Defined by Tewkesbury Borough Council, the
Landscape Exclusion Zone extends across parts of 14 other parishes. Despite the reasoned justification explaining that the landscape being
protected includes the floodplain and hills adjacent to the River Severn, use of the term “riparian” (which has two different meanings) in the relevant
planning policy has neutralised its purpose. In support of the Landscape Exclusion Zone, Part 5 lists and explains many of the rural assets that justify
the Zone applying to all of Deerhurst Parish.
Part 6 includes extracts from the report “Ecological Networks and Opportunities for Nature Restoration” written by Gloucestershire Wildlife Trust in
support of the Neighbourhood Development Plan. The report suggests several policies for biodiversity and greenspace.
Part 7 explains the existing Residential Development Boundary around Apperley; considers different principles for defining future settlement or builtup area boundaries; and how they might be applied using different policies. Historic maps show Apperley with much fewer houses. Such a boundary
is a means by which to permit limited development within or adjacent to an existing settlement or built-up area. The possibilities of having boundaries
for Walton Hill and other settlements are considered.
Locally important open spaces and green spaces are reviewed in Part 8. Although there is an example in Apperley where affordable houses have
been built on a locally important open space, the purpose of designating open spaces and greenspace is to protect it from development and to
preserve the character of the area. Open spaces (including greenspace and core habitats) that are within or adjacent to a settlement boundary should
be spaces where development is not permitted, leaving specific sites within or adjacent to the boundary available for limited and appropriate
development. Permitting development adjacent to a boundary without other conditions (such as direct access to the road network) could result in
development without limit. The combination of a boundary, open space and planning rules is extremely important.
In Part 9, the final part of the main document, the matters arising from Part 1 (topics for assessing the suitability of sites for housing) are listed
together for future work or debate.
In preparing this document, much research has been done to gather evidence and, ultimately, to support the Neighbourhood Development Plan with
the latest and best evidence. Inevitably, knowing more about anything raises many more questions, so there will be more research and data gathering
to be done.
The Appendix has ten parts (Appendix A to Appendix K; “I” is omitted to avoid being confused with “1”).
Appendix A is the full list of planning policies from the Tewkesbury Borough Local Plan (TBLP) to 2011. Although it is assumed in preparing this
document that these policies will no longer apply when the Neighbourhood Development Plan is adopted, many of its policies will be active until the
Borough Plan 2011-2031 has been examined and adopted. Links to some of these policies are included in Part 2.
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Appendix B and Appendix C are the full lists of planning policies from Tewkesbury Borough Plan (TBP) 2011-2031 and the Joint Core Strategy
(JCS), from which the most relevant policies were selected for Part 3 and Part 4 respectively.
Appendix D explains how the housing allocations to Service Centres and Service Villages has been revised (without any consultation with the
Service Village Forum) in the Housing Background Paper (2019).
Appendix E is a list of the listed buildings and scheduled monument in Deerhurst Parish.
Appendix F includes an estimate of the length of roads in the Parish and shows how the average daily traffic amounts has varied since 2000, from
Department for Transport (DfT) published data.
Appendix G shows how the population of Deerhurst Parish has changed since 2001, from Office for National Statistics (ONS) published estimates.
This includes more detailed analyses by age, decade of birth and gender. The latest population estimate for mid-2019 is significantly higher than the
number often quoted from the 2011 Census.
Appendix H is a collection of maps produced using the online mapping website provided by the Gloucestershire Local Nature Partnership (GLNP).
These maps complement the report supplied by Gloucestershire Wildlife Trust (GWT) and enable a much more detailed view of rural assets in
Deerhurst Parish.
Appendix J and Appendix K are by far the largest parts of this document and possibly the most significant affecting sustainability of any Local or
Neighbourhood Plan for Deerhurst Parish and the Severn Vale. Either supplied (on request) by the Environment Agency of downloaded from several
online resources, these appendices provide the data from which to calculate: (a) the baseline (to 1990) for predicting the effects of future flooding;
and (b) applying the climate change allowances for flood risk from National Planning Policy Guidelines (NPPG) on the GOV.UK website.
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Approach to Rural Sites and Housing Background Papers

06 June, 2021

FOR CONSULTATION

Page 11 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

SERVICE CENTRES AND SERVICE VILLAGES
In preparing its background papers “Approach to Rural Sites” (February 2015) and “Housing” (October 2019), Tewkesbury Borough Council explains
it selection of two Service Centres:
Bishop’s Cleeve
Winchcombe
and twelve Service Villages:
Alderton
Coombe Hill
Gotherington
Highnam
Maisemore
Minsterworth

Norton
Shurdington
Toddington (including New Town)
Twigworth
Twyning
Woodmancote

SETTLEMENT AUDIT
Service Villages were chosen following a Settlement Audit (latest version, July 2017) of 65 settlements in Tewkesbury Borough. Each settlement was
given a score related to the following list of 23 facilities or services:
Post Office
Food Shop/General Store
Village Hall/Community Centre
GP Surgery
Primary School
Petrol Station/Garage
Bank
Public House

Public Leisure Centre
Public Sports Pitch
Play Area
Library (incl. mobile library)
Place of Worship
Pharmacy
Hospital
Secondary School

Broadband Connections
Shops 2-9
Shops 10+
Access to Railway Station
Bus Service
Access to Major Employment Areas by Public Transport
Access to Major Employment Areas by Road/Car

The criteria that apply to our Parish (but not every settlement within it) are underlined.
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From Deerhurst Parish, the following three settlements were included in the Audit:
Apperley
Deerhurst Walton
Deerhurst
For the purpose of the Settlement Audit, Walton Hill was assumed to be considered part of Deerhurst Walton but Lower Apperley was not included,
even as part of Apperley. Although there are two public houses within the Parish, none is within any of its settlements.
Ten of the 75 settlements were considered to be part on the fringes of Gloucester, Cheltenham and Tewkesbury, rather than being considered as
Service Villages.
Although one can argue about the accuracy of the scores given, based on the published table for the 75 settlements, Apperley was ranked 32nd,
Deerhurst Walton equal 39th and Deerhurst equal 47th.
An allocation of 880 houses was shared among the twelve Service Villages, based mostly on the number of houses with a defined settlement. On a
similar basis, had it been ranked higher (instead of 32nd) and become the thirteenth Service Village, Apperley might have been allocated 40 houses
over the period of 20 years (2011-2031).
Being one of three settlements that previously (in the Tewkesbury Borough Local Plan to 2011) had a defined settlement boundary, Apperley has
been allocated a 5% increase in the number of houses in the Borough Plan 2011-2031, which is 10 houses over the same period. Clearly, many more
houses than 10 have and are being built around the settlements of Apperley and Deerhurst Walton.
From 2011 until now (2021) in our Parish, 30 houses on new sites have either been built or have partial or full planning permission. This includes the
13 affordable homes completed in 2011. Even without the affordable homes, the rate of building exceeds the 5% allocation set by Tewkesbury
Borough. With the affordable home included, the rate of building far exceeds the allocation had Apperley been selected as a Service Village.
IDENTIFICATION OF SITES IN OTHER SETTLEMENTS
After first explaining the selection of two Service Centres and twelve Service Villages, the background paper “Approach to Rural Sites” (published in
2015) assesses possible sites for development by asking a list of 25 questions about their suitability. The same approach is followed in the
background paper “Housing” (published in 2019) that supports the Tewkesbury Borough Plan 2011-2031.
These same questions are equally relevant to the creation of Neighbourhood planning policies in other rural areas, such as Deerhurst Parish. The
word site is used in the questions but could also apply to a single house or to the Parish as a whole when defining planning policies.
This list of 25 questions is a starting point and is not intended to restrict Neighbourhood planning policies only to these topics. Some questions do not
apply directly to Deerhurst Parish; these are identified by grey unshaded numbers (such as ).
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Deerhurst Parish is outside areas of outstanding
natural beauty (AONBs).
The Cotswolds AONB (1), the Malvern Hills AONB (2)
and the Wye Valley AONB (3) are nearby [Map, right].
The Cotswolds AONB and Malvern Hills AONB are
clearly visible from parts of Deerhurst Parish
(marked ).

3

2

1

This attracts proposals to build houses on sites with
unobstructed views of these AONBs in the distance, in
doing so restricting public access to such views and to
local countryside.
Matters Arising:
Should rural areas be protected from development to preserve views of the
countryside for all?
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Deerhurst Parish has within it one Scheduled Monument (part of Deerhurst village,
10.07 hectares), three Grade I listed buildings (Odda’s Chapel, The Church of
St. Mary and The Priory Farmhouse, all in Deerhurst village) and one Grade II* listed
building (Whitefield Manor, in Apperley).
There are a further 31 Grade II listed buildings (including monuments); making the
total of 35 listed buildings in the Parish.
Listing means there will be extra control over what changes can be made to a
building's interior and exterior; for work that affects the 'special architectural or
historic interest'.
Listed may also cover:
Other attached structures and fixtures
Later extensions or additions
Pre-1948 buildings on land attached to the building. (The term ‘curtilage’ is used to
describe this attached land.)
Historic England note “Listed Buildings and Curtilage” (published 2018) provides
advice about interpreting the curtilage of listed buildings.
[From the Historic England website] Neighbourhood plans take precedence over the
local authority's development plan on matters that are not of strategic importance to
the local authority's area.
Matters Arising:
Are there any other buildings in the Parish that should be listed?
Do the scheduled monument and listed buildings require neighbourhood policies
to protect them from development nearby?
[Data sources for listed buildings: Parish Online, British Listed Buildings website,
Historic England]
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Deerhurst Parish covers an area of
12.2469 km2.
Flood Zone 2 covers an area of 5.7974 km2,
which is 47.3% of the Parish. [Map, right]
Flood Zone 3 covers a smaller area of
4.9786 km2, which is 40.6% of the Parish.
The Historic Flood Map (recording past flooding)
is almost identical to Flood Zone 2 but with
small extensions beyond the flood zone around
Deerhurst village.
The extent of flooding in areas at long term risk
from surface water is shown on GOV.UK. [Map,
right]

Areas benefiting from flood defences are shown
on the Flood Map for Planning on GOV.UK.
[Maps, right]
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To allow for climate change until 2039, allowances are given on GOV.UK for peak
river flow (up to 25%) and peak rainfall intensity (up to 10%). To 2035, the allowance
rise in sea level is 245 mm. The possible effects of climate change can be visualised
by producing LIDAR maps as shown below (left to right) for 12, 13 and 14 metres
above Sea level. Flood defences at Deerhurst and Deerhurst Walton can be seen; at
the original scale.
12m

13m

14m

Matters Arising:
Should policies apply to the Historic Flood Map (in small parts extending beyond
than Flood Zone 2)?
Are there circumstances where new property can be built within Flood Zone 2?
If new building is not permitted in Flood Zone 2, should there be exemptions for
areas within Flood Zone 2 protected by Parish flood defences?
Should there be restrictions on new property requiring access through Flood
Zone 2.
Should there be restrictions on modifying existing properties in Flood Zone 2,
Flood Zone 3 or areas benefiting from flood defences?
Should policies apply to areas at risk of flooding from surface water (in several
parts extending well beyond Flood Zone 2)?
Should an allowance be added to the flood zone to allow for climate change?
[Data sources: Parish Online, GOV.UK]
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Deerhurst Parish has within its boundary
Coombe Hill Canal SSSI (20.04 km2), which
is entirely within Flood Zones 2 and 3.
Neighbouring SSSIs are: Wainlode Cliff,
Ashleworth Ham and Turvey’s Piece.
The whole of Deerhurst Parish lies within
SSSI Impact Risk Zones for Coombe Hill
Canal, Ashleworth Ham and Turvey’s
Piece.
SSSI Impact Risk Zones are used by
Natural England to make a rapid initial
assessment of the potential risks to SSSIs
posed by development proposals.
See guidance on Defra.gov.uk (8 pages). See in particular Appendix 3, why is Natural
England concerned?
Specifically, about “Rural Residential” development:
Rural housing developments can impact on catchments of water dependent and
water quality sensitive SSSIs and on functional land outside site boundaries which
SSSI birds depend on for feeding. New houses also mean more people, which can
increase disturbance to birds, and put more recreational pressure on sensitive
sites.
Matters Arising:
While the impact risk reduces with distance from an SSSI, should there a policy
applying to new properties within (for example) 3 or 4 zones from an SSSI?
[Map: Parish Online; SSSI, impact zones and Flood Zone 2]

Is the site outside of Green Belt designation?
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Deerhurst Parish has no Local Green Space areas defined but these have been
designated in Neighbourhood Plans by: Alderton, Gotherington, and Winchcombe
and Sudeley.
NPPF 2019 states:
99. The designation of land as Local Green Space through local and neighbourhood
plans allows communities to identify and protect green areas of particular importance
to them. Designating land as Local Green Space should be consistent with the local
planning of sustainable development and complement investment in sufficient homes,
jobs and other essential services. Local Green Spaces should only be designated
when a plan is prepared or updated, and be capable of enduring beyond the end of
the plan period.
100. The Local Green Space designation should only be used where the green space
is: a) in reasonably close proximity to the community it serves; b) demonstrably
special to a local community and holds a particular local significance, for example
because of its beauty, historic significance, recreational value (including as a playing
field), tranquillity or richness of its wildlife; and c) local in character and is not an
extensive tract of land.
101. Policies for managing development within a Local Green Space should be
consistent with those for Green Belts.
OS shows Greenspace at: Playing Field, Tennis
Court and Playground, Allotments, Holy Trinity
Church and Cemetery, Cricket Field and Deerhurst
Priory. [Maps, right]
In its report to the NDP Steering Group,
Gloucestershire Wildlife Trust explains Natural
England’s Accessible Natural Greenspace Standard
(ANGSt) and suggests three policies for providing
accessible Greenspace.
See Part 6 of this document.
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Matters Arising:
Should areas be designated Local Green Space, close to the settlements of
Apperley, Lower Apperley, Deerhurst, Deerhurst Walton and Walton Hill? See
NPPF 100 (above) for the definition.
Should the accessible Greenspace policies suggested by Gloucestershire Wildlife
Trust be adopted, modified or rejected?
[Maps: Ordnance Survey, Gloucestershire Wildlife Trust]

7

Is the site outside of Protected Open Space
designation?

Six Important Open Spaces are shown
(map right, Apperley Inset 3) defining
the settlement boundary for Apperley
in the Borough Local Plan to 2011.
Much of the largest open space was
consumed by affordable homes;
1-13 Oaklands.
In the Borough Plan 2011-2031, the
remaining open spaces are listed in
Appendix 2, Locally Important Open
Spaces:
(1) Junction of Sawpit Lane/Severn
Way (Village focal point);
(2) Village Green (Attractive village focal point); and
(3) Adj(acent) St Ringers Cottage (Amenity area).
None is identified as being in Apperley. On the Inset 3 map, the Village Green
comprises three separate areas (albeit inaccurately drawn) which is not explained in
the Borough Plan 2011-2031.
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NPPF 2019 defines:
Open Space: All open space of public value, including not just land, but also areas of
water (such as rivers, canals, lakes and reservoirs) which offer important
opportunities for sport and recreation and can act as a visual amenity.
NPPF 2019 states:
96. Access to a network of high-quality open spaces and opportunities for sport and
physical activity is important for the health and well-being of communities. Planning
policies should be based on robust and up-to-date assessments of the need for open
space, sport and recreation facilities (including quantitative or qualitative deficits or
surpluses) and opportunities for new provision. Information gained from the
assessments should be used to determine what open space, sport and recreational
provision is needed, which plans should then seek to accommodate.
97. Existing open space, sports and recreational buildings and land, including playing
fields, should not be built on unless: (a) an assessment has been undertaken which
has clearly shown the open space, buildings or land to be surplus to requirements; or
(b) the loss resulting from the proposed development would be replaced by
equivalent or better provision in terms of quantity and quality in a suitable location; or
(c) the development is for alternative sports and recreational provision, the benefits of
which clearly outweigh the loss of the current or former use.
98. Planning policies and decisions should protect and enhance public rights of way
and access, including taking opportunities to provide better facilities for users, for
example by adding links to existing rights of way networks including National Trails.
Matters Arising:
Should existing important open spaces be retained?
Should land behind Oaklands be retained as an important open space?
Should new important open spaces be added?
Should the important open spaces be defined on a map (as previously in Inset 3),
or by description, or by both?
[Map: Tewkesbury Borough Local Plan to 2011 Proposals Maps]
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Deerhurst Parish is not within a Special Landscape Area (SLA), which is a local
landscape designation originally introduced through the Gloucestershire Structure
Plan in 1982.
The Special Landscape Area is shown on the Borough Policies Map. It includes
Chosen Hill (near Churchdown) and several more areas adjacent to the Cotswolds
AONB, from Southam to Buckland (near Broadway).

9

Is the site outside of a Landscape Protection
Zone?

Deerhurst Parish is entirely within the
Landscape Protection Zone (LPZ).
The Landscape Protection Zone is shown on
the Borough Policies Map (right). It includes
parts of 14 other parishes: Twyning,
Tewkesbury (town), Forthampton, Chaceley,
Tirley, Hasfield, The Leigh, Boddington,
Norton, Ashleworth, Sandhurst, Maisemore,
Highnam and Minsterworth. [Map, right]
Deerhurst is the only parish of the 15 wholly
within the LPZ. Tewkesbury Borough Council
has supplied a larger scale map showing the
Parish and the LPZ.
Borough Policy LAN2, which explains the
Landscape Protection Zone, is discussed
further in Part 5 of this document.
Deerhurst in
Landscape
Protection
Zone
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[From the reasoned justification for LAN2]
The Landscape Protection Zone seeks to protect, enhance and conserve the riparian
landscape of the river valley including the floodplain, tributaries lined with trees,
adjacent hills and areas of visual and ecological importance, such as woodland,
orchards, copses, hedgerows, key wildlife sites, parkland areas and examples of
traditional vernacular architecture, all of which contribute to riparian the overall
landscape quality and character of the area.
[Meaning, ecology] riparian = relating to wetlands adjacent to rivers and streams.
Joint Core Strategy Policy SD9 (Biodiversity and Geodiversity) encourages the
creation, restoration and beneficial management of priority landscapes, priority
habitats and populations of priority species, for example, by securing improvements
to Nature Improvement Areas.
The Severn Vale Nature Improvement Area (NIA) is
one of four in Gloucestershire [Map, right]. About half
the Severn Vale NIA is within Tewkesbury Borough.
Matters Arising:
Should the Landscape Protection Zone map
supplied by Tewkesbury Borough Council be
included in the Neighbourhood Plan?
Should the Neighbourhood Plan include a more
detailed definition of the Landscape Protection Zone
than the definition in the Borough Plan?
How has the Landscape Protection Zone protected the rural landscape in the
Parish from development?
[Maps: Tewkesbury Borough Council, Gloucestershire Nature]

06 June, 2021

FOR CONSULTATION

Page 23 of 300

Deerhurst Neighbourhood Development Plan

10

Is the site outside of best and most versatile
agricultural land?

FOR CONSULTATION

Planning Policies Background Paper

Natural England defines Best and Most Versatile
(BMV) agricultural land as land graded 1 to 3a.
Agricultural Land Classification (ALC) defines
five grades of agricultural land, as follows:
Grade 1 - excellent quality
Grade 2 - very good quality
Grade 3 - good to moderate quality
Subgrade 3a - good quality
Subgrade 3b - moderate quality
Grade 4 - poor quality agricultural
Grade 5 - very poor quality
Agricultural Land Classification Map South West
Region (ALC006) shows that land in Deerhurst
Parish is graded 1, 3 or 4. [Map, top right]
Parish Online has a clearer version of the same
map, with Grade 3 shaded
[Map, right]
Some Subgrade 3a and 3b land is shown on
MAGiC Map but elsewhere; Natural England has
confirmed that no more data is available.
NPPF Paragraph 170 refers to best and most
versatile land. Poorer quality land should be preferred to higher quality land for
significant development. The map shows that houses in Apperley have been built on
land graded 1 and nearby land graded 3 (probably 3a due to its proximity to Grade 1
land). Almost all Grade 4 land in the Parish is within Flood Zone 2.
Matters Arising:
Should new houses be permitted on best and most vulnerable agricultural land in
Grades 1 and 3a?
[Data Sources: Natural England, GOV.UK, Parish Online, DEFRA MAGiC Map]

06 June, 2021

FOR CONSULTATION

Page 24 of 300

Deerhurst Neighbourhood Development Plan

11

Is the site unaffected by a locally designated
wildlife/nature conservation/geological RIGS
sites?

FOR CONSULTATION

Planning Policies Background Paper

In Tewkesbury Borough Plan 2011-2031, Appendix 3 is a list of Local Nature
Conservation Sites, including the following Local Wildlife Sites in Deerhurst Parish:
(1) Gloucestershire Wildlife Trust Reserve: A small osier bed adjacent to the River
Severn important as an intermittent breeding site for a locally rare bird, there is an
unimproved meadow adjacent to the reserve which is also of interest.
(2) Coombe Hill Canal: An area of partially improved flood meadows and drainage
channels adjoining the disused Coombe Hill Canal.
(3) Walton Hill Meadow: An unimproved neutral meadow exhibiting a very rich flora.
(4) Haw Bridge Ditch: A ditch supporting a population of the nationally rare true foxsedge.
While the Gloucestershire Wildlife Trust Reserve and Coombe Hill Canal are well
defined by the boundaries of the SSSI (Site of Special Scientific Interest) and the
North Meadows (the part in Deerhurst Parish), when asked, Tewkesbury Borough
Council could not identify either Walton Hill Meadow or Haw Bridge Ditch.
For its Policy NCN3, the Tewkesbury Borough Local Plan to 2011 Proposals Maps
includes a larger key wildlife site along the Coombe Hill Canal and two more between
the River Severn and Gabb Lane and near “Haw Bridge Ditch”, near Haw Bridge.
These maps are not carried over to Borough Plan 2011-2031. [Maps, below]
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RIGS = Regionally Important Geological Site
There are no RIGS in Deerhurst Parish. The nearest examples are Wainlode Cliff and
the nearby Norton Hill Gravel Pit.
Details of the surface geology (bedrock and superficial) are available on the British
Geological Survey (BGS) map viewer or Parish Online. Bedrock is mostly mudstone;
superficial deposits are sand and gravel (over much of the floodplain and on higher
ground at Apperley and at Red House Farm).
Matters Arising:
Haw Bridge Ditch is the area near Haw Bridge on the above map, confirmed by
Gloucestershire Wildlife Trust.
Where is Walton Hill Meadow? Possibly near Walton Hill Field (on the 1815
enclosure map ) and destroyed by ploughing.
Should key wildlife sites from the Borough Local Plan to 2011 be carried over into
the Neighbourhood Plan?
[Data Sources: Gloucestershire Wildlife Trust, British Geological Survey, Parish
Online, Tewkesbury Borough Local Plan to 2011]

12

Is the site outside of a locally identified
ecological network/corridor?

Gloucestershire Wildlife Trust has been working in Gloucestershire's Severn Vale
since 2007 on ambitious plans to restore good quality wildlife habitat. The team is
working with landowners and communities on restoration of lowland wet grassland
and other wetland habitats which are so important for breeding waders and wintering
ducks.
In the Severn Vale the long-term aim is to restore up to 60% of the area to good
quality wetland and semi-improved wildlife habitat.
The project area spreads across 11,000 hectares, and is split into 22 “Strategic
Nature Areas” (SNAs).
On its website, Gloucestershire Wildlife Trust also describes ecological corridors
based on traditional orchards, woodlands and hedgerows.
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Gloucestershire Wildlife Trust
has produced a report for the
NDP Steering Group,
identifying areas providing
opportunities for nature
restoration. [Map, right]
See also Appendix H for
individual maps and updates.
The report also includes four
suggested ecological policies
for the Neighbourhood Plan;
and another three policies on
green spaces.
See Part 5 of this document.

Matters Arising:
Should the ecological policies suggested by Gloucestershire Wildlife Trust be
adopted, modified or rejected?

13

Is the site free from a tree preservation order
affecting deliverability of the site?

Tewkesbury Borough Council makes Tree Preservation Orders (TPOs) and keeps
the land charges register. For example, TPOs apply to some trees near The Green in
Apperley.
Matters Arising:
Should the list of Tree Preservation Orders be requested from Tewkesbury
Borough Council to include in a Neighbourhood Planning Policy?
Should any further Tree Preservation Orders be sought?
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“Landscape and Visual Sensitivity Survey” (March 2020) was produced for the
Deerhurst NDP by Toby Jones Associates. This was based on the original survey by
Toby Jones (for Tewkesbury Borough Council and the Joint Core Strategy) around
the settlement of Apperley; extended to apply to the whole Parish but excluding much
of Flood Zone 2.
The survey provides analyses of ten
landscape areas defined for the study;
and rates as high, medium or low the
sensitivity of each area for landscape
and visual impact. It also includes an
introduction on how the survey should
be applied to proposals for
development.
Summary maps of the Parish divided
into the ten landscape areas and the
sensitivity ratings are shown (right).
Most of the Parish has been given the
rating HIGH sensitivity for both
landscape and visual impact. There
are areas to the east of the centre of
Apperley with lower sensitivity.

Landscape Sensitivity

[Data source: Toby Jones Associates]

Matters Arising:
Should landscape and visual
sensitivity ratings be linked to the
definitions of settlement
boundaries?
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Is the site free from use as a playing field?
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This item reinforces the significance of playing fields, previously included in Item 6
(Local Greenspace).
Apperley Cricket Club was established in 1859.
The Ludlow-Hewitt Memorial Playing Fields (2.23 hectares) near Apperley Village
Hall is a Queen Elizabeth II Playing Field, protected by deed with Fields in Trust since
2015.
Matters Arising:
Should playing fields be listed separately from Local Greenspace or as part of it?
Should an area larger than the cricket field be defined to allow for cricket balls
being struck beyond the boundary?
Playing field area 2.23 ha (Fields in Trust website) does not agree with 1.95 ha on
OS Greenspace map.
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Will development have a zero or positive impact
on a Conservation Area or Grade II Listed
Building?
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There is no conservation area defined by Tewkesbury Borough Council for Deerhurst
Parish.
There are 14 conservation areas in the Borough, at: Ashleworth Green, Bishop’s
Cleeve, Buckland, Dumbleton, Forthampton, Great Washbourne, Gretton, Laverton,
Snowshill, Stanton, Tewkesbury, Twyning Church End, Winchcombe and
Woodmancote. Maps of these conservation areas are available to download.
A conservation area is an area of "special architectural or historic interest the
character or appearance of which it is desirable to preserve or enhance".
The Scheduled Monument in Deerhurst village is included in the Schedule of
Monuments kept by the Secretary of State for DCMS. See Item 2.
There are 31 Grade II listed buildings in Deerhurst Parish. Of these, there are four
monuments and one mausoleum on The Church of St Mary, Deerhurst. Of the
remaining 26 Grade II listed buildings: three are in Deerhurst village; five are in
Deerhurst Walton/Walton Hill; five are in Lower Apperley; and 13 are in Apperley
(including two addresses listed as one building).
Matters Arising:
Should there be a Neighbourhood policy for modern extensions to listed buildings,
further to Borough Policy HER2?
[Data sources: British Listed Buildings website, Historic England]
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Will development have a zero or positive impact
on a Pubic Rights of Way?
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Yes, you read it correctly!
Here we are properly concerned with Public Rights of Way (PRoWs) in Deerhurst
Parish; public footpaths, public bridleways, roads used as public paths and two longdistance routes: Severn Way (footpath) and Sabrina Way (bridleway).
In addition to the PRoWs are two areas of registered Common Land (as defined by
the Countryside and Rights of Way Act 2000): (1) the Village Green, Apperley; and
(2) the Parish Landing, between The Coalhouse Inn and the River Severn.
The Severn Way long-distance footpath is 220 miles long, following the
east bank of the River Severn through Deerhurst Parish.
The Sabrina Way long-distance bridleway is 203 miles long, following a
route from Haw Bridge along the B4213, then parallel to Handkerchief
Pool and Gabb Lane and on to Deerhurst, then to Hoo Lane and the
A38. The Sabrina Way has a winter alternative route through Apperley.
According to one online source, there are a total of 51.8 km (32.2 miles)
of Public Rights of Way in Deerhurst Parish: 39.8 km (24.8 miles) of
footpaths; and 12.0 km (7.5 miles) of bridleways.
When flooding is severe enough to close local roads, almost half the Parish network
of PRoWs is under water. Additionally, several PROWs lead only to locations where
there is flooding.
From Ordnance Survey maps published in the 1950s, much of the PRoW network
can be recognised but it is clear also that a few footpaths have been deleted more
recently; not always due to building houses.
Matters Arising:
Should there be a Neighbourhood Policy to preserve Public Rights of Way or, if
diverted or blocked, to require no deterioration or improvement to the PRoW
network (for example by replacing stiles with metal swing gates)?
[Data sources: Gloucestershire PROW map, British Horse Society, Long Distance
Walkers Association, Robert's OpenStreetMap Stuff website, National Library of
Scotland]
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Can development take place without loss of any
mature hedgerows on or around the site?
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Clearly, this requires a survey of each site and its boundaries because individual
hedgerows are not marked on maps (ecological or not), unlike woodland and (in
some cases) orchards.
This question is not included in the “Housing” background paper (2019).
Matters Arising:
Should there be a Neighbourhood Policy about preserving mature hedgerows or
replacing them if they must be removed for access or because of proximity to the
proposed building?

Is the site brownfield (previously developed)
land?

The list of brownfield sites prepared by Tewkesbury Borough Council does not
include any land in Deerhurst Parish.

Is the site free from contaminated land issues?

If there is a Contaminated Land Register kept by Tewkesbury Borough Council (as
appears to be the case for other Gloucester City, Cheltenham Borough and Stroud
District councils), it is not accessible online.
Possibly, there is no contaminated land currently requiring urgent remedial action in
Tewkesbury Borough.
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Can access to/from site onto public highway be
satisfactorily created?
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Safe access into and out of every property has the highest priority. Also important is
having sufficient off-road parking to avoid obstructing passing traffic or emergency
vehicles gaining access.
The total length of the roads in Deerhurst Parish is 21.6 km (13.4 miles), which
includes a 2.3 km length of the A38, which is the eastern boundary of the Parish. The
main road through the Parish is the B4213, which runs for 5.6 km from its junction
with the A38 to Haw Bridge, where it crosses the River Severn (the western boundary
of the Parish). The speed limit is 50 mph for 2.1 km through Lower Apperley. The
speed limit is 30 mph in Apperley, in Deerhurst village and through Deerhurst Walton
and Walton Hill.
There are several houses with direct access onto the B4213 (in the 50 mph zone) but
most are located along narrow roads, single-track roads or cul-de-sacs. Any new
houses will require access across a verge, over a ditch or through a hedge.
Local Flooding
Where existing houses are built on land higher than the road, heavy rainfall has
resulted in local flooding on the road. An obvious example is Sawpit Lane, which
appears on the Environment Agency map for surface water flooding. Anticipating a
similar problem, Oaklands was built with its own flood-alleviation scheme.
Stopping Sight Distances
Access to new sites should have visibility splays with Stopping Sight Distances
(SSDs) calculated using a formula in the Department for Transport (DfT) Manual for
Streets. The most relevant formula assumes:
Bonnet Length

b = 2.4 metres

Deceleration Time

t = 1.5 seconds

Approach Speed
(in metres/second)

06 June, 2021

v = speed limit or 85% percentile speed (whichever is
higher)

Deceleration

a = 0.45 g (where g = 9.81 m/s2)

SSD (in metres)

= b + (v × t) + v2 / (2 × a)
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For example:
v = 20 mph (8.94 m/s); SSD = 24.9 metres
v = 30 mph (13.4 m/s); SSD = 42.9 metres
v = 50 mph (22.4 m/s); SSD = 92.5 metres
Parking Spaces
The Manual for Gloucestershire Streets (July 2020) recommends the following
provision of residential parking in rural areas of Tewkesbury Borough, subject to any
locally available evidence.
Number of Bedrooms

Spaces, recommended

1

1

2

1

3

2

4

3

5

3

Garages are excluded from the car parking calculations due to the ability to convert
them into habitable accommodation without the need for permission and their usage
for personal storage rather than that of a vehicle.
Provision should be made at a ratio of 1 space per 5 residential units (0.2 spaces per
dwelling). Other provisions, such as for cycling, are not explained well enough for
rural areas.
Gloucestershire County Council strongly requires all properties to be equipped with
Ultra Low Emission Vehicles (ULEV) charging points including provision where
communal parking is provided. All new dwellings which provide car parking should be
fitted with electric vehicle charging infrastructure to BS EN 62196 Mode 3 or 4
charging and BS EN 61851. This position is supported by the NPPF.
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The minimum dimensions of a parking space are 2.4 m × 4.8 m. For residential
dwellings, circulation space is needed around the vehicle so that the width should be
3.3 m; or there should be a 0.9 m wide path directly alongside. Adjoining spaces for
the same dwelling can have overlapping circulation space.
Tandem parking spaces for an individual residential dwelling are permitted but this is
limited to 2 vehicles.
The maximum number of adjoining parking spaces in a row is limited to 6 spaces.
A minimum of 6 m is required in front of a garage door.
Garages can be used to provide bicycle storage as well as other household storage
needs; where this occurs garages should have internal dimensions of 6 m × 3 m.
Matters Arising:
Should there be a Neighbourhood policy requiring flood alleviation where an
access is downhill onto the adjacent road?
Should there be a Neighbourhood policy requiring the calculation of the stopping
sight distance (SSD) for the access to each new house, or the application of DfT
Manual for Streets to the access?
Should there be a Neighbourhood policy requiring the minimum number and size
of parking spaces and garages, or the application of the Manual for
Gloucestershire Streets (July 2020) to parking spaces and garages?
Should there be a Neighbourhood policy requiring charging points for ultra-low
emission vehicles (ULEV), the application of County Council and NPPF
recommendations, or the application of national standards?
[Data sources: DfT Manual for Streets, GCC Manual for Gloucestershire Streets (July
2020)]
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Is there reasonable potential to integrate the
site with existing settlement?
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This question raises the much-discussed subject of settlement boundaries.
Policy RES2 of Tewkesbury Borough Plan 2011-2031 defines boundaries for
strategic sites adjacent to Tewkesbury, Service Centres and Service Villages.
Borough Policy RES3 for New Housing Outside Settlement Boundaries applies
beyond those boundaries, which requires that no further boundaries exist.
In Policy RES4 for New Housing at Other Rural Settlements, a maximum of 5%
growth or 10 dwellings (whichever is lesser) for those settlements. In its background
paper to the Borough Plan 2011-2031 Sections 8 and 9, Tewkesbury Brough Council
explains its approach to defining settlement boundaries, including:
8.10 Boundaries have not been defined for a number of those settlements that
previously had a residential development boundary (RDB) in the Tewkesbury
Borough Local Plan (TBLP) to 2011 (namely Apperley, Ashleworth, Dumbleton
and Gretton). These villages will now be subject to the Council’s policy
approach to other rural settlements (RES4).
As has been pointed out several times to Planning Development officers, how can
5% growth be applied to a settlement with no boundary and therefore no number of
houses to assume as its existing size (100%)?
Even adding or attaching 10 dwellings to an existing settlement can be in doubt if the
settlement boundary is not defined.
The residential development boundary (RDB) from the previous Borough Local Plan
to 2011 contained 196 houses in April 2011. This number could be the 100% value
but, when no further in-fill within that boundary is possible, adding adjacent (or
contiguous) development to the existing settlement requires it to have a boundary to
be able to apply the policy.
Since April 2011, the number of new houses built, being built or given planning
permission (at least in principle) within or close (if not adjacent) to Apperley’s
residential development boundary is 28, which far exceeds 5% growth only halfway
through the 20 year period of the Borough Plan 2011-2031.
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The Inspector examining the Borough Plan 2011-2031 has mentioned Policy RES4
several times in his discussion of the Plan although (at the time of writing) this has yet
to be covered in any detail.
Possible settlement boundaries are defined in Part 7 of this document.
Matters Arising:
Should the previous settlement (or residential development) boundary around
Apperley (196 houses in April 2011) continue to be used for calculating growth?
Should a new settlement boundary be defined around Apperley in 2021 as the
basis for the Neighbourhood Plan housing policy?
Should settlement boundaries be defined elsewhere in Deerhurst Parish? If so,
what is the minimum number of houses required for any settlement? This may
affect calculations of settlement growth.
Large gardens were excluded from the previous residential development
boundary; should they be included or excluded from any new settlement
boundaries?
Particularly along linearly developed roads, should settlement boundaries extend
to include all houses (and any gaps between houses) or extend only to the last
house where there is no preceding gap? Including gaps implies permission in
principle to build and removal of access to views or countryside from the road.
Should the settlement be defined by a collection of boundaries around clusters of
houses, excluding roads and open spaces, or should the boundary be drawn
around all these clusters with open spaces defined within the outer boundary?
(Both can be drawn and either selected to suit how policies are written.)
Should extended settlement boundaries be defined to imply permission in principle
to build new houses?
[Data sources: Borough Plan 2011-2031, Borough Local Plan to 2011]
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Is development of the site for housing
compatible with adjacent land uses?
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The scope of this question should be easier to understand by referring to JCS Policy
SD14.
Development must cause no unacceptable harm to local amenity. As defined in the
online Planning Portal, “amenity” is:
“A positive element or elements that contribute to the overall character or
enjoyment of an area. For example, open land, trees, historic buildings and the
inter-relationship between them, or less tangible factors such as tranquillity.”
Policy SD14 also refers to “tranquillity”, which is discussed in The Countryside
Agency research note CRN92. Tranquillity is considered to be a significant asset of
landscape.
Development must not give rise to noise or light pollution. Data from DEFRA shows
that traffic noise from the A38 affects Deerhurst Walton and some of the houses in
Walton Hill. The only street lighting and traffic signals in the Parish are along the A38
at its junctions with the B4213 and Hoo Lane.
Development must recognise “that the best agricultural land is a finite resource”,
which is compatible with NPPF 2019 Paragraphs 170-171 and footnote 53 requiring
“areas of poorer quality land should be preferred to those of a higher quality”.
A development plan from another local authority asks, “would your development
result in loss of privacy, sunlight or daylight to neighbouring properties? (Dumfries
and Galloway)
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Does the site's topography make it realistic to
develop (e.g. land levels and slope)?
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The topography of a site can be assessed using mapping from several sources:
(1) contour maps such as Ordnance Survey Terrain 5; (2) surface or terrain maps
generated from LIDAR data provided by the Environment Agency; and (3) surface or
terrain maps from Aerial Photography for Great Britain (APGB).
The surface terrain map (below) is from APGB using Parish Online. The hill shading
on this map indicates steeply sloping ground, as would the closeness of adjacent
contours. Sloping ground to the west and south of Apperley and to the west of Walton
Hill is clearly visible.

Matters Arising:
Should there be a Neighbourhood Policy restricting development to areas without
a steep slope?
Should a map be created to show excluded areas steeper than the minimum
slope?
[Data sources: Ordnance Survey, APGB, Parish Online]
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Will the site impact adversely on a watercourse
on or adjacent to site?
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A network of watercourses is shown on the
Ordnance Survey MasterMap Water Network
Layer, which is available through Parish Online.
With two exceptions, these watercourses are within
Flood Zone 2. The exceptions are: (1) to the east
of Wightfield Manor; and (2) parallel to the A38 and
crossing the B4213. [Maps, right]
Except in the area benefitting from the flood
defences at Deerhurst Walton, it is unlikely that the
Water Network will be affected by development.
The Water Network does not include most roadside
drainage ditches. Exceptions are: (a) the lower part
of Gabb Lane; and (b) from the B4213 to Manor
Farm in Deerhurst Walton.
The Water Network also does not include streams,
gullies or channels, particularly those carrying
water off Apperley Hill to lower ground on the
floodplain (in Flood Zone 2).
Matters Arising:
Should there be a Neighbourhood Policy about
preserving watercourses, including roadside
drainage ditches and streams, or enhancing
them to allow for additional run-off caused by
the new building?
[Data source: Ordnance Survey, Parish Online]
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PART 2
Planning Policies in the NPPF, JCS and Borough
Plan Linked to Assessment of Sites Questions
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INTRODUCTION
To explain the relevance of the questions assessing possible sites for housing to planning policies, background papers “Approach to Rural Sites”
(2015) and “Housing” (2019) both include a table listing applicable national and local policies; in Tables 1 to 4.
Note that the question about mature hedgerows (Question 18 in this document) isn’t repeated in the more recent Housing background paper.
Understanding links between the assessment of possible sites (Questions 1 to 25) to the National Planning Policy Framework (NPPF) and to the local
policies; the Joint Core Strategy (JCS) and the Tewkesbury Borough Plan is made more complicated because there are two versions of both the
NPPF (2012 and 2019) and the Borough Plan (to 2011 and 2011-2031).
Inspection of Tables 1 to 4 in both background papers and comparison with all the policies in the NPPF (both versions), the JCS and the Borough
Plan (both versions) reveals that more policies could be listed as relevant. In this document, the four tables from both background papers are
combined into Table 2.1 overleaf. The policies noted as references in the both background papers (from all sources) are in black text; additional
references are in red text.
Policies of the most recent National Planning Policy Framework (NPPF 2019) should be applied; instead of policies of its predecessor (NPPF 2012).
The Joint Core Strategy (JCS) was adopted in December 2017 but it under review. Tewkesbury Borough Plan 2011-2031 is currently under
examination by the Planning Inspectorate and thus is not adopted, which leaves it predecessor (Tewkesbury Borough Local Plan to 2011)
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TABLE 2.1 - POLICIES LINKED TO IDENTIFICATION OF SITES QUESTIONS
Question
1.

AONB

2.

National historic assets:
scheduled monuments,
Grade I and II* listed
buildings

NPPF 2012
paragraph
number(s)

NPPF 2019
paragraph
number(s)

JCS policy
number(s)

NPPF 132

NPPF 194

SD8

INF2

SD9

3.

Flood zone 2 or 3

NPPF 100

4.

National nature
conservation sites: SSSI

NPPF 113

NPPF 172,
175 b)

5.

Green belt

6.

Local green space

7.

Protected open space

8.

Special landscape area

9.

Landscape protection
zone

06 June, 2021

TBP 2011-31
policy
number(s)

Notes
N/A to Parish

NPPF 155,
156, 157, 158,
163-164

10. Best and most versatile
agricultural land

TBLP to 2011
policy
number(s)

HEN20

NCN2

HER4

Substantial harm or loss ..
should be exceptional

ENV2

Direct development away
from areas at highest risk.
Apply sequential, riskbased approach to location
of development.

NAT1
N/A to Parish

NPPF 76-78

NPPF 99-100,
101

INF3

NPPF 83 d),
92, 96-97, 121

HEN5

LAN5

LND5

LAN4

Where designated in
adopted local plan

N/A to Parish
NPPF 113

NPPF 171

NPPF 112

NPPF 170

SD14

LND3

LAN2

HOU10, AGR1

RES11, AGR3
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Recognise best and most
versatile agricultural land as
natural asset
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Question

NPPF 2012
paragraph
number(s)

NPPF 2019
paragraph
number(s)

JCS policy
number(s)

TBLP to 2011
policy
number(s)

TBP 2011-31
policy
number(s)

11. Local wildlife/nature
conservation/geological
RIGS sites

NPPF 117

NPPF 170,
174

SD9

NCN3, NCN4

NAT1

12. Local ecological network/
corridor

NPPF 117

NPPF 174

NCN7

LAN2

13. Tree preservation orders

NPPF 114

NPPF 170171, 175 c)

LND8, LND9,
NCN5

NAT1

INF3

14. Local landscape and
visual sensitivity impact

SD6

Notes

LAN2, LAN3

Parish landscape
assessment (March 2020)

15. Playing field

NPPF 74

NPPF 97

RCN1

LAN5, RCN1,
RCN2

Support by robust and up to
date assessment of need

16. Grade II listed buildings

NPPF 137-138

NPPF 193

HEN10

HER5

Apply great weight to
conserving heritage assets

17. Public rights of way

NPPF 75

NPPF 98

INF3

RCN2, RCN5,
RCN6

RCN2, RCN4,
TRAC1

Protect PROW and access

18. Mature hedgerows

NPPF 109

INF4

HEN5

NAT1

Not in Housing background
paper

19. Brownfield land

N/A to Parish

20. Contaminated land

N/A to Parish

21. Access to/from public
highway

NPPF 32

NPPF 108,
109-110

INF1

HOU5

TRAC9

22. Integration with existing
settlement

NPPF 58

NPPF 127, 6871

SD10

Most HOU and
HEN policies

RES3 and
references

SD14

HOU10

RES5

23. Compatibility with
adjacent land uses
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NPPF 2019
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JCS policy
number(s)

TBLP to 2011
policy
number(s)
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TBP 2011-31
policy
number(s)

24. Topography
25. Watercourses
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Notes
Local assessment

NPPF 100

NPPF 157

INF2

EVT5, EVT9
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PART 3
Selected Policies from Tewkesbury Borough Plan 2011-2031
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From Table 2.1 in Part 2 of this document, the policies from Tewkesbury Borough Plan 2011-2031 most relevant to Deerhurst Parish are arranged
below from left to right. RES2 does not apply because is not a Service Village with a settlement boundary defined in the Borough Plan. RES3 is an
introduction to the next group of six policies that, in turn, make reference (directly or indirectly) to the other 20 policies shown.

RES2

RES3

RES7

RES5

RES11

HER2

Settlement Boundaries
(e.g. Service Villages)

New Housing Outside
Settlement Boundaries

Re-Use of Rural Buildings
for Residential Use

New Housing
Development

Change of Use of
Agricultural Land to
Domestic Garden

Listed Buildings

RES8

RES10

ENV2

HER4

Sub-Division of Existing
Dwellings

Alteration and Extension
of Existing Dwellings

Flood Risk and Water
Management

Archaeological Sites and
Scheduled Monuments

RES4

DES1

NAT1

HER5

New Housing at Other
Rural Settlements

Housing Spaces
Standards

Biodiversity, Geodiversity
and Important Natural
Features

Locally Important Heritage
Assets

RES9

RES13

LAN2

Replacement Dwellings

Housing Mix

Landscape Protection
Zone

Public Outdoor Space,
Sports Pitch and Sports
Facility Provision

RES6

TRAC1

LAN3

RCN2

Rural Exception Sites

Pedestrian Accessibility

Strategic Gaps

New Sports and
Recreational Facilities

AGR3

TRAC9

LAN4

RCN3

Agricultural and other rural
workers dwellings

Parking Provision

Locally Important Open
Spaces

Allotments and
Community Gardens

LAN5

RCN4

Local Green Spaces

Equine Facilities
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The policies themselves follow, in full. For the reasoned justification for each policy, refer to the Borough Plan itself.
Policy RES2 is included only to make the point that it applies only to the Tewkesbury Town Area, Rural Service Centres, Service Villages and Urban
Fringe Settlements. It applies neither to other settlements, such as Apperley, for which a settlement boundary applied in the previous Borough Local
Plan (to 2011), nor to the much smaller settlements in Deerhurst Parish
Borough Policy RES2 Settlement Boundaries

RES2

Within the defined settlement boundaries of the Tewkesbury Town Area, the Rural Service Centres, the Service Villages and the
Urban Fringe Settlements (which are shown on the policies map) the principle of residential development is acceptable subject to
the application of all other policies in the Local Plan.
In all cases development must comply with the relevant criteria set out at Policy RES5.

Policy RES3 is the gateway to the policies applicable to rural Parishes, six of its conditions being the subject of another Borough policy and the
seventh reversed for Neighbourhood planning.
Borough Policy RES3 - New Housing Outside Settlement Boundaries
Outside of the defined settlement boundaries (identified on the Policies Map) the principle of new residential development will be
considered acceptable where development being proposed consists of:

RES3

06 June, 2021

1)

The reuse of a redundant or disused permanent building (subject to Policy RES7)

2)

The sub-division of an existing dwelling into two or more self-contained residential units (subject to Policy RES8)

3)

Very small scale development at rural settlements in accordance with Policy RES4

4)

A replacement dwelling (subject to Policy RES9)

5)

A rural exception site for affordable housing (subject to Policy RES6)

6)

Dwellings essential for rural workers to live permanently at or near their place of work in the countryside (subject to Policy
AGR3)

7)

A site that has been allocated through the Development Plan or involves development through local initiatives including
Community Right to Build Orders and Neighbourhood Development Orders.
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Policy RES4 has received a lot of attention because the growth of settlements is restricted to 5% or 10 dwellings (whichever is lesser) over the period
of the Borough Plan (2011-2031). In 2011, there were 196 dwellings within the settlement boundary defined for Apperley in the Borough Local Plan to
2011. Since 5% growth and 10 dwellings are equal, the implication is that Apperley (and any other settlement of around 200 dwellings) is the largest
settlement for which RES4 is intended to apply. Rounding errors become import for small settlements, where (for example) 5% of 10 dwellings is 0.5
of a dwelling, which might be rounded up to one dwelling to be built.
Borough Policy RES4 - New Housing at Other Rural Settlements
To support the vitality of rural communities and the continued availability of services and facilities in the rural areas, very smallscale residential development will be acceptable in principle within and adjacent to the built up area of other rural settlements (i.e.
those not featured within the settlement hierarchy) providing:

RES4

a)

it is of a scale that is proportionate to the size and function of the settlement and maintains or enhances sustainable patterns
of development;

b)

it does not have an adverse cumulative impact on the settlement having regard to other developments permitted during the
plan period; as a general rule no more than 5% growth or 10 dwellings, whichever is lesser, will be allowed;

c)

it complements the form of the settlement and is well related to existing buildings within the settlement;

d)

the site of the proposed development is not of significant amenity value or makes a significant contribution to the character
and setting of the settlement in its undeveloped state;

e)

the proposal would not result in the coalescence of settlements;

f)

the site is not located in the Green Belt, unless the proposal would involve limited infilling in a village, limited affordable
housing for local community needs (in accordance with Policy RES6) or any other exceptions explicitly stated within the
National Planning Policy Framework.

In all cases development must comply with the relevant criteria set out at Policy RES5. Particular attention will be given to the
effect of the development on the form, character and landscape setting of the settlement.
Settlement growth, as defined by a) and b), is very clearly one of the most important matters for which a Neighbourhood policy is required, not least
because Apperley is likely to have grown by 28 houses (either built or permitted) only halfway through the Plan period; which is 5.6 times the
maximum permitted. Even if the affordable homes are ignored, the rate of growth will be three times the maximum allowed by RES4.
Although other policies are not mentioned as references in RES4 (as they are in RES3), it is clear that: c) refers to DES1; d) refers to LAN4, LAN5,
RCN2 and RCN3; e) refers to LAN3; and f) refers indirectly to LAN2.
06 June, 2021
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Policy RES5 is obviously the next level of detail after RES4 and applies specifically to new dwellings. In the original version, the provisions of RES5
are a bullet point list. Numbers have been added to the policy text to make it easier to reference individual provisions.
Borough Policy RES5 - New Housing Development
In considering proposals for new housing development regard will be had to the following principles, as appropriate. Proposals
should:

RES5

1)

be of a design and layout that respects the character, appearance and amenity of the surrounding area and is capable of
being well integrated within it;

2)

be of an appropriate scale having regard to the size, function and accessibility of the settlement and its character and
amenity, unless otherwise directed by policies within the Development Plan;

3)

where an edge of settlement site is proposed, respect the form of the settlement and its landscape setting, not appear as an
unacceptable intrusion into the countryside and retain a sense of transition between the settlement and open countryside;

4)

not cause the unacceptable reduction of any open space (including residential gardens) which is important to the character
and amenity of the area;

5)

provide an acceptable level of amenity for the future occupiers of the proposed dwelling(s) and cause no unacceptable harm
to the amenity of existing dwellings;

6)

make provision for appropriate parking and access arrangements and not result in the loss or reduction of existing parking
areas to the detriment of highway safety;

7)

incorporate into the development any natural or built features on the site that are worthy of retention;

8)

address any other environmental or material planning constraints relating to the site.

Several principles of Policy RES5 have similar scope to the questions in the Approach to Rural Sites (or questions 1-25 in Part 1), while others
address the effects of new housing on neighbouring dwellings, the settlement, the surrounding landscape and the amenity of the area. The remaining
principles deal with practical matters as access, parking and highway safety. Policy RES5 should also inform the discussion about where new
housing should be permitted and where it should not; and the creation of policies in the Neighbourhood Plan.
Oddly, Policy RES5 makes no mention of Policy DES1, although Item 1 refers to design and layout.

06 June, 2021
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Policy RES6 is concerned with small sites used for affordable housing in perpetuity where sites would not normally be used for housing.
The most recent example of a Rural Exception Site in Deerhurst Parish is Oakland (13 dwellings), generated by a local demand (Parish Plan 2002),
consuming a “important local open space” but having limited success in providing affordable homes for people with a local connection (by residence
or family connection).
Borough Policy RES6 - Rural Exception Sites
1)

RES6

2)

3)

06 June, 2021

Proposals for affordable housing development on rural exception sites within, or on the edge of, a rural settlement will be
permitted provided that:
a)

there is a proven local housing need which cannot be met in any other way;

b)

the scale, type and tenure of development is based on the proven needs of the site locality;

c)

the site has reasonable access to local facilities and public transport, and can be integrated into the existing community;

d)

the development is of a scale that is proportionate to the settlement in question; and

e)

the design and layout of the proposal respects the rural character of the area and can be satisfactorily integrated into the
surrounding landscape

All applications must be accompanied by an up to date housing needs survey for the locality which demonstrates there is an
unmet need within that locality for accommodation by households whose needs are not met by the local housing market due
to affordability (local incomes or house prices) or specific housing requirements such as older age or disability. A member of
each household is required to have either:
a)

been ordinarily resident in the locality or previously lived in the locality for 6 of the last 12 months or 3 of the last 5 years;
or

b)

has a strong family connection who have been resident in the locality for at least 5 years; or

c)

a demonstrable need by virtue of their employment to live in the area; or

d)

any other demonstrable need to the satisfaction of the Council.

In all cases affordable housing units will be restricted in perpetuity to occupation by households with a member in housing
need as defined above.
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Borough Policy RES6 - Rural Exception Sites (continued)

RES6

4)

Under no circumstances will schemes be permitted where the number of affordable units exceeds the need identified in the
Housing Needs Survey.

5)

An element of market housing may be included within a rural exception scheme, to provide sufficient cross-subsidy to
facilitate the delivery of affordable homes where viability for 100% affordable housing cannot be achieved and/or when there
is zero or limited government and/or Council housing grant available.

Policy RES7. Traditionally, such a policy has encouraged the re-use of agricultural buildings built from traditional materials that blended with their
setting and the local landscape. Increasingly, it has permitted the conversion of modern agricultural buildings of which only the concrete base and
supporting steel frame can be re-used.
Borough Policy RES7 - Re-Use of Rural Buildings for Residential Use
The re-use and conversion of redundant buildings in the rural areas (the areas located outside of defined settlement boundaries)
for residential use will be permitted provided that:

RES7

1)

the building is of a substantial construction, is structurally sound and is capable of conversion without the need for significant
new building works and/or extension;

2)

where the proposal involves a traditional building, any new works are of a scale, form, type and materials sympathetic to the
character and appearance of the original building;

3)

The proposal does not result in the requirement for another building to fulfil the function of the original building to be
converted;

4)

The proposal preserves or enhances the landscape setting of the site and respects the rural character of the area.

Conversion of an agricultural building granted by virtue of Class M as permitted development has restrictions set by The Town and Country Planning
(General Permitted Development) (England) Order 2015, Schedule 2, Part 1, Classes A to H. Such a dwelling may require planning permission in
order to be completed.

06 June, 2021
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In Item 1, can an agricultural building comprising a concrete base, steel frame, metal roof and partial wall be converted without significant new
building works? In general, traditional stone-built barns retain their substantial stone walls.
Applying Item 3, if the proposal does result in another building fulfilling the function of the original building to be converted, what is the consequence?
As the policy implies, should the dwelling converted from the original agricultural building be demolished? Or, should an existing agricultural building
newly fulfilling (in part or in full) the function of the original agricultural building be prevented from being used for that function or, if it is a new
agricultural building, demolished?
This is a policy that can easily be abused and difficult to enforce, resulting in the conversion of agricultural buildings to dwellings in locations that
would not be acceptable under Policies RES4 and RES5.
Item 3 is so poorly written that it could even be interpreted as “result in the requirement for another building to be converted, to fulfil the function of the
original building”.
Policy RES8, unlike the policy for new housing (RES5), makes reference to other policies, including DES1.
Borough Policy RES8 - Sub-Division of Existing Dwellings
Proposals for the sub-division of existing dwellings into two or more self-contained residential units will be permitted providing:

RES8
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1)

Adequate internal accommodation is provided in accordance with the Council’s adopted housing space standards (Policy
DES1).

2)

Where proposals relate to Listed Buildings, the character, appearance and significance of the designated heritage asset is
sustained or enhanced in accordance with policy HER2.

3)

In cases where the existing dwelling is of architectural importance, makes an important contribution to the visual and intrinsic
character of the area or represents a Locally Important Heritage Asset, the proposal should preserve or enhance those
features which contribute to the building’s importance.

4)

Where proposals are located outside defined settlement boundaries, the proposal does not involve significant new
extensions. Minor extensions may be permitted only where essential in order for the new units to achieve the required internal
space standards.

5)

Any proposed extensions or alterations are acceptable in accordance with Policy RES10.
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Policies RES3, RES7, RES8 (Item 4) and RES9 all refer to areas outside defined settlement boundaries. In the context of the Borough Plan, a
settlement boundary is only applied to a Service Village under Policy RES2. For the Neighbourhood Plan, in order to apply policies for infilling or
contiguous (adjacent) development of many of the principles in Policy RES5, it may be necessary to define boundaries for settlements within the
Parish. Confusion may arise because settlement boundaries could be drawn with agricultural buildings or buildings that may later be either subdivided or replaced inside the settlement boundary.
Policy RES9 is another (like RES5) where oddly no reference is made to Policy DES1.
Borough Policy RES9 - Replacement Dwellings
The rebuilding and replacement of existing dwellings in locations outside of the defined settlement boundaries (identified on the
Policies Map) will be permitted providing that:

RES9

1)

The site contains a permanent dwelling with an extant, lawful residential use (i.e. it has not been abandoned)

2)

In cases where the existing dwelling is of architectural importance or makes an important contribution to the visual and
intrinsic character of the area, the proposal demonstrates that accommodation needs cannot be met through the alteration,
extension and / or refurbishment of the existing dwelling

3)

The proposed dwelling respects the size of the plot and the scale and character of existing characteristic property in the area

4)

It would not have an adverse impact on the amenity of neighbouring properties

5)

It would not result in inadequate parking and manoeuvring space to the detriment of highway safety

6)

It has no unacceptable adverse impact on the landscape

Assuming that settlement boundaries are limited to Policy RES2 (for Service Centres and Service Villages), should this policy prevent the
replacement of a dwelling inside a Service Village? In Deerhurst Parish, there are examples of dwellings that either are not occupied or abandoned. It
is essential that the Neighbourhood Plan includes policies to prevent any confusion caused by RES7, RES8 (Item 4) and RES9.
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Policy RES10 repeats some of the principle of Policy RES5 and, oddly, makes no reference to other policies, such as DES1.
Borough Policy RES10 - Alteration and Extension of Existing Dwellings
Proposals for the extension and alteration of existing dwellings, and the erection of domestic outbuildings and annexes, will be
permitted providing that:

RES10

1)

The detailed design reflects or complements the design and materials of the existing dwelling

2)

The scale of the proposal is appropriate to the character and appearance of the existing dwelling and its surrounding area

3)

The domestic curtilage of the existing property is capable of comfortably accommodating the extension or outbuilding without
resulting in a cramped/overdeveloped site or creating a lack of suitable parking or manoeuvring space

4)

The proposal does not have an unacceptable impact on the amenity of neighbouring properties

5)

The proposal respects the character and appearance of surrounding development. Where an extension or outbuilding/annexe
is capable of being occupied as a separate self-contained residential unit, any planning permission will be subject to a
condition restricting its occupation to being ancillary to the main dwelling.

Policy RES11 seeks to avoid the transfer of agricultural land to a residential use, including domestic gardens. NPPF (2019) Paragraph 70 states,
“Plans should consider the case for setting out policies to resist inappropriate development of residential gardens, for example where development
would cause harm to the local area.” While this doesn’t prohibit the transfer of agricultural land, it reveals a concern that such a transfer may result in
future development. Drawing a settlement boundary along the borders between gardens and agricultural land will help define the pattern for applying
Item 3.
Borough Policy RES11 - Change of Use of Agricultural Land to Domestic Garden

RES11

06 June, 2021

Planning permission will be granted for the change of use of agricultural land to domestic garden providing that:
1)

there is no adverse environmental or visual impact on the form, character or setting of the settlement

2)

there is no significant encroachment into the surrounding countryside, and

3)

the form of the extension is not incongruous with the characteristic pattern of surrounding gardens.
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Policy RES12. Item 1 doesn’t apply because Deerhurst Parish is not in a Designated Rural Area (National Park, etc). Item 2 requires developments
of 10 or more houses to provide a minimum of 40% affordable homes, whereas JCS Policy SD12 requires the 40% provision but for developments of
11 or more houses. For smaller developments, there is no requirement to provide affordable homes. Clearly, the Borough Plan and the JCS are out of
step. Is a smaller development 10 or fewer houses (from JCS Policy SD12) or 9 of fewer houses (from the Borough Plan)?
Affordable homes around Apperley (such as at Moores Ground and Oaklands) have been provided by means of rural exception sites; rather than as
part of a larger development.
If the Parish, as in the past, created a demand for affordable homes, then a smaller development would be required to deliver them because of the
40% provision. For example, if there was demand for 10 affordable homes, a development of 25 new houses would be required to deliver them. If the
lower percentage of 10% in the NPPF (2019) Paragraph 64 was applied, a development of 100 new houses would be required.
Should the Neighbourhood Plan set the maximum number of houses for any development to be 9; the maximum from the Borough Plan for which no
affordable homes are required to be built applying RES12; leaving only RES6 to provide affordable homes?
Borough Policy RES12 - Affordable Housing
Proposals for new residential development will be required to contribute to the provision of affordable housing in accordance with
the National Planning Policy Framework and Policy SD12 of the Joint Core Strategy to 2031. The following additional thresholds
and requirements will also apply:

RES12

1)

Residential developments in the Designated Rural Areas that provide a net increase of 6 - 9 dwellings will be required to
provide 40% affordable housing on-site

2)

Outside of JCS Strategic Allocation sites, developments of 10 or more dwellings or sites with an area of 0.5 hectares or more
(Borough wide) should provide 40% affordable housing on site

Calculated requirements will be rounded to the nearest whole unit.
Where there is an issue relating to the viability of development that impacts on delivery of the full affordable housing requirement,
developers should consider:
i)

Varying the housing mix and design of the scheme in order to reduce costs whilst having regard to the requirements of other
policies in the plan and the objective of creating a balanced housing market;

ii)

Securing public subsidy or other commuted sums to assist delivery of affordable housing

If a development cannot deliver the full affordable housing requirement, a viability assessment, conforming to an agreed
methodology, in accordance with JCS Policy INF7 will be required.
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Policy RES13 applies to housing developments and it makes reference to Policy SD11 of the Joint Core Strategy (JCS). Both policies indicate
percentages of different sizes of house (by number of bedrooms) to meet the needs of the local population. What is not explained is the minimum
number of houses in a development. This must rely on interpreting the housing need from the Parish Questionnaire supporting the Neighbourhood
Plan.
Borough Policy RES13 - Housing Mix
In accordance with Policy SD11 of the Joint Core Strategy to 2031 new housing developments, including affordable housing, will
be expected to provide for an appropriate mix of dwelling sizes, types and tenures to meet the needs of the local area, including
the needs of older people and vulnerable groups. Housing mix should be based on the most up to date evidence of local housing
need and market demand, including the Strategic Housing Market Assessment, Parish Surveys and local evidence provided to
support Neighbourhood Plans. In addition new developments should, where appropriate, provide the following as part of the mix
of housing on site:

RES13

1)

Accessible and adaptable dwellings (Regulation M4(2) Category 2) and Wheelchair user dwellings (Regulation M4(3)
Category 3) in accordance with up to date evidence of local need

2)

Self and Custom Build housing plots where there is evidence of appropriate demand identified on the Council’s Self and
Custom Build Register

The appropriate mix of house types and sizes for each site will depend upon the size and characteristics of the site and the
viability of the scheme. The local planning authority will negotiate an appropriate housing mix on a site by site basis based on the
latest evidenced needs of the site locality. Generally, the larger the scale of development, the more opportunity exists for a wider
range of dwelling types and sizes.
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Policy AGR3 allows new dwellings for persons employed full time in agriculture (such as farmhouses) to be located in a rural location. Although not
stated, this implies that a farmhouse may be built at a location to meets the need of the farm; where building a house would not normally be
permitted.
Borough Policy AGR3 - Agricultural and other rural workers dwellings
Proposals for new dwellings for persons employed full time in agriculture, forestry, horticulture or other businesses where a rural
location is essential will be permitted provided that:

AGR3

1)

There is an essential functional need for a new dwelling on the site based on evidenced needs of that business;

2)

Financial evidence has been submitted demonstrating that the business is viable and established and has a clear prospect of
remaining so;

3)

The siting and landscaping of the new dwelling minimises the impact upon the visual amenity of the countryside and ensures
no unacceptable adverse impact upon landscape character, particularly in the Area of Outstanding Natural Beauty, Special
Landscape Areas and Landscape Protection Zone.

4)

There is no other suitable and available alternative existing accommodation within the area; and

5)

The occupancy of the dwelling is restricted in perpetuity to those employed in the activity for which the dwelling was originally
permitted

Proposals for dwellings in relation to new agricultural, horticultural, forestry or other rural businesses may be granted a timelimited permission for temporary accommodation, such as a mobile home or caravan, to allow time to establish that the business
is financially viable and there is a genuine functional need for a permanent dwelling. Temporary accommodation will normally be
permitted for a period of three years, subject to meeting relevant criteria set out above. Proposals in relation to new businesses
must provide clear evidence in the form of a business plan that shows a firm intention and ability to develop the enterprise on a
sound financial basis.
Where permission is granted for an additional dwelling as part of an agricultural holding, and existing dwellings on the holding will
be required to be retained in agricultural use; the applicant will be required to secure this through a Section 106 agreement.
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Policy DES1. Although not stated in the policy, the Technical Housing Standards - Nationally Described Space Standard are included in the Borough
Plan as Appendix 1. The same information can be downloaded from the GOV.UK website. The Standard (published by the Department for
Communities and Local Government) is only five pages long, including the title and copyright pages. In Table 1, it provides minimum gross internal
floor areas and storage for houses with from one to six bedrooms. Although no reference is made to DES1, there is an obvious link to it from Policy
RES4.
Borough Policy DES1 - Housing Space Standards

DES1

Tewkesbury Borough Council adopts the Government’s nationally described space standards. All new residential development
will be expected to meet these standards as a minimum.
New residential development will be expected to make adequate provision for private outdoor amenity space appropriate to the
size and potential occupancy of the dwellings proposed.

Policy HER2. The listed buildings in Deerhurst Parish are listed in Appendix E of this document. They include several monuments and a family
mausoleum in the Church of St Mary, Deerhurst.
Borough Policy HER2 - Listed Buildings

HER2

Alterations, extensions or changes of use to Listed Buildings, or development within their setting, will be expected to have no
adverse impact on those elements which contribute to their special architectural or historic interest, including their settings.
Any proposals which adversely affect such elements or result in the significant loss of historic fabric will not be permitted.
Any alterations, extensions or repairs to the Listed Buildings should normally be carried out using the traditional materials and
building techniques of the existing building.
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Policy HER4. The scheduled monument in Deerhurst Parish is identified in Appendix E of this document.
Borough Policy HER4 - Archaeological Sites and Scheduled Monuments

HER4

Scheduled Monuments and sites of national archaeological importance will be preserved in situ. Development which would lead to
substantial harm or loss of these sites and their setting should be wholly exceptional and will not normally be permitted.
Where development will cause harm or loss, provision should be made for excavation and recording with an appropriate
assessment and evaluation. The appropriate publication/curation of findings will be expected.

Policy HER5. The policy mentions “historically important groups of farm buildings”. Among the listed buildings are Abbot’s Court Farm Barn and
Stables. The Borough Plan refers to “many thousands of undesignated heritage assets, both buildings and archaeological sites, many of which are of
equivalent significance to designated heritage sites”. These designated heritage sites consist of over 1,800 listed buildings, 14 conservation areas,
54 scheduled monuments and the registered site of the 1471 Battle of Tewkesbury. There is no list of undesignated or locally important heritage
assets in the Borough Plan.
Borough Policy HER5 - Locally Important Heritage Assets
Locally Important Heritage Assets will be conserved having regard to the significance of the asset and its contribution to the
historic character of the area.

HER5

Proposals affecting a Locally Important Heritage Asset and/or its setting will be expected to sustain or enhance the character,
appearance and significance of the asset.
Proposals that seek the preservation and/or enhancement of these assets will be encouraged.
Historically important groups of farm buildings will be protected from proposals for destructive development or demolition.
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Policy LAN2. The extent of the Landscape Protection Zone (LPZ) is explained in Part 1 of this document (Question 9) and discussed in more detail in
Part 5. Numbers have been added to the policy text to make it easier to reference individual provisions.
Borough Policy LAN2 - Landscape Protection Zone
Within the Landscape Protection Zone, as identified on the Policies Map, special protection is given to the ecology and visual
amenity of the river environment. In considering proposals for new development within the Landscape Protection Zone regard will
be had to the following, as appropriate:

LAN2

1)

The visual and ecological effect of the new development on the river banks or the associated landscape setting of the Severn
Vale;

2)

The impact of the development on the water environment;

3)

Whether the proposal would enable the protection of important landscape and environmental features within the designated
area;

4)

Whether reasonable opportunities for the enhancement of the environment and landscape are sought, including appropriate
provision for improved public access.

Where a proposal would result in harm to the Landscape Protection Zone having regard to the above criteria, this harm should be
weighed against the need for, and benefits from, the proposed development. Proposals causing harm to the Landscape
Protection Zone will only be permitted where the benefits from the development would clearly and demonstrably outweigh the
identified harm.
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Policy LAN3. There has been some discussion about the use of the word “strategic” in this context. Ignoring that, the purpose of the policy “to help
retain the separate identity, character and/or landscape setting of settlements and prevent their coalescence”. Whereas policies such as RES2 and
RES4 are concerned with the extent of built-up areas (both Service Villages and other rural settlements), Policy LAN3 allows an area to be defined
(on a policy map) between settlements to prevent them expanding into the defined area (or gap). In the Borough Plan, there are three strategic gaps
identified, including one defined by the Twyning Neighbourhood Plan (between Twyning and Church End). Numbers have been added to the policy
text to make it easier to reference individual provisions.
In Deerhurst Parish, should there be a strategic gap defined between the settlements of Apperley and Deerhurst?
Borough Policy LAN3 - Strategic Gaps
The council will protect the strategic gaps identified on the Policies Map to help retain the separate identity, character and/or
landscape setting of settlements and prevent their coalescence.
Development within strategic gaps as shown on the Policies Map will only be permitted where:

LAN3

1)

the open or undeveloped character of the gap would not be significantly adversely affected;

2)

the separate identity and character of the settlements would not be harmed; and

3)

the landscape setting of the settlements would not be harmed.

The likely impact of the proposal in conjunction with any other developments with extant planning permission will be taken into
account.
Proposals in conflict with these requirements will only be permitted where the development is directly related to the essential
needs of agriculture, forestry or other land based industries.

06 June, 2021

FOR CONSULTATION

Page 63 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

Policy LAN4. In the Borough Local Plan to 2011, the Policies Map includes a map (Apperley Inset 3) which defines the residential development (or
settlement) boundary. Parts of this map are included in Part 1 of this document, Question 7. On the same map are marked Locally Important Open
Spaces. Three of these open spaces are listed in the Borough Plan 2011-2031 (in Appendix 2) but with no accompanying map. The whole of the
largest open space, where the affordable homes (1-13 Oaklands) were built, has been deleted although part of it remains; behind the Oaklands
houses.
For a rural parish, the number and amount of Locally Important Open Spaces in Deerhurst Parish is very small because they are restricted to within
the defined settlement boundary or between clusters of houses adjacent to the boundary. The reasoned justification in the Borough Plan refers to
public amenity, the “street scene” and landscaping at the edge of settlements. It also requires a loss of locally important open space to be made up
through compensatory measures. In the past, this appears not to have happened in Apperley.
Borough Policy LAN4 - Locally Important Open Spaces

LAN4

Locally Important Open Spaces (as identified on the Policies Map) will be protected from new development that would adversely
affect their open character and appearance.
Development resulting in an adverse effect on the open character and appearance of a Locally Important Open Space will only be
permitted where it would result in benefits to the community that would outweigh the importance of the open space.

Policy LAN5. The only way to understand the definition of “Local Green Spaces” in the Borough Plan 2011-2031 is to look at the examples listed.
Most are nominated in Neighbourhood Plans, others as part of JCS policies. The Ordnance Survey provides a map of Green Spaces, which are
discussed in Part 1 of this document (Questions 6 and 15)
Borough Policy LAN5 - Local Green Spaces

LAN5
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Local Green Spaces will be protected from development unless the development proposed would clearly enhance the area for the
purpose it was designated and is demonstrably supported by the local community. All other forms of development will not be
permitted unless there are very special circumstances where the public benefits of the development proposed would outweigh the
harm that would be caused to the Local Green Space.
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Policy NAT1. This policy is a listed reference from Question 11 in Part 1 of this document, based on the “Approach to Rural Sites”. There are obvious
links from other policies of the Tewkesbury Borough Plan 2011-2031. This policy requires the study of the natural environment, which is the subject of
the report prepared by the Gloucestershire Wildlife Trust for the Deerhurst NDP Steering Group. Extracts from this are in Part 6 of this document,
including several suggestions for Neighbourhood policies. Maps from the recently introduced Gloucestershire Natural Capital Mapping project are
included in Appendix H.
Borough Policy NAT1 - Biodiversity, Geodiversity and Important Natural Features
Development proposals that will conserve, and where possible restore and/or enhance, biodiversity will be permitted.
Proposals will, where applicable, be required to deliver a biodiversity net gain across local and landscape scales, including
designing wildlife into development proposals, the connection of sites and large-scale habitat restoration, enhancement and
habitat re-creation. Locally defined ecological networks will be the primary focus for landscape scale net gain delivery.
Proposals that are likely to have a significant effect on an internationally designated habitats site (either alone or in combination
with other plans or projects) will not be permitted unless a Habitats Regulations Assessment has concluded that the proposal will
not adversely affect the integrity of the habitats site.

NAT1

Development likely to result in the loss, deterioration or harm to features, habitats or species of importance to biodiversity,
environmental quality or geological conservation, either directly or indirectly, will not be permitted unless:
a)

the need for, and benefits of the development clearly outweigh its likely impact on the local environment, or the nature
conservation value or scientific interest of the site;

b)

it can be demonstrated that the development could not reasonably be located on an alternative site with less harmful impacts;
and

c)

measures can be provided (and secured through planning conditions or legal agreements), that would avoid, mitigate against
or, as a last resort, compensate for the adverse effects likely to result from development.

The level of protection and mitigation should be proportionate to the status of the feature, habitat or species and its importance
individually and as part of a wider network.
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Policy ENV2. This policy is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to
Question 3 about Flood Zones in Part 1 of this document. Numbers have been added to the policy text to make it easier to reference individual
provisions.
Borough Policy ENV2 - Flood Risk and Water Management
In order to avoid and manage the risk of flooding to and from new development in the Borough, in addition to the requirements of
the National Planning Policy Framework and the Joint Core Strategy the Council will apply the following principles:

ENV2

06 June, 2021

1)

Proposals (including surface water drainage schemes) should be designed to appropriate, locally specific allowances for
climate change for peak river flood flows and rainfall intensity

2)

Opportunities to reduce the existing risk of flooding in the Borough will be sought, including requiring developments to provide
flood storage on sites located within the headwaters of the Borough’s watercourses

3)

All proposals will be expected to incorporate sustainable drainage systems where appropriate and proportionate to the scale
and nature of development proposed

4)

Proposals must demonstrate that development is designed to use and manage water efficiently, including rainwater
harvesting and greywater recycling where possible

5)

Surface water drainage proposals should, where appropriate, achieve significant betterment on existing discharge rates for all
corresponding storm events

6)

Sustainable drainage systems should be designed to achieve multifunctional benefits. Priority should be given to green/soft
solutions and the integration of sustainable drainage systems with green infrastructure and street networks

7)

Arrangements for the long term maintenance of sustainable drainage systems must be in place to the Council’s satisfaction
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Policy RCN1. This policy is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to
Question 15 about Playing Fields in Part 1 of this document.
Borough Policy RCN1 - Public Outdoor Space, Sports Pitch and Sports Facility Provision
Proposals for new residential development shall provide appropriate public outdoor space, sports pitches and built sports facilities
to meet the needs of local communities. Provision should be informed by the most up to date evidence, including the council’s
Social, Sport and Open Spaces Study and its associated Developer Contributions Toolkit.
The provision of new facilities resulting from new development must be accompanied by an appropriate management plan and
adequate provision for on-going maintenance.

RCN1

06 June, 2021

The provision or improvement of any new facilities that would be in private ownership, including as part of an educational
institution, that are required to mitigate the development, will need to be fully accessible to the public if it is to address the needs
of the local community.
Public outdoor spaces, sports pitches and built sports facilities will be protected and their loss, either in total or in part, will
generally be resisted. Proposals for any loss may only be acceptable where either:
1)

It is demonstrated, through a robust and up to date assessment, that there is an excess in provision in the local area, there is
no current or future demand for such provision and there would be no resulting shortfall; or

2)

The space/facility being lost can be suitably replaced by alternative provision of an equivalent or better quality and quantity in
an accessible location; or

3)

The proposal is ancillary development to the use of the space/facility which would enhance its facilities and not prejudice its
ongoing use; or

4)

The proposal affects land that is not suitable or incapable of forming an effective part of the space/facility and its loss would
not prejudice the ongoing use of the remainder of the site for that purpose.
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Policy RCN2. This policy is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there are obvious links to
Question 15 about playing fields and Question 17 about public rights of way in Part 1 of this document. There is an obvious link from Policy RES4.
Borough Policy RCN2 - New Sports and Recreational Facilities
Support will be given to the provision of recreational facilities, both formal and informal, throughout the plan area. Any new
buildings or structures must be strictly ancillary, and must not have any adverse impact on the quality of the environment or result
in significant local traffic problems. Any floodlighting must be demonstrated to be essential and have minimal environmental
impact.
In all cases the provision of recreational facilities should not result in:

RCN2

1)

An adverse landscape or environmental impact, with particular regard to the Area of Outstanding Natural Beauty, Special
Landscape Areas and the Landscape Protection Zone;

2)

an adverse effect on living conditions;

3)

the quiet enjoyment of the countryside being prejudiced;

4)

significant local traffic problems; and

5)

the prevention of access to the countryside by prejudicing existing rights of way without making alternative provision.

Proposals for recreational facilities should be accessible by a choice of means of transport. The provision of additional outdoor
sports pitches will be encouraged throughout the Borough where there is an identifiable need having regard to Policy RCN1, but
will be assessed against the above criteria.
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Policy RCN3. This policy is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to
amenity value in Policy RES4.
Borough Policy RCN3 - Allotments and Community Gardens
Statutory allotments and community gardens will be protected from development which would lead to the loss of plots.

RCN3

Where, exceptionally, due to other overriding factors development of allotment or garden land is proposed, this will only be
permitted subject to provision of replacement facilities of comparable extent within the local area. This provision must include the
translocation of the allotment or garden top soil, where appropriate, the provision of water standpipes within 20 metres of each
allotment, the relocation of existing greenhouses and other ancillary equipment to the new site where required, and the provision
of car parking.
Major development should contribute to the provision for allotments and/or community gardens in line with the Social, Sport and
Open Spaces Study and its associated Developer Contributions Toolkit.
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Policy RCN4. This policy is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to
Question 17 about public rights of way in Part 1 of this document.
Borough Policy RCN4 - Equine Facilities

RCN4

Proposals for new equine facilities must be designed and sited where they would not have an adverse effect on the rural
character and landscape setting of the area, particularly within the Area of Outstanding Natural Beauty, Special Landscape Area
or Landscape Protection Zone. New stables and other ancillary buildings must be well related to an existing group of buildings or,
where this is not possible, a hedgerow or other landscape feature which affords substantial screening. Facilities must also
generally be well related to the existing bridleway network and must not create local traffic problems.
Within the Green Belt, the provision of new development in connection with horse riding will be strictly controlled. Proposals will
only be acceptable where they are essential for the use of the land for horse riding; are small scale; and are designed and sited to
have a minimal effect on the openness of the Green Belt and cause no conflict with the purposes of including land within the
Green Belt.
The development of commercial uses such as riding schools, arenas, stud farms, racing or livery stables will be strictly controlled
in the interests of landscape protection, highway safety and the preservation of the quiet enjoyment of the countryside. Priority
must be given to the re-use of existing buildings and any necessary new buildings must be located adjacent to existing buildings.
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Policy TRAC1. This policy is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to
Question 17 about public rights of way in Part 1 of this document.
Borough Policy TRAC1 - Pedestrian Accessibility
Pedestrian networks will be protected across the Borough and opportunities sought to extend and enhance them. Proposals that
reduce pedestrian connectivity, or fail to optimise it, will be resisted.

TRAC1

Pedestrian connectivity should be a fundamental consideration in a design-led process for new major development and proposals
will be expected to demonstrate this proportionate to the scale of development, including through any Design and Access
Statements. New development should, through its design and layout, encourage walking by providing good quality permeable and
legible routes both through the development, to local services and to the surrounding area. Development should prioritise
pedestrian movement over motorised vehicles in a way that promotes pedestrian safety and convenience.
Accessibility must include the consideration of all potential users, including those with disabilities, to ensure that high standards of
inclusivity are achieved to ensure that all members of society can travel safely and easily.
New development will be expected, where appropriate, to contribute towards creating and enhancing pedestrian routes within and
between town/village centres as well as to other public transport nodes, key services and employment centres.
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Policy TRAC9. This policy is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to
Question 21 about access to the highway in Part 1 of this document.
Borough Policy TRAC9 - Parking Provision
Proposals for new development that generate a demand for car parking space should be accompanied by appropriate evidence
which demonstrates that the level of parking provided will be sufficient. The appropriate level of parking required should be
considered on the basis of the following:

TRAC9

1)

the accessibility of the development;

2)

the type, mix and use of development;

3)

the availability of and opportunities for public transport;

4)

local car ownership levels;

5)

an overall need to reduce the use of high emission vehicles; and

6)

a comparison of the forecast trip generation and resultant accumulation with the proposed parking provision.

New development should incorporate facilities to enable the charging of plug-in or ultra-low emission vehicles. This includes the
provision of communal facilities at employment, retail and community development and for residential on-street parking or parking
courts.
Parking provision must be well designed, safe and accessible, contributing towards a high-quality environment and promoting
active streets. Where feasible, parking areas are encouraged to incorporate sustainable drainage systems.
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PART 4
Selected Planning Policies from the Gloucester, Cheltenham and
Tewkesbury Joint Core Strategy 2011-2031
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From Table 2.1 in Part 2 of this document, the policies from the Joint Core Strategy 2011-2031 most relevant to Deerhurst Parish are arranged below
starting from the left with strategic Policy SP2 that distributes new development among Gloucester City, Cheltenham Borough and Tewkesbury
Borough; and to the Service Centres and Service Villages. At a local level, Policy SD10 distributes new development to other rural areas, which
includes Deerhurst Parish and its settlements. Other JCS policies shown are either mentioned as references in SD10 or are included to explain
principles on which Borough policies are based. Not included are JCS policies (such as SD1) that are mentioned but which should not influence
policies of the Neighbourhood Development Plan.

SP2
Distribution of New
Development
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SD10

SD4

SD6

INF1

INF7

Residential Development

Design Requirements

Landscape

Transport Network

Developer Contributions

SD8

INF2

Historic Environment

Flood Risk Management

SD9

INF3

Biodiversity and
Geodiversity

Green Infrastructure

SD14

INF4

Health and Environmental
Quality

Social and Community
Infrastructure
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Strategic Policy SP2 is included here to show the total number of new homes distributed to Tewkesbury Borough by the Joint Core Strategy (JCS)
and to the two Service Centres and twelves Service Villages. It also introduces Policy SD10 for residential development in the remainder of the rural
area.
JCS Policy SP2 - Distribution of New Development
Selected extracts relevant to Tewkesbury Borough and rural Parishes that are not Service Villages.

SP2

4.

To meet the needs of Tewkesbury Borough, none of which is being met by the urban extensions to Gloucester and
Cheltenham, the JCS will make provision for at least 9,899 new homes. At least 7,445 dwellings will be provided through
existing commitments, development at Tewkesbury town in line with its role as a market town, smaller-scale development
meeting local needs at Rural Service Centres and Service Villages, and sites covered by any Memoranda of Agreement.

5.

Rural service centres and service villages … (listed elsewhere) … will accommodate lower levels of development to be
allocated through the Tewkesbury Borough Plan and Neighbourhood Plans, proportional to their size and function, and also
reflecting their proximity and accessibility to Cheltenham and Gloucester and taking into account the environmental,
economic and social impacts including existing levels of growth over the plan period.
Over the plan period to 2031:

6.

i.

The rural service centres will accommodate in the order of 1860 new homes, and;

ii.

The service villages will accommodate in the order of 880 new homes.

In the remainder of the rural area, Policy SD10 will apply to proposals for residential development.

The disaggregation of 880 new homes to the Service Villages is explained in background paper “Approach to Rural Sites” (February 2015) but the
numbers of homes has been modified significantly in the “Housing” background paper (October 2019). The numbers of houses for each Service
Centre and Service Village are listed in Appendix D.
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Policy SP4 is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to Policy DES1 of
the Borough Plan 2011-2031, which lacks detail.
JCS Policy SD4 - Design Requirements
Where appropriate, proposals for development - which may be required to be accompanied by a masterplan and design brief - will
need to learly demonstrate how the following principles have been incorporated:
i)

Context, Character and Sense of Place;
New development should respond positively to, and respect the character of, the site and its surroundings, enhancing local
distinctiveness, and addressing the urban structure and grain of the locality in terms of street pattern, layout, mass and form.
It should be of a scale, type, density and materials appropriate to the site and its setting. Design should establish a strong
sense of place using streetscapes and buildings to create attractive and comfortable places to live, and having appropriate
regard to the historic environment

SD4

ii)

Legibility and Identity;
New development should create clear and logical layouts that create and contribute to a strong and distinctive identity and
which are easy to understand and navigate. This should be achieved through a well-structured and defined public realm, with
a clear relationship between uses, buildings, routes and spaces, and through the appropriate use of vistas, landmarks and
focal points.

iii) Amenity and space;
New development should enhance comfort, convenience and enjoyment through assessment of the opportunities for light,
privacy and external space, and the avoidance or mitigation of potential disturbances, including visual intrusion, noise, smell
and pollution.
iv) Public realm and landscape;
New development should ensure that the design of landscaped areas, open space and public realm are of high quality,
provide a clear structure and constitute an integral and cohesive element within the design. The contribution of public realm
designs, at all scales, to facilitate the preferential use of sustainable transport modes should be maximised.
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JCS Policy SD4 - Design Requirements (continued)
v)

Safety and security;
New development should be designed to contribute to safe communities including reducing the risk of fire, conflicts between
traffic and cyclists or pedestrians, and the likelihood and fear of crime.

vi) Inclusiveness and adaptability;
New development should provide access for all potential users, including people with disabilities, to buildings, spaces and the
transport network, to ensure the highest standards of inclusive design. Development should also be designed to be adaptable
to changing economic, social and environmental requirements.
vii) Movement and connectivity;

SD4

New development should be designed to integrate, where appropriate, with existing development, and prioritise movement by
sustainable transport modes, both through the application of legible connections to the wider movement network, and
assessment of the hierarchy of transport modes set out in Table SD4a below. It should:
•

Be well integrated with the movement network within and beyond the development itself

•

Provide safe and legible connections to the existing walking, cycling and public transport networks;

•

Ensure accessibility to local services for pedestrians and cyclists and those using public transport

•

Ensure links to green infrastructure;

•

Incorporate, where feasible, facilities for charging plug-in and other ultra-low emission vehicles;

•

Be fully consistent with guidance, including that relating to parking provision, set out in the Manual for Gloucestershire
Streets and other relevant guidance documents in force at the time.

Detailed requirements of masterplans and design briefs, should the Local Planning Authority consider they are required to
accompany proposals, are set out in Table SD4d. These requirements are not exhaustive.
Table SD4a is an assessment hierarchy of transport modes to encouraging walking, cycling and public transport use where possible.

06 June, 2021

FOR CONSULTATION

Page 77 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

Policy SD6 is a listed reference from Question 14 (in Part 1 in this document) about local landscape and visual sensitivity impact in the “Approach to
Rural Sites” or “Housing” background papers.
JCS Policy SD6 - Landscape
1)

Development will seek to protect landscape character for its own intrinsic beauty and for its benefit to economic,
environmental and social well-being;

2)

Proposals will have regard to the local distinctiveness and historic character of the different landscapes in the JCS area,
drawing, as appropriate, upon existing Landscape Character Assessments and the Landscape Character and Sensitivity
Analysis. They will be required to demonstrate how the development will protect or enhance landscape character and avoid
detrimental effects on types, patterns and features which make a significant contribution to the character, history and setting
of a settlement or area;

3)

All applications for development will consider the landscape and visual sensitivity of the area in which they are to be located
or which they may affect. Planning applications will be supported by a Landscape and Visual Impact Assessment where, at
the discretion of the Local Planning Authority, one is required. Proposals for appropriate mitigation and enhancement
measures should also accompany applications.

SD6
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Policy SP8 is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to Question 2
about national historic assets; in Part 1 of this document.
JCS Policy SD8 - Historic Environment

SD8

1)

The built, natural and cultural heritage of Gloucester City, Cheltenham town, Tewkesbury town, smaller historic settlements
and the wider countryside will continue to be valued and promoted for their important contribution to local identity, quality of
life and the economy;

2)

Development should make a positive contribution to local character and distinctiveness, having regard to valued and
distinctive elements of the historic environment;

3)

Designated and undesignated heritage assets and their settings will be conserved and enhanced as appropriate to their
significance, and for their important contribution to local character, distinctiveness and sense of place. Consideration will also
be given to the contribution made by heritage assets to supporting sustainable communities and the local economy.
Development should aim to sustain and enhance the significance of heritage assets and put them to viable uses consistent
with their conservation whilst improving accessibility where appropriate;

4)

Proposals that will secure the future conservation and maintenance of heritage assets and their settings that are at risk
through neglect, decay or other threats will be encouraged Proposals that will bring vacant or derelict heritage assets back
into appropriate use will also be encouraged;

5)

Development proposals at Strategic Allocations must have regard to the findings and recommendations of the JCS Historic
Environment Assessment (or any subsequent revision) demonstrating that the potential impacts on heritage assets and
appropriate mitigation measures have been addressed.

Policy SD9 is a listed reference from Question 11 (in Part 1 in this document) about local wildlife, nature conservation and geological RIGS sites in
the “Approach to Rural Sites” or “Housing” background papers. There is an obvious link to Question 4 about national nature conservation sites (such
as SSSI’s).
06 June, 2021
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JCS Policy SD9 - Biodiversity and Geodiversity
1)

The built, natural and cultural heritage of Gloucester City, Cheltenham town, Tewkesbury town, smaller historic settlements
and the wider countryside will continue to be valued and promoted for their important contribution to local identity, quality of
life and the economy;

2)

This will be achieved by:
Ensuring that European Protected Species and National Protected Species are safeguarded in accordance with the law;

ii)

Conserving and enhancing biodiversity and geodiversity on internationally, nationally and locally designated sites, and
other assets of demonstrable value where these make a contribution to the wider network, thus ensuring that new
development both within and surrounding such sites has no unacceptable adverse impacts;

iii) Encouraging new development to contribute positively to biodiversity and geodiversity whilst linking with wider networks
of green infrastructure. For example, by incorporating habitat features into the design to assist in the creation and
enhancement of wildlife corridors and ecological stepping stones between sites;

SD9

06 June, 2021

i)

iv) Encouraging the creation, restoration and beneficial management of priority landscapes, priority habitats and populations
of priority species. For example, by securing improvements to Strategic Nature Areas (as set out on the Gloucestershire
Nature Map) and Nature Improvement Areas.
3)

Any development that has the potential to have a likely significant effect on an international site will be subject to a Habitats
Regulations Assessment

4)

Within nationally designated sites, development will not be permitted unless it is necessary for appropriate on-site
management measures, and proposals can demonstrate that there will be no adverse impacts on the notified special interest
features of the site

5)

Development within locally-designated sites will not be permitted where it would have an adverse impact on the registered
interest features or criteria for which the site was listed, and harm cannot be avoided or satisfactorily mitigated

6)

Harm to the biodiversity or geodiversity of an undesignated site or asset should be avoided where possible. Where there is a
risk of harm as a consequence of development, this should be mitigated by integrating enhancements into the scheme that
are appropriate to the location and satisfactory to the Local Planning Authority. If harm cannot be mitigated on-site then,
exceptionally, compensatory enhancements off-site may be acceptable.

FOR CONSULTATION
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Policy SP10 is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to Question 22
about integration with existing settlement; in Part 1 of this document.
JCS Policy SD10 - Residential Development
Local Green Spaces will be protected from development unless the development proposed would clearly enhance the area for the
purpose it was designated and is demonstrably supported by the local community. All other forms of development will not be
permitted unless there are very special circumstances where the public benefits of the development proposed would outweigh the
harm that would be caused to the Local Green Space.

SD10

1)

Within the JCS area, new housing will be planned in order to deliver the scale and distribution of housing development set out
in Policies SP1 and SP2

2)

Housing development will be permitted at sites allocated for housing through the development plan, including Strategic
Allocations and allocations in district and neighbourhood plans

3)

On sites that are not allocated, housing development and conversions to dwellings will be permitted on previously-developed
land in the existing built-up areas of Gloucester City, the Principal Urban Area of Cheltenham and Tewkesbury town, rural
service centres and service villages except where otherwise restricted by policies within District plans

4)

Housing development on other sites will only be permitted where:
i)

It is for affordable housing on a rural exception site in accordance with Policy SD12, or;

ii)

It is infilling within the existing built up areas of the City of Gloucester, the Principal Urban Area of Cheltenham or
Tewkesbury Borough’s towns and villages except where otherwise restricted by policies within District plans, or;

iii) It is brought forward through Community Right to Build Orders, or;
iv) There are other specific exceptions/circumstances defined in district or neighbourhood.

06 June, 2021

5)

Proposals involving the sensitive, adaptive re-use of vacant or redundant buildings will be encouraged, subject to the
requirements of other policies including Policies SD1, INF4 and SD8. Proposals that will bring empty housing back into
residential use will also be encouraged.

6)

Residential development should seek to achieve the maximum density compatible with good design, the protection of
heritage assets, local amenity, the character and quality of the local environment, and the safety and convenience of the local
and strategic road network.
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Policy SD14 is a listed reference from Question 10 (in Part 1 in this document) about best and most versatile agricultural land and from Question 23
about compatibility with adjacent land uses in the “Approach to Rural Sites” or “Housing” background papers.
JCS Policy SD14 - Health and Environmental Quality
1)

High-quality development should protect and seek to improve environmental quality. Development should not create or
exacerbate conditions that could impact on human health or cause health inequality.

2)

New development must:
i)

Cause no unacceptable harm to local amenity including the amenity of neighbouring occupants;

ii)

Result in no unacceptable levels of air, noise, water, light or soil pollution or odour, either alone or cumulatively, with
respect to relevant national and EU limit values;

iii) Result in no exposure to unacceptable risk from existing or potential sources of pollution. For example, by avoiding
placing sensitive uses in locations where national or EU limit values are exceeded, or by incorporating acceptable
mitigation measures into development;

SD14

iv) Incorporate, as appropriate, the investigation and remediation of any land contamination within the site;
v)

Ensure that any risks associated with land instability are satisfactorily resolved;

vi) Take into account the quality and versatility of any agricultural land affected by proposals, recognising that the best
agricultural land is a finite resource;
vii) Have regard to any areas of tranquillity that are identified in adopted or emerging District plans and neighbourhood plans;
viii) Avoid any adverse impact from artificial light on intrinsically dark landscapes.
3)

06 June, 2021

Proposals for development at Strategic Allocations, and other development proposals as appropriate, must be accompanied
by a health impact assessment.
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Policy INF1 is a listed reference from Question 21 (in Part 1 in this document) about access to and from public highway in the “Approach to Rural
Sites” or “Housing” background papers.
JCS Policy INF1 - Transport Network
1)

Developers should provide safe and accessible connections to the transport network to enable travel choice for residents and
commuters. All proposals should ensure that:
i)

Safe and efficient access to the highway network is provided for all transport modes;

ii)

Connections are provided, where appropriate, to existing walking, cycling and passenger transport networks and should
be designed to encourage maximum potential use;

iii) All opportunities are identified and taken, where appropriate, to extend and/or modify existing walking, cycling and public
transport networks and links, to ensure that credible travel choices are provided by sustainable modes.

INF1

2)

Planning permission will be granted only where the impact of development is not considered to be severe. Where severe
impacts that are attributable to the development are considered likely, including as a consequence of cumulative impacts,
they must be mitigated to the satisfaction of the Local Planning Authority in consultation with the Highway Authorities and in
line with the Local Transport Plan.

3)

Developers will be required to assess the impact of proposals on the transport network through a Transport Assessment. The
assessment will demonstrate the impact, including cumulative impacts, of the prospective development on:
i)

Congestion on the transport network;

ii)

Travel safety within the zone of influence of the development;

iii) Noise and / or atmospheric pollution within the zone of influence of the development.
4)

06 June, 2021

Where appropriate the Local Planning Authority may require applications to be accompanied by a Travel Plan that has full
regard to the criteria set out in the NPPF.
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Policy INF2 is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there are obvious links to Question 3
about flood zones and Question 25 about watercourses; in Part 1 of this document.
JCS Policy INF2 - Flood Risk Management

INF2

1)

Development proposals must avoid areas at risk of flooding, in accordance with a risk-based sequential approach. Proposals
must not increase the level of risk to the safety of occupiers of a site, the local community or the wider environment either on
the site or elsewhere. For sites of strategic scale, the cumulative impact of the proposed development on flood risk in relation
to existing settlements, communities or allocated sites must be assessed and effectively mitigated.

2)

Minimising the risk of flooding and providing resilience to flooding, taking into account climate change, will be achieved by:
i)

Requiring new development to, where possible, contribute to a reduction in existing flood risk;

ii)

Applying a sequential test for assessment of applications for development giving priority to land in Flood Zone 1, and, if
no suitable land can be found in Flood Zone 1, applying the exception test;

iii) Requiring new development that could cause or exacerbate flooding to be subject to a flood risk assessment which
conforms to national policy and incorporates the latest available updates to modelling and climate change data and
historic data and information and guidance contained in the authorities’ Strategic Flood Risk Assessments and
Supplementary Planning Documents, in order to demonstrate it will be safe, without increasing flood risk elsewhere;
iv) Requiring new development to incorporate suitable Sustainable Drainage Systems (SuDS) where appropriate in the view
of the local authority to manage surface water drainage: to avoid any increase in discharge into the public sewer system;
to ensure that flood risk is not increased on-site or elsewhere; and to protect the quality of the receiving watercourse and
groundwater. Where possible, the authorities will promote the retrofitting of SuDS and encourage development proposals
to reduce the overall flood risk through the design and layout of schemes which enhance natural forms of drainage.
Developers will be required to fully fund such mitigation measures for the expected lifetime of the development including
adequate provision for ongoing maintenance;
v)

06 June, 2021

Working with key partners, including the Environment Agency and Gloucestershire County Council, to ensure that any
risk of flooding from development proposals is appropriately mitigated and the natural environment is protected in all new
development.
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Policy INF3 is a listed reference from Question 13 (in Part 1 in this document) about tree preservation and Question 17 about public rights of way in
the “Approach to Rural Sites” or “Housing” background papers. There is an obvious link to Question 6 about local green space.
JCS Policy INF3 - Green Infrastructure
1)

The green infrastructure network of local and strategic importance will be conserved and enhanced, in order to deliver a
series of multifunctional, linked green corridors across the JCS area by:
i)

Improving the quantity and/or quality of assets;

ii)

Improving linkages between assets in a manner appropriate to the scale of development, and

iii) Designing improvements in a way that supports the cohesive management of green infrastructure;
2)

Development proposals should consider and contribute positively towards green infrastructure, including the wider landscape
context and strategic corridors between major assets and populations. Where new residential development will create, or add
to, a need for publicly accessible green space or outdoor space for sports and recreation, this will be fully met in accordance
with Policy INF4. Development at Strategic Allocations will be required to deliver connectivity through the site, linking urban
areas with the wider rural hinterland.

3)

Existing green infrastructure will be protected in a manner that reflects its contribution to ecosystem services (including
biodiversity, landscape/townscape quality, the historic environment, public access, recreation and play) and the connectivity
of the green infrastructure network. Development proposals that will have an impact on woodlands, hedges and trees will
need to include a justification for why this impact cannot be avoided and should incorporate measures acceptable to the Local
Planning Authority to mitigate the loss. Mitigation should be provided on-site or, where this is not possible, in the immediate
environs of the site.

4.

Where assets are created, retained or replaced within a scheme, they should be properly integrated into the design and
contribute to local character and distinctiveness. Proposals should also make provisions for future maintenance of green
infrastructure.

INF3

06 June, 2021
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Policy INF4 is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but there is an obvious link to Question 18
about mature hedgerows; in Part 1 of this document.
JCS Policy INF4 - Social and Community Infrastructure
1)

Proposals to develop land or buildings currently or previously in use as a community facility will demonstrate, including
evidence of engagement with relevant local community groups and partner organisations, why the facility is no longer
required and, as appropriate, how, when and where suitable local replacement facilities will be provided. Provision of
replacement facilities will have regard to the locational and other relevant elements of this policy

2)

Where new residential development will create, or add to, a need for community facilities, it will be fully met as on-site
provision and/or as a contribution to facilities or services off-site. New or refurbished provision will be of an appropriate type,
standard and size. From an early stage, developers will be expected to engage with the relevant local authorities and
infrastructure providers and, as appropriate, relevant local community groups where they exist, to ensure that new provision
meets the needs of the community that it will serve and is fit for purpose.

3)

Social and community infrastructure should be centrally located to the population it serves and be easily accessible on foot
and by bicycle. It should be located so as to have the potential to be well-served by public transport. Developers should aim
to provide flexible, multifunctional facilities within mixed-use developments, creating shared space which maximises benefits
to the community and minimises land-take. In the case of open space, ‘easily accessible’ means it is located within
reasonable walking distance of the development it serves. New facilities should be accessible to all members of the
community, and be planned and phased in parallel with new development.

INF4

06 June, 2021
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Policy INF7 is not a listed reference from the “Approach to Rural Sites” or “Housing” background papers but serves as a reminder that Community
Infrastructure Levy (CIL) is not paid by a developer building fewer than 10 houses.
JCS Policy INF7 - Developer Contributions

INF7

06 June, 2021

1)

Arrangements for direct implementation or financial contributions towards the provision of infrastructure and services
required as a consequence of development, including its wider cumulative impact, and provision where appropriate for its
maintenance, will be negotiated with developers before the grant of planning permission. Financial contributions will be
sought through the S106 and CIL mechanisms as appropriate

2)

Where, having regard to the on- and/or off-site provision of infrastructure, there is concern relating to the viability of the
development, an independent viability assessment, funded by the developer and in proportion with the scale, nature and/or
context of the proposal, will be required to accompany planning applications. Viability assessments will be undertaken in
accordance with an agreed methodology and published in full prior to determination for all non-policy compliant schemes.
Where necessary the JCS authorities will arrange for them to be independently appraised at the expense of the applicant.
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PART 5
Landscape Protection Zone
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DEFINITION
The Landscape Protection Zone (LPZ), included in the Tewkesbury Borough Local Plan to 2011, is been carried over into Tewkesbury Borough Plan
2011-2031. The extent of the Landscape Protection Zone is described in Part 1 this document. Unlike fourteen other parishes that are partially within
its boundary, Deerhurst Parish is entirely within the Landscape Protection Zone.
In the reasoned justification for Policy LAN2, the Borough Plan 2011-2031 states:
The Landscape Protection Zone seeks to protect, enhance and conserve the riparian landscape of the river valley including the floodplain,
tributaries lined with trees, adjacent hills and areas of visual and ecological importance, such as woodland, orchards, copses, hedgerows, key
wildlife sites, parkland areas and examples of traditional vernacular architecture, all of which contribute to the overall landscape quality and
character of the area.
Many of the natural landscape features within the LPZ are identified as habitats of principal importance under Section 41 of the Natural
Environment and Rural Communities Act (priority habitats). In particular the LPZ contains large areas of coastal and floodplain grazing marsh; a
priority habitat forming part of the Strategic Nature Areas identified on the Gloucestershire Nature Map; in addition to numerous traditional
orchards, lowland meadows and areas of deciduous woodland amongst other priority habitats.
The boundaries of the LPZ are also roughly consistent with the Severn Vale Nature Improvement Area (NIA) adopted by the Gloucestershire Local
Nature Partnership. For the above reasons the Council considers the LPZ to be a valued landscape having regard to Paragraph 170 of the NPPF.
EXTENT
Comparing the boundary of the Severn Vale Nature Improvement Area (NIA) with both the Landscape Protection Zone (LPZ) and Flood Zones 2 and
3, it is clear that the NIA is smaller than Flood Zone 3 within Deerhurst Parish and thus covers probably less than 40% of the Parish. Does this mean
that the remaining 60% part of the LPZ is less important?
NATIONAL POLICY
NPPF 2019 Paragraphs 170 and 171 are parts of Section 15, which is about conserving and enhancing the natural environment. The relevant parts of
these paragraphs are reproduced in full below.
170.

Planning policies and decisions should contribute to and enhance the natural and local environment by:
a)

protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils (in a manner commensurate with their
statutory status or identified quality in the development plan);

b)

recognising the intrinsic character and beauty of the countryside, and the wider benefits from natural capital and ecosystem services –
including the economic and other benefits of the best and most versatile agricultural land, and of trees and woodland;

c)

(not applicable);

06 June, 2021
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d)

minimising impacts on and providing net gains for biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures;

e)

preventing new and existing development from contributing to, being put at unacceptable risk from, or being adversely affected by,
unacceptable levels of soil, air, water or noise pollution or land instability. Development should, wherever possible, help to improve local
environmental conditions such as air and water quality, taking into account relevant information such as river basin management plans;
and

f)

(not applicable).

Plans should: distinguish between the hierarchy of international, national and locally designated sites; allocate land with the least
environmental or amenity value, where consistent with other policies in this Framework (53); take a strategic approach to maintaining and
enhancing networks of habitats and green infrastructure; and plan for the enhancement of natural capital at a catchment or landscape scale
across local authority boundaries.
Where significant development of agricultural land is demonstrated to be necessary; areas of poorer quality land should be preferred to
those of a higher quality.

(53)

LANDSCAPE CHARACTER AREAS
Ridge and Partners LLP defined three new landscape character areas (LCAs) for Deerhurst Parish. Since defined and well documented national and
local landscape character areas are already defined, creating new LCAs is not necessary.
The National Character Area is Severn and Avon Vale (NCA 106), for which the profile is available at:
http://publications.naturalengland.org.uk/file/6268024103370752 (with two mentions of Deerhurst village in its historical context).
An online map showing all the Landscape Character Areas in Gloucestershire is available by selecting the “Various Vales Landscape Characters”
layer from the GCC Policies (Proposals) Map at:
https://www.gloucestershire.gov.uk/planning-and-environment/planning-policy/policies-proposals-map/
Published in 2006, LDA Design produced the “Gloucestershire Landscape Character Assessment”, which provides a detailed description of each
Landscape Character Area (LCA). This can be found at:
https://www.gloucestershire.gov.uk/media/6800/glca_report_severn___other_vales_text_2006-51673.pdf
Also showing the LCA boundaries among a collection of other maps, the appendix to LDA Design report can be found at:
https://www.gloucestershire.gov.uk/media/6799/glca_report_severn___other_vales_figures_2006-51674.pdf
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There are three Landscape Character Areas (LCAs) in Deerhurst Parish:
Code

Landscape Character Area Name

Landscape Type

Area (ha)

SV6B

(part of) Vale of Gloucester

Settled Unwooded Vale

349

SV3C

(part of) The Severn Hams (Gloucester to Tewkesbury South)

Floodplain Farmland

604

SV11G

Apperley Hill

Vale Hillocks

273

Deerhurst Parish

% of LCA
2.87%
24.0%
100%

1225

The Vale of Gloucester is the largest landscape character area in the Severn Vale and lies between the three principal urban areas of Gloucester,
Cheltenham and Tewkesbury. The Severn Hams is the furthest upstream of three floodplain farmland areas, the other two being to the west of
Gloucester.
VALE HILLOCKS
Apperley Hill is the least high and by far the smallest of the seven vale hillocks in the Severn Vale, as listed below.
Code

Vale Hillock Name

Height (m)

Area (ha)

Largest Settlement

Parish Population mid-2019

SV11A

Overton and Barrow Hill

62

482

Arlingham

482

SV11B

Monks' and Hockley Hills

59

599

Elmore

208

SV11C

Lassington and Rodway Hills

57

549

Highnam (Service Village)

SV11D

Woolridge Hill

82

481

Maisemore (Service Village)

511

SV11E

Sandhurst and Norton Hills

90

510

Bishop’s Norton

551 (Norton) *

SV11F

Corse Wood and Barrow Hills

78

561

Hasfield

133

SV11G

Apperley Hill

51

273

Apperley

2093

1000 (Deerhurst) **

* The number of houses and the population of Bishop’s Norton are small parts of the totals for the parish of Norton.
** The settlement of Apperley (based on the original settlement boundary and adjacent houses) contributes 53% of the houses in Deerhurst
Parish. Assuming 50% more occupants per household, the population in the settlement of Apperley would be 63% of the total for the Parish.
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LANDSCAPE AND VISUAL SENSITIVITY SURVEY
While the Landscape Protection Zone (LPZ) applies to Deerhurst Parish as a whole, the “Landscape and Visual Sensitivity Survey” (March 2020)
produced by Toby Jones Associates divides the landscape of the Parish into ten land parcels; excluding much of the Flood Zone (where building
would not be allowed) and the settlement of Apperley (where building already exists). These land parcels extend to field boundaries within the Flood
Zone to ensure that everywhere necessary is covered by the survey. This survey extended the work done in support of the Joint Core Strategy by
Toby Jones Associates. As well as dividing the Parish into smaller zones, each is given a score high, medium or low for both landscape and visual
sensitivities. Much of the Parish is rated as having high sensitivity in both categories.
PLANNING FOR THE FUTURE
While there is much discussion about settlement boundaries and sites for development, the protection of important natural assets has been given
much less attention. In the UK Government White Paper “Planning for the Future” (August 2020, updated February 2021), it is proposed to put all
areas of land into one of three categories: Growth, Renewal and Protected. Growth areas are “suitable for substantial development”, which should not
apply to rural parishes.
Renewal

Areas “suitable for development” that would cover existing built areas where smaller scale development is appropriate. It could include
the gentle densification and infill of residential areas, development in town centres, and development in rural areas that is not
annotated as Growth or Protected areas, such as small sites within or on the edge of villages. There would be a statutory presumption
in favour of development being granted for the uses specified as being suitable in each area. Local authorities could continue to
consider the case for resisting inappropriate development of residential gardens

Protected

Areas that are protected would include sites and areas which, as a result of their particular environmental and/or cultural
characteristics, would justify more stringent development controls to ensure sustainability. This would include areas such as Green
Belt, Areas of Outstanding Natural Beauty (AONBs), Conservation Areas, Local Wildlife Sites, areas of significant flood risk and
important areas of green space. At a smaller scale it can continue to include gardens in line with existing policy in the National Planning
Policy Framework. It would also include areas of open countryside outside of land in Growth or Renewal areas. Some areas would be
defined nationally, others locally on the basis of national policy, but all would be annotated in Local Plan maps and clearly signpost the
relevant development restrictions defined in the National Planning Policy Framework.

While the White Paper is part of a planning consultation, it reminds us of the need for clarity in knowing where development is permitted and where it
is not.

06 June, 2021
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RURAL ASSETS
By listing all rural assets, can an area (or areas) be defined in Deerhurst Parish where land is protected from development?
1.

DRINKING WATER SAFEGUARD ZONE (SURFACE WATER)
On the map (right), the shaded area over most of Deerhurst Parish is part of a drinking water
safeguard zone. This applies to land adjacent to the River Severn and some of its tributaries across
Shropshire, Herefordshire, Worcestershire and Gloucestershire. The areas not included are: to the
north-east, where the land slopes away from the Coombe Hill floodplain; and to the south-west, near
the River Chelt. The report for each zone identifies contaminants such as pesticides.
Part of Safeguard Zone: Severn_SWSGZ2103_Glos Sharpness canal
Drinking Water Safeguard Zones (Surface Water) are catchment areas that influence the water quality
for their respective Drinking Water Protected Area (Surface Water), which are at risk of failing the
drinking water protection objectives. These non-statutory Safeguard Zones are where action to
address water contamination will be targeted, so that extra treatment by water companies can be
avoided. Safeguard Zones are a joint initiative between the Environment Agency and water
companies. Safeguard Zones are one of the main tools for delivering the drinking water protection
objectives of the Water Framework Directive.
[Source: DEFRA MAGiC, Environment Agency]

2.

FLOOD ZONE
On the map (right), the larger area is Flood Zone 2; and the slightly smaller area is Flood Zone 3.
The area of Flood Zone 2 is 579.74 hectares, which is 47.3% of the Parish (1224.69 hectares).
[Source: Parish Online]
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NATURE IMPROVEMENT AREA
On the map (right), the area is the Severn Vale Nature Improvement Area. This is slightly
smaller than Flood Zone 3 and thus reinforces the protection by the Flood Zone but does not
extend the area protected by it.
[Source: Gloucestershire’s Natural Capital]

4.

LONG TERM FLOOD RISK, SURFACE WATER
The map (right) shows the extent of surface water flooding, with Flood Zone 2 superimposed
over it. There are several flows of surface water feeding into the Flood Zone. Most obvious
are flows: north of Deerhurst Walton; north of where the Flood Zone extends beyond the
B4213; north of the Coombe Hill Canal and North Meadow; across the B4213 near Apperley
Hall; along Sawpit Lane; along School Road; along Court Drive; and between Court Drive and
School Road.
While the effects of surface water flooding are important, the areas affected it are difficult to
measure.
[Source: GOV.UK, Environment Agency]
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AGRICULTURAL LAND CLASSIFICATION, GRADE 1
The map (right) shows the extent of Grade 1 agricultural land, with an area of 35.0 hectares. This
explains that houses have already been built on some of the best agricultural in Deerhurst Parish.
[Source: Parish Online, Natural England]

6.

AGRICULTURAL LAND CLASSIFICATION, GRADE 3
The map (right) shows the extent of Grade 3 agricultural land, with an area equal almost to what is
not in Flood Zone 2 (644.95 hectares) less the area of the Grade 1 land (35.0 hectares). The three
small amounts of land are in Grade 4 (poor quality). What is not available for Deerhurst Parish are
extents of the two subgrades 3a and 3b. Best and most versatile agricultural land is defined as Grades
1, 2 and 3a, for which the NPPF (2019) recommends that poorer agricultural land (in Grades 3b, 4
and 5) is used for development instead of the best and most versatile land.
[Source: Parish Online, Natural England]
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COUNTRYSIDE AND ENVIRONMENTAL STEWARDSHIP AGREEMENT MANAGEMENT AREAS
(ENGLAND)
The map (right) shows three types of Countryside and Environmental Stewardship Agreement
between local farms and DEFRA:
Countryside Stewardship (Middle Tier) 
Countryside Stewardship (Higher Tier)
Environmental Stewardship (Entry Level plus Higher Level) 
The total area covered by these agreements 501.3 hectares, which is 40.9% of the Parish. However,
much of this is area within Flood Zone 2. As shown on the map (right), the area that is not in Flood
Zone 2 is estimated as 177.8 hectares, which is 27.5% of the area not in the flood zone.
[Source: Parish Online, DEFRA MAGiC]

8.

WOOD PASTURE AND PARKLAND
The map (right) shows an area of wood pasture and parkland at Apperley Court. It has an area of
16.4 hectares, of which approximately 15% is in the Flood Zone 2; leaving 13.9 hectares not in the
flood zone.
[Source: Parish Online, Natural England]
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WOODLAND AND ORCHARDS
The map (right) shows the various areas of woodland and orchard that are within Deerhurst Parish but
not within Flood Zone 2. All are included in the National Forest Inventory (NFI). Excluding the
woodland previously described around Apperley Court, the area of each type of woodland is:
Woodland or Orchard

Area (ha)

Woodland, broadleaved

8.40

Woodland, mixed mainly broadleaved

6.08

Woodland, mixed mainly conifer

4.67

Woodland, conifer

1.26

Woodland, young trees

2.18

Traditional orchard

8.02

Total

30.61

[Source: Parish Online, DEFRA MAGiC]
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NATIONAL HABITAT NETWORK ALL HABITATS COMBINED
(ENGLAND)
The map (right) is one of several habitat network maps published by
Natural England. It includes some additional habitat information not
included in individual habitat maps but excludes some of the details
found within the individual habitat maps. Any associated habitat that
does not have an individual habitat network map plus all other priority
habitat is shown on the combined map as ‘PHI Other’. Restorable
habitats are not specific as to the type of grassland. Network
Enhancement Zones are not specific to a particular habitat. In
Deerhurst Parish, nine of the 24 possible categories are shown on
this habitat network map.
PHI Other (Priority Habitat Inventories)
Habitat Restoration-Creation
Restorable Habitat
Additional land within SSSIs
Network Enhancement Zone
Network Enhancement Zone 1
Network Enhancement Zone 2
Lowland Meadows
Traditional Orchard
[Source: DEFRA MAGiC, Natural England]
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GREENSPACES
Greenspaces in Deerhurst Parish have been described in Part 1 (Question 6). The map (right) shows
the greenspaces in Deerhurst Parish that are not within Flood Zone 2. Greenspace at Deerhurst
Church and common land at The Coalhouse Inn are not included because they are within the flood
zone. The greenspaces at Apperley are:
Greenspace from Ordnance Survey

Area (ha)

Playing Field

1.47

Playground

0.11

Tennis Court

0.06

Allotments

0.31

Village Green (CRoW 2000)

0.04

Holy Trinity Church (and graveyard)

0.58

Cricket Field

1.30

Total

3.87

[Source: Parish Online, Ordnance Survey]
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EXCLUSION ZONES FOR CONSIDERATION
In addition to its rural assets, there are other areas of Deerhurst Parish where development is either prohibited or would be inadvisable.
12.

NATIONAL GRID GAS PIPELINES
The map (right) shows the routes of the two National Grid gas pipelines (operated by Cadent Gas)
that run from Herbrandston near Milford Haven to Bacton on the Norfolk coast. The older of the two
pipelines was laid in the 1960’s. Both run for a distance of 2.16 km through the Parish; of which
1.67 km and 1.63 km run under land not in Flood Zone 2 (as shown).
For example, if there were an exclusion 50 metres wide (25 metres either side of each pipe), the area
of the exclusion zone would be approximately 16 hectares.
[Advice awaited from National Grid]
[Source: Parish Online, National Gas]

13.

TRAFFIC NOISE FROM A38
Road Noise - Lden - England Round 3
Lden: indicates a 24 hour annual average noise level. Data provided by DEFRA indicates the level of
noise according to the strategic noise mapping of road sources, in this case along major traffic routes.
Noise levels are modelled on a 10m grid at a receptor height of 4m above ground.
Key to noise data (decibels):  65.0-69.9 dB,

60.0-64.9 dB,  55.0-59.9 dB

On the map (right), the noise data is shown over areas not within Flood Zone 2. There is no data
given for roads other than the A38 and A4019.
The distance from the A38 to where the noise level is 60.0 dB is between 50 and 150 metres. The
distance to where the average noise level is 55.0 dB is between 600 and 700 metres but the built area
of Walton Hill is affected up to 900 metres from the A38. The area with an average noise level of at
least 60.0 dB is 25 hectares; to 55.0 dB is a further 74 hectares.
[Source: Parish Online, DEFRA]
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CLH PIPELINE SYSTEM
Near to the eastern boundary of the Parish, through Deerhurst Walton and close to the route of the
A38, there is an underground pipeline operated by CLH Group (now Exolum). Excavation or building
near the pipeline is prohibited, to a distance (either side) indicated on signs marking its route. At other
locations, the pipeline passes through residential gardens.
[Source: markers in Parish]

OTHER ASSETS WITHIN FLOOD ZONE
By adding Flood Zone 2 to most of the preceding maps, the flood zone obscures other assets; such as the scheduled monument at Deerhurst
(village), agricultural land, habitats, green space and open space. All are described and discussion in other parts of this document.
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PART 6
Gloucestershire Wildlife Trust: Proposed Policies for Biodiversity and Greenspace
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GLOUCESTERSHIRE WILDLIFE TRUST
In its report “Ecological Networks and Opportunities for Nature Restoration” to the Deerhurst NDP Steering Group, Gloucestershire Wildlife Trust
(GWT) proposed seven possible planning policies for biodiversity and greenspace.
NATURE RECOVERY NETWORK
[Policy Paper, Nature Recovery Network, GOV.UK]
The Nature Recovery Network (NRN) is a major commitment in the government’s 25 Year Environment Plan. By bringing together partners,
legislation and funding, the natural environment can be restored and enhanced.
The DEFRA policy paper “Nature Recovery Network” explains:
 how DEFRA and Natural England will work with partners to create a national NRN
 what the NRN will achieve
 the roles of the delivery partnership and management group
 how to become a partner
PROPOSED BIODIVERSITY POLICIES
Gloucestershire Wildlife Trust has proposed the following four policies for biodiversity:
(1)

Developments should not be permitted on designated biodiversity sites, core habitat or high priority zones of the Nature Recovery Network.
(National and Local policy references: NPPF Paragraph 170 and 174-175; JCS - SD9; TBP - NAT1).

(2)

Development leading to loss of irreplaceable habitat (e.g. ancient woodland, species-rich grassland) should be refused unless there are wholly
exceptional reasons and a suitable compensation strategy exists. (National and Local policy references: NPPF Paragraph 175c; JCS SD9;
TBP - NAT1).

(3)

Development outside of designated biodiversity sites, core habitat or high priority zones of the Nature Recovery Network, but which could cause
significant direct or indirect harm to them (including further isolating them from the network), should be avoided wherever possible. If
development proceeds, then it should use the mitigation hierarchy to remove or reduce these impacts in accordance with Paragraph 175 of the
National Planning Policy Framework. (National and Local policy references: NPPF Paragraph 175a; JCS SD9; TBP - NAT1).

(4)

All developments should deliver Biodiversity Net Gain that aligns with the most up-to-date version of the Nature Recovery Network, including
both on and off-site works. (National and Local policy references: NPPF Paragraph 170d and 174a; JCS SD9; TBP - NAT1).
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NATURAL GREENSPACE
[GWT Report, Section 4.2]
Natural England’s Accessible Natural Greenspace Standard (ANGSt), recommends that everyone, wherever they live, should have accessible natural
greenspace. The standards define this as:
 At least two hectares in size, no more than 300 metres (five minutes’ walk) from home.
 At least one accessible 20 hectare site within 2 km of home.
 One accessible 100 hectare site within 5 km of home.
 One accessible 500 hectare site within 10 km of home.
 A minimum of one hectare of statutory Local Nature Reserves per thousand population.
It is often assumed that rural parishes will easily meet the ANGSt, but higher levels of private landownership in rural areas can limit access. Deerhurst
has approximately 6 hectares of publicly accessible greenspace. Most households have access to these sites or public rights of way crossing
agricultural land within 300 metres.
TABLE 6.1 - ANALYSIS OF PARISH GREENSPACE
Parish Greenspace Item

Area (hectares)

Notes

Playing Fields, Tennis Court and Play Area

1.64

Tennis court use by players (2 or 4)

Allotments

0.31

Restricted use by allotment holders

Cricket Field

1.30

Restricted use by players and umpires (15)

Holy Trinity Church and Graveyard

0.58

Church and graveyard

Deerhurst Priory including Church

1.98

Includes church, graveyard and private garden

Apperley Village Green

0.04

Common land, CRoW 2000

Parish Landing, near The Coalhouse Inn

0.04

Common land, CRoW 2000

TOTAL

5.89

[Area data from Parish Online]
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APPLICABILITY OF ANGSt (Accessible Natural Greenspace Standards in Towns and Cities)
When Gloucestershire Wildlife Trust introduces Accessible Natural Greenspace Standards (ANGSt) in its report, it omits to mention that ANGSt
applies to towns and cities, whereas the authors are applying it to a rural Parish.
It is generally assumed that rural areas are well provided with publicly accessible greenspace.
The existence of ANGSt assumes that towns and cities require such a standard because they have restricted access to green space, compared to
rural areas. Is this correct? In the previous analysis of recorded green space in Deerhurst Parish (Table 7.1), there are almost the six hectares
mentioned by the Wildlife Trust but, on inspection, much of land has specific uses with restricted access.
If we assume that extensive (51.8 km long) network of Public Rights of Way in Deerhurst Parish are an average of 1.5 metres wide, the total area
they cover is only 7.8 hectares. Although this is not greenspace, it could be compared to the smallest category (an area of two hectares) in the ANGSt
guidance although one must walk much further than 300 metres to take advantage of it. Clearly, there are no large accessible natural greenspaces
within 2 km of most residences in the Parish, so this need is not currently being met (assuming that ANGSt can be applied to a rural Parish).
PROPOSED NATURAL GREENSPACE POLICIES
Gloucestershire Wildlife Trust has proposed the following four policies for natural greenspace:
(1)

On-site Green Infrastructure delivered through developments should not harm local ecological networks and should seek to enhance them
wherever possible.

(2)

On-site Green Infrastructure delivered through developments should be delivered in accordance with Building with Nature Standards. This will
align with policies in the emerging revision of the Tewkesbury Borough Local Plan.

(3)

Adequate provision of accessible natural greenspace, in-line with Natural England’s ANGSt standards should be delivered as part of any major
(ten or more homes) residential development within the Parish.
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NATURAL GREENSPACE NEAR THE SEVERN VALE
In its report, Gloucestershire Wildlife Trust (GWT) argues that provision of a larger accessible natural greenspace in the Severn Vale between
Gloucester and Tewkesbury would be required if significant residential developments are going to take place here. Looking for larger areas of nature
reserves, greenspace or common land in this area, in ascending order of size, the most obvious are list below.
TABLE 6.2 – NATURAL GREENSPACE NEAR THE SEVERN VALE
Greenspace or Common Land

Area, hectares Distance by Road, km, from Apperley

Ashleworth Ham (GWT)

5

8

Golf Centre, Tredington

22.45

7

Tewkesbury Park Golf Course

60.02

8

Severn Ham, Tewkesbury

72.79

8

Coombe Hill Canal and Meadows (GWT)

105

6

Cleeve Hill Common

406.64

20

Common Land, east of Malvern Hills

291.04

24

Malvern Hills

633.19

28

Comment
Liable to Flood

Liable to Flood

[Area data from GWT, Parish Online]
GLOUCESTERSHIRE’S NATURAL CAPITAL MAPPING
Gloucestershire Local Nature Partnership (GLNP) has been commissioned by Gfirst LEP and Local Authorities to develop Nature Recovery Network
and Ecosystem Services maps for Gloucestershire, including modelling of future opportunities.
A selection of maps from the Gloucestershire Natural Capital Mapping project are included in Appendix H of this document.
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FIGURE 6.3 - DESIGNATED SITES AND HABITATS OF VALUE TO WILDLIFE IN DEERHURST PARISH, GLOUCESTERSHIRE
[Source:
Gloucestershire
Centre for
Environmental
Records]
Numbered features
are listed in
Table 6.4 (next
page).
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TABLE 6.4 - NOTABLE HABITATS AND COMMUNITY GREEN SPACE IN DEERHURST PARISH, GLOUCESTERSHIRE
The following table was supplied by Gloucestershire Wildlife Trust with its report “Ecological Networks and Opportunities for Nature Restoration”. It
includes the green spaces from the Ordnance Survey Greenspace Map (listed in Table 6.1) but a few more. All are marked on the previous map
(Figure 6.3). Many other areas (large and small) are marked on the same map but are unnumbered and no further information is provided.
[Source: Gloucestershire Centre for Environmental Records]
No. Name

Type

Status

1 Cobney Meadows

Floodplain
grassland

Priority Habitat

2 River Severn

Open water

3

Haw Bridge Ditch
LWS

Grassland

4 Handkerchief Pool

Open water

5 Small Reserve

Deciduous
woodland

Local Wildlife
Site

Comments

Only recent site for a rare sedge,
True Fox Sedge

Priority Habitat,
GWT reserve
On the PHI as Deciduous
woodland; actually a churchyard/
old Priority grounds with many
mature trees

Area (ha) Source
28.13

Natural England - Priority
Habitats Inventory v2.1 Mar 2019

54.2

Ordnance Survey MasterMap

2.89

Gloucestershire Centre for
Environmental Records

0.58

Ordnance Survey MasterMap

1.2

Natural England - Priority
Habitats Inventory v2.1 Mar 2019

0.74

Natural England - Priority
Habitats Inventory v2.1 Mar 2019

0.31

Google Imagery

St Mary's
6 Churchyard,
Deerhurst

Churchyard

7 Apperley Allotments

Allotments

Apperley Playing
Fields

Amenity
grassland

Community
green space

The Ludlow-Hewitt Memorial
Playing Fields

1.42

Google Imagery

Deerhurst and
9 Apperley School
grounds

Amenity
grassland

Community
green space

Playing field, mown grassland and
landscaping

0.49

Google Imagery

Apperley Cricket
Club pitch

Amenity
grassland

Community
green space

1.23

Google Imagery

8

10
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Type

Status

Comments

Willow Hill, B4213
Apperley

Grassland

Conservation
Road Verge

CRV030: protected for its diversity
of meadow and hedgerow species
(minimum 10 species)

0.12

Gloucestershire County Council
and Gloucestershire Centre for
Environmental Records (GCER)

12 Coombe Hill SSSI

Floodplain
grassland

Priority Habitat,
SSSI, GWT
Reserve

Part of the Coombe Hill GWT
nature reserve

2.01

Natural England - Priority
Habitats Inventory v2.1 Mar 2019

Open water

SSSI, GWT
reserve

Part of the Coombe Hill GWT
nature reserve

1.5

Ordnance Survey MasterMap

11

13

Coombe Hill Canal
SSSI
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PART 7
Settlement Boundaries
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RESIDENTIAL DEVELOPMENT BOUNDARY - APPERLEY
In the Tewkesbury Borough Local Plan to 2011, the built-up area in Apperley was defined by a boundary on a map (Apperley Inset 3). The boundary
is a chain dotted line. Also marked on the map are five “locally important open spaces” previously discussed in Part 1 (Question 7). The whole of the
Parish is designated a Landscape Protection Zone.
FIGURE 7.1 – RESIDENTIAL DEVELOPMENT BOUNDARY
Residential Development Boundary

Locally Important Open Space

Landscape Protection Zone
Known as the Residential Development Boundary, the boundary around the built-up area of
Apperley encloses an area of 15.3783 hectares. In April 2011, this boundary enclosed 196
houses.
In addition to the 196 houses, there were a further three houses either adjacent to the boundary
or adjacent to a house adjacent to the boundary. Otherwise, houses near to the boundary were
separated from it by open space.
Among the 196 houses, there appear to be 11 houses where the boundary does not enclose
the whole of the garden adjacent to the house. When the boundary was drawn, this was clearly
done deliberately but there is no explanation given. In some cases, where the garden is
exceptionally large, the settlement boundary continued the line of an adjacent garden boundary;
to exclude most of the garden from the built-up area. In two cases, the boundary excluded part
of the land associated with the house but enclosed non-residential outbuildings. In several
cases, the boundary cut off small areas of garden; again with no explanation. When considering
planning applications, the whole plot is always shown on the map in the Planning portal. There
are parts of the boundary that included the adjacent road where there were no houses opposite;
and others parts that excluded the road. Consistency appears to be lacking.
Drawing of a revised settlement boundary for Apperley and settlement boundaries elsewhere
should display consistency based on simple principles.
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Since April 2011, the following houses have either been built; or are under construction; or have planning permission; or are likely to receive planning
permission.
TABLE 7.2 - HOUSING DEVELOPMENT IN APPERLEY SINCE APRIL 2011
In the following list, completed houses are listed before those under construction and those expected to be built. In each category, houses within the
Residential Development Boundary (whether infill or not) are listed before houses adjacent to or away from the settlement.
Houses

Address

Relationship to Boundary

Status

3

1-3 Severn Walk

within, on land previously garden of other houses

completed

1

Oak Cottage

within

completed

1-13 Oaklands

adjacent, affordable homes

completed

1

Annexe to Westfield House

adjacent, on land previously garden of another house but
excluded by boundary

completed

1

Bay Tree House

adjacent

completed

1

Belvedere

adjacent to house adjacent to boundary

completed

1

Daffodil Meadow

adjacent to plot with planning permission adjacent to boundary

completed

1

The Barn

away from settlement

completed

1

Low House

away from settlement

completed

1

North west of 5-6 Westview

adjacent

under construction

1

Next to Green Farm

adjacent

under construction

1

Next to The Newtons

within

outline planning permission

1

Next to Westbourne Farm

adjacent

planning permission

1

Next to Court Lodge

away from settlement, adjacent to house adjacent to large
garden of house built adjacent to another large garden
previously excluded by boundary

outline planning permission
sought

13

28

TOTAL
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FIGURE 7.3 - DISTRIBUTION OF HOUSES IN DEERHURST PARISH
The distribution of houses across Deerhurst
Parish is shown (map, right) by drawing outlines
around each house and any garden associated
with it. Shaded areas are coloured as follows:

Inset: Apperley,
see Figure 7.8

Inset: Deerhurst,
see Figure 7.21

Houses in clusters; minimum 2 houses
Houses, Individual
Farm Houses
School; non-residential Public House
The map shows the concentration of housing in
Apperley. Using the residential development
boundary to make comparisons, the number of
houses within the boundary has grown from 26
houses during the Second World War (23% of
the houses in the Parish) to 196 houses in 2011
(almost half of the houses in the Parish).
Comparing Deerhurst with other parishes in
Tewkesbury Borough over the period 1900-2018,
the number of houses in the Parish has been
overtaken by nine other parishes: Southam,
Gotherington, Ashchurch rural, Longford,
Innsworth, Hucclecote, Woodmancote,
Wheatpieces and Northway; while overtaking
two (Ashleworth and Dumbleton) which had a
similar number of houses in 1900.
Comparing Deerhurst with neighbouring smaller
parishes, the rate of growth has been higher
than all but Elmstone Hardwicke, which is partly
explained by the boundary between them been
moved.
06 June, 2021
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In the Tewkesbury Borough Plan 2011-2031, settlement boundaries from the previous Borough Local Plan to 2011 are not defined for Apperley,
Ashleworth, Dumbleton and Gretton. In the “Housing Background Paper” to the Borough Plan, as a general guide, the appropriate amount of growth
of settlements including Apperley for which Policy RES4 applies is 5% or 10 new houses, whichever is the lesser, from the start of the Plan period
(2011).
In the case of Apperley, to the nearest house, growth of 5% is equal to 10 new houses over the Plan period (2011-2031).
There a several obvious problems with this general rule:
(a) how is 5% growth calculated without knowing the original number of houses in April 2011 from within a defined boundary?
(b) how is residential development built within or adjacent to a rural settlement if there is no boundary defining it?
(c) based on the total of 196 houses within the Residential Development Boundary in April 2011, the percentage growth so far into the plan period
far exceeds the general guide. Table 7.2 lists 28 houses by 2021, compared to the five houses that are considered appropriate growth for a
settlement such as Apperley.
With further proposals anticipated, the growth of Apperley compared to the 2011 baseline could be more than six times the appropriate percentage
and, were it to continue, exceed by around 50% the 40 houses calculated using the Service Village disaggregation formula from the “Approach to
Rural Sites” background paper.
One approach would be to use the discarded Residential Development Boundary as the basis for applying Policy RES4. To define the number of
houses at the start of the Plan period, this is straightforward because both the date and the boundary are fixed. However, the Residential
Development Boundary can only be used to define infill while land is still available within it. Building since 2011 and planning proposals to 2021 have
consumed all the infill land, which makes it no longer possible to apply Policy HOU3 from the Borough Local Plan to 2011.
Planning proposals continue to describe land outside the boundary as “infill” whereas it must, by definition, be either adjacent or separate from the
settlement defined by the Residential Development Boundary.
Looking to the future, there are two important questions to ask about any settlement boundary:
(1) if houses have been built adjacent to the boundary, should the boundary be modified to enclose the new houses;
(2) if houses have been built adjacent to both the evolving boundary and another cluster of existing houses, should the boundary be modified to
enclose both the new houses and the cluster; and
(3) should “locally important” gaps be defined between clusters of houses to prevent coalescence?
These are questions that the Neighbourhood Development Plan must answer by creation of its planning policies; for Apperley and any other cluster
with enough houses to be treated as a settlement with a boundary.
Local plans (the JCS and the Borough Plan) refer to “strategic” gaps but these are to prevent the coalescence of larger urban centres (such as
Cheltenham and Gloucester); and should not be confused with “locally important” gaps.
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HISTORICAL MAPS
Historic maps of the Parish settlements reveal how much the
rural character has been affected. The following extracts are
from the Ordnance Survey six-inch series, published in 1924
and based on surveys done in 1921. These can be found at:

Ordnance Survey, published 1924

https://maps.nls.uk/view/102342746
https://maps.nls.uk/view/102342749
FIGURE 7.4 - APPERLEY
The larger map of Apperley (right) covers the same area as the
map showing the Residential Development Boundary
(Figure 7.8). The inlet (below) is from a later map (published in
1954) showing major changes to 1949. Significant are the
houses 1-22 Severn Way, which began the transformation of
Apperley radiating from the junction of Deerhurst Road, Bath
Road (now School Road), Sawpit Lane and Gabb’s Lane (now
Gabb Lane).
Very obvious are the large areas
marked as orchard (with trees in a
regular pattern), most of which have
gone. Apart from roughly two
hundred houses that have been
added since, obviously missing are
the larger wooded areas to the north
and east of Apperley, confirming that
these are relatively young.

OS, published 1954

Several houses from 1921 (when the
survey for the map was done) are
recognisable. Note the original
Village Hall, the Smithy (Smy.), the
Post Office (P.O.) but no School,
which is further south (on Figure 7.7).
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FIGURE 7.5 - WALTON HILL
The map of Walton Hill (immediately right)
shows a similar area to the clustered
settlement defined in Figure 7.20. It is clear
that some houses have been added and
others modified but most are recognisable
one hundred years after the survey for the
map was done in 1921.
The abbreviation L.B. is probably the letter
box.

Ordnance Survey, published 1924

Ordnance Survey, published 1924
FIGURE 7.6 - DEERHURST
The map of Deerhurst village (far right) shows a slightly larger area to the clustered
settlement defined in Figure 7.21.
Much of the settlement is recognisable but several houses have been modified or added
since the survey for the map was done in 1921.
The School, Post Office, Smithy and Vicarage (now the Old Vicarage) are marked. The
abbreviations P and W are probably pump and well.
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FIGURE 7.7 - LOWER APPERLEY
The map of Lower Apperley shows fewer changes since 1921 (when the survey was done) compared with Apperley to the north. Among the most
obvious differences are: the main road (B4213), before it was re-aligned; Wainlode Lane, before the section from The Red Lion was added; and
Green Lane, now a rough track. The shaded area around Apperley Court indicates designed parkland. The cricket field is recognisable but not
labelled despite having been established in 1859. The original School and Sunday School are marked. Many houses shown are recognisable and
others have been modified. Not built yet are: Orchard Park holiday homes (near the Farmers’ Arms); Moores Ground; and perhaps another ten new
houses. By comparison, excluding the holiday homes, ten times as many new houses have been built in Apperley than in Lower Apperley; by doing
so, moving the centre of population.
Ordnance Survey, published 1924
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EXISTING SETTLEMENT BOUNDARY - APPERLEY
Figure 7.3 shows the distribution of houses across the Parish of Deerhurst and identifies the four main clusters of houses are indicated; parts of the
settlements of: Apperley, Deerhurst, Walton Hill and Lower Apperley.
The following map (Figure 7.8) shows Apperley in much more detail, within the inset on the previous map. The existing Residential Development
Boundary from the Tewkesbury Borough Local Plan to 2011 is added to the map. This was shown previously in its original form in Figure 7.1, which
includes the areas defined as “locally important space”.
Shaded areas are coloured in a similar manner to Figure 7.2, as follows:
Houses in clusters; minimum 2 houses
Houses, Individual
Farm Houses
School; non-residential Public House
Residential Development Boundary, 2006-2011
Comparing the clusters of houses (marked
reasons for this:

) with the settlement boundary, it is obvious that the clusters extend beyond the boundary. There are two

(1) the boundary (defined by Tewkesbury Borough) does not to enclose parts of the largest gardens; and
(2) planning permission has been granted for houses adjacent to the settlement boundary, as if anticipating the adoption of Tewkesbury Borough
Plan 2011-2031 and Policy RES4 (other settlements, with no defined boundary).
Twenty-four sites around the edge of the settlement are marked. Each is a recent practical example of how Borough planning policies have been
applied to a rural settlement. All are listed in Table 7.9. The purpose of reviewing these recent examples is to ask if the combination of:
(a) the settlement boundary; and
(b) the Borough planning policies;
has produced clear and consistent planning decisions.
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FIGURE 7.8 - HOUSING AND THE RESIDENTIAL DEVELOPMENT BOUNDARY FOR APPERLEY
1. House in garden; adjacent

24. House; replaced
modern barn

2. Affordable homes, built 2011

23. House; not
included

3. House in garden; adjacent

22. 2 houses; adjacent

4. Part of garden; not included
5. House; adjacent,
permission granted

21. Garden; not
included

6. 2 houses; not included

20. 3 houses in
gardens; infill

7. House; adjacent,
under construction

19. Part of garden;
not included

8. House; infill, application

18. House; not
included

9. Farm house; not included

17. Primary School

10. House; adjacent,
under construction

16. Part of garden;
not included

11. House; adjacent
to adjacent plot with
permission granted

15. Parts of 4 gardens;
not included

12. 3 houses; not included

14. House in
garden; application

13. House; application
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TABLE 7.9 - HOUSING POLICY AND THE RESIDENTIAL DEVELOPMENT BOUNDARY FOR APPERLEY
Starting at the top-left corner of the map, the following dwellings are either adjacent to, within or separated from the Residential Development
Boundary around the settlement of Apperley.
Site

Description on Map

Background

1.

House in garden; adjacent

The house is built on part of a garden not included within the settlement boundary because of
its large area compared to other gardens nearby. Access is along a track to a nearby farm,
which is also a public footpath.

2.

Affordable homes, built 2011

The 13 houses are located on the largest locally important open space marked on the
boundary map but outside the boundary; see Figure 7.1. Priority was given to affordable
homes over open space because the demand for them was generated by the Parish Plan in
2002; intending to provide homes for people with a local connection. Part of the open space
remains behind these houses.

3.

House in garden; adjacent

The house is built on part of a garden not included within the settlement boundary because of
its large area compared to other gardens nearby.

4.

Part of garden; not included

The garden to the rear of the house is not included within the settlement boundary because of
its large area compared to other gardens nearby.

5.

House; adjacent, permission granted

Land between the settlement boundary and the local sewage treatment plant, previously
owned by the Borough. There is planning permission for one house.

6.

2 houses; not included

It is not clear why these two houses were not included within the settlement. The traditional
timber-frame house adjacent to the settlement boundary was previously a farm house. The
second house is adjacent to the first but not to the settlement boundary.

7.

House; adjacent, under construction

The plot on which the house is being constructed was originally agricultural land, outside the
settlement boundary, and later used as an extension to an adjacent garden.

8.

House; infill, application

The plot is the last infill area within the settlement boundary.

9.

Farm house; not included

A farm house is not required to be infill or adjacent to the settlement boundary but, in this case,
it is adjacent to it.
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Description on Map

Background

10.

House; adjacent, under construction

The plot on which the house is being constructed on part of a garden not included within the
settlement boundary because of its large area compared to other gardens nearby. Historic
maps show a building suggesting previous agricultural use.

11.

House; adjacent to adjacent plot with
permission granted

The house is built on land adjacent to a plot for which planning permission had already been
granted because it was adjacent to the settlement boundary. This house has a large garden
that may not have been enclosed by the boundary had

12.

3 houses; not included

The cluster of three houses is not adjacent to the settlement boundary; with two plots and a
road separating from the settlement. However, the two plots between this cluster and the
settlement have been given planning permission; one built, the other under construction. This
raises the question of whether or not these houses should become part of the settlement by
coalescence. Otherwise, should a revised settlement boundary be drawn at the road or to
exclude (as was done with the original) the large garden of plot in Site 11? Can a garden be
made a “locally important space”?

13.

House; application

Planning permission has been sought for a house built on what historical maps indicate would
have been part of a large orchard that has been cleared; much of the remainder becoming
large gardens. Access is along a private road, which is also a public bridleway.

14.

House in garden; application

Planning permission is being sought for a house built in a garden. Access is along a private
road, which is also a public bridleway.

15.

Parts of 4 gardens; not included

Parts of four gardens in a cluster of six houses have not been included within the settlement
boundary. By aligning with the shortest garden, the boundary reduces the length of three other
gardens. The width of two of these gardens is also reduced but it is not clear why this has
been done.

16.

Part of garden; not included

Part of a large garden is not included within the settlement; the length to the boundary is
matched to the garden of the adjacent house.

17.

Primary School

Shown because it is within the settlement boundary but not highlighted (as non-residential) on
the Residential Development Boundary map.
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Site

Description on Map

Background

18.

House; not included

The house is not included within the settlement. Only the entrance to the plot has a common
boundary with the settlement boundary. This and the distance of the house from the boundary
must be reasons for not including this house in the settlement.

19.

Part of garden; not included

Part of a garden has not been included within the settlement boundary. The house with this
garden is between two similar houses that are not aligned. The boundary runs between the
corners of the other two gardens; cutting across the garden between them. As a result, the
truncated garden has a much smaller area within the settlement than the other two; making it
not clear why this was done.

20.

3 houses in gardens; infill

Parts of three adjacent long rear gardens provided a plot for three houses, made possible
because access was possible between two of these gardens. This plot is infill, within the
settlement boundary.

21.

Garden; not included

One house within the largest cluster (59 houses) has a garden much larger than any other. For
this reason, the settlement boundary cuts across the garden, continuing the line of six other
rear gardens.

22.

2 houses; adjacent

Planning permission was given for these two houses despite the plot not being within the
settlement. The plot is adjacent to the boundary was restricted to align with the length of the
settlement on the opposite side of the road and the lengths of gardens of adjacent houses.

23.

House; not included

This house is not included in the settlement because is separated from it. It is one of the only
two houses along this road before Apperley was extended north from its centre. As at the other
end of the settlement, this raises the question whether or not this house should become part of
the settlement by coalescence; if houses were built in the gap reduced by the recent addition
of two houses (Site 22).

24.

House; replaced modern barn

This house is not included in the settlement because is even further separated from it than the
nearest house (Site 23). The house was built on the site of a modern barn, which was replaced
by another barn elsewhere.

Particularly, inconsistencies and situations not foreseen when policies were written would raise concerns. This applies to policies of the National
Planning Policy Framework and to Local Plans (Joint Core Strategy and Borough Plan). If these concerns have a neighbourhood context, they might
be addressed by planning policies in the Neighbourhood Development Plan.
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Eight of these examples (applying to 11 houses in total) are where gardens have been partially enclosed by the settlement boundary. Three of these
gardens are where new houses have been built. Under the Borough Local Plan to 2011, if the boundary was drawn intending to prevent dwellings
from being built in residential gardens, in accordance with NPPF paragraph 70 and Policy HOU3 (infill only), then the existence of garden outside the
same boundary is encouraging the building of houses that are inevitably adjacent to the boundary. This anticipates the adoption of the Borough Plan
2011-2031 and its Policy RES4 (allowing building within and adjacent to other settlements) but also the retention of the boundary, despite its removal
because Policy RES2 (for service villages) does not apply to Apperley.
Policy RES4 without a settlement boundary to define what is infill and what is contiguous (adjacent) development allows planning officers freedom to
define a boundary (not drawn) wherever they wish, which cannot lead to a consistent approach. Site 22 is an example where the boundary was
modified (according the delegated report) to support the building of two houses.
One example (Site 20) is where houses have been built within the settlement (thus as infill) in residential gardens, despite NPPF paragraph 70
requiring policies to resist inappropriate development of residential gardens. There is no guidance on what is appropriate or inappropriate
development. It is clear that some of the above sites previously considered inappropriate must have become appropriate; with no explanation.
Houses (whether existing or new) that are not adjacent to the settlement boundary and the building of new houses in gaps between these houses and
the boundary raise the matter of the settlement expanding by coalescence. On the above map of Apperley, this applies along Deerhurst Road (to the
north) and along Court Drive (to the south-west).
This is not the coalescence of neighbouring settlements (such as Apperley with Deerhurst village) that is prohibited by Policy RES4, clause e). With
no settlement boundary, it would be possible to associate any house not within the boundary of another settlement to the settlement under
consideration; with no limit on distance. Beyond Apperley to the north, the next house has a Deerhurst postal address but is separate from the
settlement of Deerhurst. To the south-west, Court Drive ends at Apperley Court. With no settlement boundary nor policy to define what is meant by
“infill”, it is inevitable that proposals will declare any site between Apperley Court and Low House (Site 24 on the map) as “infill”. This would increase
the length of Apperley, for planning purposes, from 0.75 km to 1.67 km (measured along the road).
The final example (Site 24) raises concerns about the purpose and application of Policies RES7 and RES9 of the Borough Plan. RES9 (replacement
dwellings) does not apply because the building replaced was a barn. RES7 (re-use of rural buildings for residential use) does not apply because a
barn was replaced; not re-used.
Policy RES7 clause 3) states that re-use of an agricultural building is permitted provided that, “The proposal does not result in the requirement for
another building to fulfil the function of the original building to be converted.” In this case, another barn was built elsewhere to replace the barn
replaced by the new house.
This example also raises concerns about the operation Policy RES4 (new housing in other settlements) because the policy allows houses within or
adjacent to a settlement; not separate from it.
The combination of these three planning policies (or their predecessors in the Borough Local Plan) have produced a result that was probably not
foreseen when writing each policy. Such interaction of policies should be considered when drafting planning policies for the Neighbourhood
Development Plan.
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TABLE 7.10 - HOUSING DENSITY - APPERLEY
Within the Residential Development Boundary in April 2011, there were 196 houses with an average density of 13.4 houses per hectare. The area
within the boundary includes the School, roads and some open spaces but excludes parts of the larger gardens.
Drawing individual clusters of houses (as in Figure 7.8) provides some useful information about the density of housing within the settlement
(Apperley).
2011
Cluster Coverage
Deerhurst Road

Houses

2021 (including approvals to build)

Housing Density
houses / hectare

Houses

Housing Density
houses / hectare

4

11.3

5

14.2

12

11.2

26

24.3

1

1.4

2

2.8

21

13.9

21

16.3

School Road

5

9.8

6

11.7

School Road

2

10.9

2

10.9

The Green, Court Drive

3

3.3

5

5.5

Severn Way, Severn Walk, Apperley Park, Sawpit Lane

54

13.4

59

14.6

Apperley Park, even numbers

18

19.9

18

19.9

5

13.6

5

13.6

Sawpit Lane, to New House Farm

13

11.2

13

11.2

Ringers Close, Ringers Garden, Orchard End, Chester Close

53

28.1

53

28.1

School Road

2

2.4

2

2.4

The Green, School Road

6

5.8

6

5.8

Deerhurst Road, Oaklands
Gabb Lane
Westview, School Road, Gabb Lane

Apperley Park

In “Land Use Change Statistics in England: 2017-18” (Ministry of Housing, Communities and Local Government), Map 3 shows the density of area
surrounding new residential addresses (England 2013-18) for Tewkesbury Borough in the range 31-40 addresses per hectare. Table P331 of the
2017 to 2018 residential address change tables, from the same source, has a density of 32 addresses per hectare for new residential addresses in
Tewkesbury Borough on all previously non-developed land.
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TABLE 7.11 - HOUSING DENSITY - TEWKESBURY BOROUGH
Table P232 of a similar archived report (from 2012-2013) shows how densities of new dwellings varied in Tewkesbury Borough over the period 1996
to 2011, on all land (whether previously developed or not).
Density of New Dwellings
Period
Local Authority: Tewkesbury

Dwellings per hectare
1996-1999

2000-2003

2004-2007

2008-2011

27

43

34

37

These housing densities confirm that Apperley has a relatively low density compared to the Borough as whole. Table 7.6 shows that only three
clusters have a housing density approaching the average for the Borough.
The cluster with the highest density in Apperley includes Ringers Close, with many bungalows that would normally reduce the housing density. The
lack of parking spaces in Ringers Close is obviously connected with this relatively high density; and will be a concern when households are expected
to have Electric Vehicle (EV) charging points.
DEFINING A NEW SETTLEMENT BOUNDARY
Whether drawing a new or revised settlement boundary to replace an existing boundary (as in the case of Apperley) or not, or creating a new
settlement boundary (as in the cases of Walton Hill, Deerhurst and Lower Apperley), the final version must take account of the planning policy for
residential development that goes with it.
If the policy is:
(a) “infill”, then the settlement defined the boundary must have areas within it where development is permitted; or
(b) “adjacent” (or contiguous) development, then the settlement boundary may be drawn tightly around an existing group of houses (clusters or
individual houses, including those with planning permission but not yet built); or
(c) “infill” or “adjacent”, then the settlement must (as in (a)) have areas within it where development is permitted.
Policy RES4 of the Borough Plan 2011-2031 is based on (c); “infill” or “adjacent”. The saved policy (in theory still applying) from the Borough Local
Plan to 2011 is based on (a); “infill” only.
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Policy for Adjacent Development
Where the planning policy permits development “adjacent” to the boundary (with or without “infill”), it is usually assumed that there is direct access to
the existing road network. However, if the policy does not restrict development to sites adjacent to the road, it would permit the building of new roads
that would create more sites that were adjacent both the boundary and the road network. If taken literally, a road could be built that encircles the
whole settlement. For a settlement in a rural setting, surrounded by a landscape that is agricultural, protected and visually sensitivity, such an
outcome is unlikely to be intended and needs to be avoided by a suitable combination of a policy and a map. A continuous problem with a policy for
“adjacent” is whether or not the boundary is automatically redrawn each time an adjacent house is added; allowing more houses to be built adjacent
to the adjacent house.
Policy for Infill Development
Where the planning policy permits “infill” within a fixed boundary, the policy is easy to implement while there is land remaining within the boundary. It
has advantage of restricting the amount of development to a strict limit (by area, if not by the number of houses) over the planning period (e.g. the life
of a Neighbourhood Plan). Such a limit will not stop the flow of planning applications. Having an “infill” policy requires a boundary that is larger than
the settlement existing at the start of the planning period but, since the consent route known as PIP (Permission in Principle) was introduced in 2017,
this would have the effect of granting permission to build, subject to the design being approved, anywhere not previously developed within the new
boundary. For this reason, a new settlement boundary will have much greater significance than the original Residential Development Boundary for
Apperley (shown in Figure 7.1).
Locally Important Spaces
Reasons to have locally important spaces, where development is not permitted, is discussed in Part 8.
With a settlement boundary drawn to permit “infill”, it is likely than “locally important spaces” will need to be defined inside the boundary. There are
several examples within the Residential Development Boundary, including The Green in Apperley and the islands at the junctions on Sawpit Lane.
There are other examples along the boundary that have either been sacrificed for new houses or are under threat because either simply they exist as
open space or there is no more “infill” land available.
With a settlement boundary drawn to permit “adjacent” development, the same “locally important spaces” (such as The Green) will be marked for
reference inside the boundary. Other “locally important spaces” will be required outside the boundary to limit adjacent development either around the
boundary perimeter or out from the boundary, most likely alongside a road.
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DRAWING A NEW SETTLEMENT BOUNDARY - PROCESS
Based on the representation of Apperley in Figures 7.2 and 7.3, the following principles might apply to any settlement requiring a boundary to be
drawn:
STEP 1:
(1)

draw an outline around each house isolated from any others;

(2)

draw an outline around each cluster of houses (minimum number two) with boundaries in common;

(3)

include the whole garden with each house, whether individual or in a cluster;

(4)

do not include roads, footways or grass verges within the outlines of each house or cluster;

(5)

draw an outline around any established locally important open spaces;

(6)

draw a settlement boundary around all the individual houses and clusters that have boundaries in common;

(7)

where an unusually large garden has a common boundary with open countryside, consider modifying the settlement boundary (reducing the
area within it) by aligning it with the outline around adjacent gardens;

(8)

define any garden outside the settlement boundary as open space;

STEP 2:
(9)

define the meaning of “adjacent” for applying the policy of building new houses;

(10) define the meaning of “infill” for applying the policy of building new houses;
(11) add any locally important open spaces;
(12) add plots for new houses that are “adjacent” to existing houses or “infill” (whichever applies) and which have direct access to the road network;
STEP 3:
(13) draw the new settlement boundary around all the existing houses, plots for new houses and enclosed open space; and
(14) remove the plots marked during this process, to leave the new housing policy map with the new settlement boundary around the existing
settlement.
The expansion of the settlement largely depends on its original size and shape. The number of new houses could be reduced, to the amount
considered appropriate growth, by defining some of the sites added as important open space.
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SITES ADJACENT OR INFILL TO EXISTING HOUSES
In preparation for drawing a settlement boundary in the example that follows, the following diagrams suggest definitions for what is a site “adjacent” to
an existing house; and what is an “infill” site. This relatively simple exercise shows that it is not straightforward in either case. Any uncertainty about
the definitions of “adjacent” and “infill” will lead to repeated problems with a settlement boundary. In the worst case, the boundary could be modified
with every new house built, resulting in unlimited expansion of the settlement.
FIGURE 7.12 - ADJACENT SITES
In the following diagram, there are four existing houses: single houses 1 and 4; and houses 2 and 3 in a cluster of two. There are two definitely
adjacent sites marked  (with a boundary in common with House 1 and direct access to the road). The sites marked  that are definitely NOT
adjacent: 1 is behind House 1 with no access to the road; 2 is corner-to-corner with House 1 with no access to the road; 3 is adjacent to the
adjacent site but not to the House 1; and 4 would be corner-to-corner with House 1 only if the road were ignored.
The final site marked ? is on the opposite side of the road to House 1, obviously with access to the road. Decisions by the Borough Council imply
that this is adjacent to House 1 despite being separated from it by the road. This must at least depend on the width of the road and cannot be taken
for granted. However “adjacent” is defined, it must address this uncertainty.
Other than Houses 2 and 3 being a cluster (of at least two houses but possibly more), sites that are “adjacent”, not adjacent or uncertain are
determined in the same way as for the individual House 1.
House 4 is another individual house; like House 1. A clear definition of an “adjacent” site is to be preferred but a possible alternative would be to
introduce open spaces to avoid building on sites that are adjacent to another adjacent site; and so on, without limit.
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FIGURE 7.13 - INFILL SITES
In the following diagram, there are four individual houses (1 to 4) and four more houses in two clusters of two each (5-6 and 7-8). One of these
clusters is along a side road, which adds
Between the first two houses (1 and 2), there is a site marked  for one new house, with direct access to the road. This is the most basic form of
“infill”. Remember that Policy HOU3 in the Borough Local Plan to 2011 does not restrict “infill” to this type but to any site within a defined settlement
boundary (such as the Residential Development Boundary for Apperley, in Inset 3).
Applied to an existing settlement, it is a necessary requirement for “infill” that Houses 1 and 2 are both within the settlement. If this is not the case, the
site must be “adjacent” not “infill” and, if repeated, could give rise to the coalescence of neighbouring settlements.
Between House 2 and the next house (3), there is are two sites marked . There are examples of proposals and permissions given where two
houses have been built as “infill” so this must be considered likely in future; whether accepted as “infill” or not in the definition. This principle could be
applied to larger gaps between existing houses, such as between Houses 3 and 4 (of undetermined length).
At some point, there must be a maximum number of new houses allowed in an “infill” gap; above which planning permission is not granted. Both
houses must be within the same settlement but, theoretically if not always in practice, they could be at opposite ends of the settlement, connected by
a road by-passing it. For a particular settlement. there should be a maximum number of houses in an “infill” gap. For settlements like Apperley and
Walton Hill, the limit is likely to be two. A limit of one may be impractical. A higher limit might encourage a rate of growth too high for a settlement of
224 houses to absorb but the amount of growth depends on any new settlement boundary and the number of sites created by it.
Between the two small clusters (5-6 and 7-8), there is only one “infill” site
to the road.

. None of the other three sites

behind the existing houses have access

8
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2
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5
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7

ROAD
LESSONS LEARNED
CAUTION. Defining what is “infill” and what is “adjacent” to existing housing (or a settlement boundary) is more difficult than one might imagine. The
potential to create confusion is a weakness of a planning policy based on “infill” or “adjacent” sites. To emphasise this, sites for adding new houses
are added to a locality (a settlement plus a few isolated houses) with just 12 existing houses.
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NEW SETTLEMENT BOUNDARY - EXAMPLE
The process for drawing a new settlement boundary is tested on the following pages using an example; where each housing plot or open space is
represented by a square. Areas on each map are marked as follows:
Existing house, part of cluster
Existing house, individual
Existing important open space
Road
Surrounding open space
Original settlement boundary
New adjacent plot, with common boundary to an existing house (side of square) and direct access to the road network
Adjacent plot, with common boundary to an existing house (side of square) but no access to a road
Adjacent plot, but only corner-to-corner with an existing house and no access to a road
Plots added to illustrate possible problems of interpreting “adjacent”
New infill plots, in a row (not limited to one plot) with direct access to the road network, and with common boundaries (side of square) to the
existing houses at both ends of the row
New settlement boundary
There are twelve houses on the original map (Figure 7.10). The road network consists of a main road (west to east) through the settlement and minor
roads to the north and south, from offset T-junctions near the centre of the settlement. These roads introduce some irregularity to the layout of the
settlement. No estates (with cul-de-sacs or loops) are added to keep the example relatively simple.
Seven of the twelve existing houses are in clusters (of two or three). The other five houses are isolated but only two are close enough to the three
clusters to be considered part of the original settlement. The other three individual houses are separated from the original settlement. There is one
existing locally important open space, near to the centre.
An original boundary for the settlement is drawn around the clusters and individual houses that are adjacent to each other, with as little of the road
network included. In this case, the open space is excluded from this boundary but, if it were completely surrounded by existing houses, it would have
to be included within the boundary.
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All the remaining areas of the map are open space surrounding the settlement.
Looking to the future in this example, a new settlement boundary is needed; allowing new houses to be built on sites that are either within the
settlement or adjacent to it. The process defined above for drawing a new settlement boundary is followed over the next maps (Figures 7.14 to 7.19).
FIGURE 7.14 - ORIGINAL SETTLEMENT (STEP 1)

There are three existing clusters
(1-2, 3-5 and 8-9); and two
individual houses (6, 7) adjacent to
other house. Three other individual
houses (10-12) are separated from
the others. There is a single open
space (A).
1
2

A

4

5

WEST ROAD
12

11
EAST ROAD

9

8

10
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SOUTH ROAD

The settlement boundary is drawn
as tightly as possible around the
existing houses (both clusters and
individual), excluding the open
space in this example, and
crossing roads only where
necessary to produce one
settlement.

NORTH ROAD

The first step is to define the existing settlement.
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FIGURE 7.15 - POSSIBLE NEW ADJACENT PLOTS (PRELIMINARY STEP 2)

Eight plots (13-20) for new
houses are added where they are
adjacent to an existing house
(along the side of a square) and
adjacent to the road network: 13
next to 1; 14 next to 2; 15 next to
9; 16 next to 8; 17 next to 7; 18
next to 7 (and 6); 19 next to 6; and
20 next to 5.

Other plots (21-34) are added to
illustrate how those that are not
adjacent, according to the policy.
While six plots (21-26) are
adjacent to the boundary of the
existing settlement, they have no
access to the road network.

13

21

1

14

2

33
32

26

25

24

31

A

3

4

5

20

WEST ROAD
12

11

EAST ROAD

15

9

8

28

22

16
10

SOUTH ROAD

16 is also adjacent to 10 because
it fills in the gap between 8 and 10.
Although 10 becomes part of the
settlement by the addition of 16,
another plot to the south is not
adjacent to the original settlement.

27

NORTH ROAD

Plots for new houses are added assuming that the planning policy allows them “adjacent” to existing houses; with a common boundary (side of the
square) with an existing house and with access to the road network.

7

18

6

19

17

29

23

30

34

Six more plots (27-32) are
marked. They are not adjacent
because either they have corner
contact with the boundary or
Plots 33 and 34 are marked because they are adjacent to the road network but not to the settlement boundary. Plot 33 is on the opposite side of
the road to Plot 1 and, if the road is ignored, only corner-to-corner with it. Plot 34 is across the road from Plot 10, which was separate from the original
settlement (although it becomes part of the new settlement).
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FIGURE 7.16 - NEW ADJACENT PLOTS (FINAL STEP 2) AND BOUNDARY

The original settlement had just
one open space (A). Three more
open spaces (B-D) are added to
be part of the enlarged settlement.
In this example, the existing open
space is extended (becoming A-C)
along North Road and another (D)
is added on South Road.

13
1

Both the original settlement
boundary and the new
settlement boundary are
marked on the map.

2

C
B
A

3

4

5

12

15

20

11

EAST ROAD

WEST ROAD
9

7

8
16
10

SOUTH ROAD

In this example, the effects of
adding open spaces C and D are:
to extend the boundary evenly
along North Road and South
Road; and, if the process of
drawing a new boundary dictates
it, to prevent further adjacent
development beyond the open
space. This depends whether new
plots are placed adjacent to
existing houses or to the original
boundary.

14

NORTH ROAD

Plots that were added to the preliminary map (Figure 7.15) to illustrate which had no common boundary (side of square) with existing houses are
removed in the following map.

18

6

19

17
D

The result is a relatively simple new settlement boundary. This is because the gaps between 6 and 7 and between 8 and 10 are small; the new plots
being as much “infill” as adjacent to the existing settlement. Plots 11 and 12 remain separate from the settlement. To prevent them coalescing with
the settlement, open space could be added adjacent to Plots 15 and 20. If the settlement boundary were extended to include these open spaces, then
adjacent plots must be defined as having a common boundary with existing houses; and not with the original boundary.

06 June, 2021

FOR CONSULTATION

Page 134 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

FIGURE 7.17 - NEW SETTLEMENT BOUNDARY, OPTION 1 (STEP 3)

The original settlement, with ten
houses within its boundary and a
single open space (adjacent to the
boundary) has been enlarged to
become a settlement of up to 18
houses and four open space
squares (really an enlarged open
space and a new smaller one).

This example has proved that a
housing policy of “adjacent”
development can be applied only
to the original settlement
boundary; with development
restricted to Plots 13-20 (as shown
in Figures 7.15 and 7.16).

1
2

C
B
A

3

4

5

12

11
EAST ROAD

WEST ROAD
9

7

8

10

SOUTH ROAD

Although the new settlement
boundary has been produced by
adding plots for housing adjacent
to existing houses within the
original settlement, the planning
POLICY that is used with the new
boundary MUST BE “INFILL”.

NORTH ROAD

The final version of the new settlement boundary (Option 1), to be used with the planning policy for new residential building, is shown below. The new
numbered adjacent plots (13-20) have been removed, to leave the land in its original state (open space).

6

D

To allow repeated “adjacent”
development in any one direction
would result in boundless
development in that direction;
unless another measure were
used to limit it.
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FIGURE 7.18 - POSSIBLE NEW INFILL PLOTS (PRELIMINARY STEP 2)

The same open spaces are
added to the settlement; to give
the extended space (A-C) along
North Road and the smaller space
(D) on South Road.
In this example, infill is
permitted on one side of a road
where there is a gap (of any
length) between existing houses,
resulting in eight new plots
(13-20).

If any of the plots added as “infill”
(16-17 and 18-19) should be
designated important open space
instead, it requires a more
complicated rule defining what is
“infill”. Would the settlement end at
the open space and leave Plots 11
and 12 separate from the
settlement? Should all the open
space at the edge of the
settlement be outside the
boundary?

06 June, 2021
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7
SOUTH ROAD

Plots 15 and 20 (shown right) were
new “adjacent” plots marked in
Figure 7.16.

1

NORTH ROAD

Plots for new houses are added assuming that the planning policy allows “infill” between existing houses; with a common boundary (side of the
square) with an existing house and with access to the road network.

14

6

D
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FIGURE 7.19 - NEW SETTLEMENT BOUNDARY, OPTION 2 (STEP 3)

The original settlement, with ten
houses within its boundary and a
single open space (adjacent to the
boundary) has been enlarged to
become a settlement of up to 18
houses and four open space
squares (really an enlarged open
space and a new smaller one).

Without the existing houses (10,
11 and 12), only one “infill” plot
(14, between Houses 6 and 7)
could have be added although
there may be a compelling case to
include Plot 13 (between Houses 8
and 10) because the gap is
suitable for one house.

1
2

Should some
open space be
included here?

C
B
A

3

4

5

WEST ROAD
12

Should some
open space be
included here?

11
EAST ROAD

9

8

10

7
SOUTH ROAD

This version of the new settlement
boundary has been produced by
adding plots as “infill” between
existing houses not only within the
original settlement but also
separated from it (Houses 10-12).
As it was with Figure 7.18, the
planning POLICY that is used with
the new boundary MUST BE
“INFILL”.

NORTH ROAD

The final version of the new settlement boundary (Option 2), to be used with the planning policy for new residential building, is shown below. The new
numbered adjacent plots (13-20) have been removed, to leave the land in its original state (open space).

6

D

Where “infill” has been assumed in large gaps (three plots long, twice in the example), there may be reason to include some open space; to avoid
producing a long settlement with few openings to the surrounding countryside. It isn’t necessary for all the added plots to be occupied by new houses;
in either case (Option 1 in Figure 7.18 or Option 2 in Figure 7.20).
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LESSONS LEARNED FROM THE EXAMPLE
Having attempted to draw two new settlement boundaries; first by adding “adjacent” plots, then by adding “infill” plots; it is very obvious that the
outcomes are different. Adding a combination of “infill” and “adjacent” plots would also be possible, providing yet another outcome. There are too
many are possible outcomes to explain all of them in this background paper.
What becomes clear from drawing a new settlement boundary by using such a process to permit development is that is that the accompanying
housing policy must allow building WITHIN the new boundary. To do otherwise would result in the housing policy being the execution of the process
explained above (over the past ten pages).
It will be important to distinguish between development WITHIN the boundary and “infill” because it is likely to be confused with Policy HOU3 in the
Borough Local Plan to 2011; in which “infill” was allowed within the boundary (Apperley, Inset 3). Once all the land within the defined boundary had
been “infilled”, subsequent planning applications continued to demand more “infill” (because that was the keyword used in the policy).
With all the land within the Residential Development Boundary either built upon or having applications permitted, new applications define as “infill” any
space that is between the boundary and an existing house remote from the settlement. This is not “infill” as defined by Policy HOU3. It is often not
“infill” adding one or two new houses on a small plot of land between existing houses. It must instead be defined as “adjacent” and restricted to being
adjacent to the settlement boundary; assuming that is the policy.
The confusions between different forms of “infill” (between houses, or land within a boundary) and between “infill” and “adjacent” are reasons why the
existing Borough policies produce inconsistent outcomes. Policy HOU3 can no longer work the Residential Development Boundary for Apperley (from
the Borough Local Plan to 2011). Neither Policy HOU3 nor Policy RES4 can possibly work without a defined settlement boundary (as is intended with
the Borough Plan 2011-2031). In practice, a new boundary is being defined (without being recorded) with every application that is being considered
by a planning officer; to determine if the new house will become part of the settlement or (by default) in the Landscape Protection Zone.
Permitting successive “adjacent” developments outwards from a defined settlement boundary results in boundless development; unless another
measure is used to restrict it. Such a restriction might be either open space or a protected zone but experience suggests that these are not always
applied; and thus do not always work. Open spaces are discussed in Part 8.
Unless a policy relying on a settlement boundary is applied strictly, it fails to deliver either the appropriate or a sustainable rate of growth; as much as
anything because, with a boundary to define the original settlement, the growth (as a percentage or number of houses) cannot be calculated.
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SETTLEMENT BOUNDARY - WALTON HILL
After Apperley, the next largest settlement in Deerhurst Parish to consider is Walton Hill. It consists of two clusters of houses and a farm house; as
shown on the map (right).
FIGURE 7.20 - HOUSING CLUSTERS - WALTON HILL

Should large or
extended gardens
be included within
the boundary, or not?

Shaded areas are coloured in a similar manner to Figure 7.2, as
follows:
Houses in clusters; minimum 2 houses
Farm House
Possible settlement boundary

Are these also
extended gardens?

The house clusters are shaded in a similar way to those in
Figure 7.8 for Apperley, to include the large gardens at the rear of
each house.
Each planning application on the Tewkesbury Borough Council
website includes an outline of the plot but this does not include the
whole of a large garden. On the background map (right) from
Ordnance Survey, most large gardens are sub-divided (as if the
extension is an adjacent field). Aerial photographs suggest that
this is often not the case, so care may be required defining the
settlement boundaries; should the boundary include the shorter
version of the garden, or the longer version?
Around Apperley (as in Figure 7.8), most gardens are not subdivided but the settlement boundary (from Apperley, Inset 3)
implied that they were.
A possible settlement boundary (dotted line) for the existing
settlement of Walton Hill is drawn (map, right), including only the
short version of each garden (in the manner of the Residential
Development Boundary for Apperley).
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for two new houses
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NO SETTLEMENT BOUNDARY - DEERHURST
It is unlikely that a settlement boundary for Deerhurst village would serve any purpose. Much of the village is in Flood Zone 3 or Flood Zone 2
although part of it is protected by it flood defences. Much of the village is a Scheduled Monument.
FIGURE 7.21 - HOUSING CLUSTERS - DEERHURST
Shaded areas are coloured in a similar manner to Figure 7.2, as follows:

Deerhurst Church

Houses in clusters; minimum 2 houses
Houses, Individual
Farm Houses
Additional shaded areas are added, as follows:
Scheduled Monument
Flood Zone 3
Flood Zone 2
Gas Pipeline
Neighbouring Parishes
Plots of individual houses could have been drawn with larger gardens, similar to
Apperley (Figure 7.8) and Walton Hill (Figure 7.20). The outline of the Scheduled
Monument appears not to overlap with private gardens, with the exception of The
Priory.
The Scheduled Monument, the risk of flooding (plus the future effects of climate
change), the two working farms and the two National Grid gas pipeline (not shown)
are all reasons not to allow new houses to be built: within the settlement, adjacent
to it or even on land where housing would have a detrimental effect on the setting
of the village. In some cases, new agricultural buildings have been located where
they cannot be seen from Deerhurst Church.
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FIGURE 7.22 - HOUSING CLUSTERS - LOWER APPERLEY
Using postal addresses, Lower Apperley is separated from Apperley roughly by the dotted line marked on the map (below). To the south of Apperley,
beyond the settlement boundary, Moores Ground (with 10 houses) is the largest cluster of houses but no further building is allowed on the same site.
All the other clusters within Apperley addresses have small numbers of houses; much smaller than “other settlements” expected to grow by 5%
according to the Borough Plan 2011-2031.
In Lower Apperley, there are also several small clusters of houses. There are only two groups clusters that might be considered as settlements for
which a boundary could be drawn. Both are marked on the map (below). Some houses have adjoining fields as well as gardens. Compared with
Walton Hill, which includes some long extended gardens, all the houses in Lower Apperley have irregular-shaped gardens. Drawing a settlement
boundary in both cases could be difficult because of the gaps between clusters and the likely need to designate open spaces.
Shaded areas are coloured
in a similar manner to
Figure 7.2, as follows:
Houses in clusters;
minimum 2 houses

Moores Ground:
restricted to 10 houses
by contract/covenant

Orchard Park:
holiday homes

Part of Apperley:
within settlement
boundary

Houses, Individual
Farm Houses
Non-Residential
Additional shaded areas are
added, as follows:
Flood Zone 3
Flood Zone 2
Neighbouring Parish

Lower Apperley (main road):
possible small settlement?

06 June, 2021
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LOOKING FORWARD
Borough Policy RES4 permits new dwellings to be built “within and adjacent to the built-up area of other rural settlements”. The phrase itself highlights
the problems of: (a) not having a boundary to define the built-up area of a settlement; (b) how the word “infill” has been mis-used to justify building
new houses; and (c) “other” rural settlements either having too few services or being too small to support additional new houses.
The previous analysis and examples of how to define a settlement boundary have revealed that there is much more to a settlement boundary than the
drawing of a perimeter around a built-up area.
To summarise:
 Apperley needs a settlement boundary and a housing policy (or policies) to apply with it;
 Walton Hill may benefit from a settlement boundary (possibly using the same policies as Apperley);
 New houses in Deerhurst and Deerhurst Walton should be strongly discouraged unless or until flood defences are enhanced to cope with future
climate change; and
 Lower Apperley is probably too fragmented to have settlements large enough for the policies applied to Apperley to work effectively.
A housing policy is needed for a new house remote from any settlement and, by default, in the Landscape Protection Zone; provided that it will not be
affected by the floods predicted by climate change. This was attempted in the draft prepared by Ridge Consulting. It should be an exception requiring
exceptional justification (and not an accumulation of points).
Defining a new settlement (or built-up area) boundary requires:
 Boundary (in the case of Apperley, identical to or similar to the Residential Development Boundary) and number of houses in April 2011 (to define
original settlement for calculation of growth).
 Boundary and number of houses in (completion of Plan) 2021 (to establish known growth of settlement).
 (Option 1) New boundary allowing for an agreed growth of the settlement from the 2021 boundary, using the process for “adjacent” and/or “infill”
sites defined previously in this Part, with a housing policy allowing new houses WITHIN the boundary. In this case, once the boundary had been
agreed, neither ADJACENT nor INFILL would apply because no new houses would be allowed outside the boundary.
 (Option 2) Use the 2021 boundary with a housing policy allowing new houses ADJACENT to the boundary (to a maximum number of houses)
and/or INFILL to identified existing houses isolated from the settlement. In this case, there would be no land WITHIN the boundary on which to
build.
 Definition of all locally important open spaces within the settlement and adjacent to it; both inside and outside the boundary.
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PART 8
Protection of Locally Important Open and Green Spaces
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LOCALLY IMPORTANT OPEN SPACES
In the Tewkesbury Borough Local Plan to 2011, the only locally important open spaces defined anywhere in Deerhurst Parish are identified by the
map (Apperley Inset 3) defining the settlement boundary for Apperley. Much of the largest open space defined became the site of 13 affordable
homes (Oaklands), leaving very little protected open space within or at the edge of the settlement. There is no conservation area associated with the
nationally-designated Scheduled Monument in Deerhurst village, leaving the Borough Conservation Officer to set any restrictions for buildings granted
planning permission nearby. It is not clear what area around the scheduled monument is considered to be its setting to which such restrictions should
apply. In recent years, new agricultural buildings have been screened by trees to reduce their visual impact on the scheduled monument. If the setting
extended to anywhere from which Deerhurst Church was visible, it would extend over a large area. HERE.
RENEWAL OR PROTECTED?
In its White Paper “Planning for the Future”, the UK Government proposes a planning system to simplify where houses may be built and where
environmental assets are protected. In rural areas, land would be identified as either “Renewal”, suitable for smaller scale development (such as
“gentle densification” and “infill” of residential areas), or “Protected”, where development is restricted to small sites within or on the edge of villages.
Clearly there is a debate to be had about defining rural areas for “Renewal” or “Protection” because these definitions appear to overlap. Although a
planning system based on this principle does not yet exist, it would be useful to have in mind which should to our Parish.
One might have described Policy HOU3 from the Tewkesbury Borough Local Plan to 2011 as “gentle densification” and “infill” of residential areas
while land was available within the Residential Development Boundary. As such, the land within the boundary would have been a “Renewal” area,
while the remainder of the Parish would have been “Protected”.
On the other hand, Policy RES4 of the Tewkesbury Borough Plan 2011-2031 describes development on small sites within or on the edge of
settlements. As such, the whole of the Parish must be a “Protected” area.
The importance of making this distinction is that it can be made clear in the Neighbourhood Development Plan, avoiding having the same debate
about “Renewal” of “Protection” with every new planning application.
ROLE OF LOCAL PLANS
The same White Paper describes Local Plans (which should apply to both Borough and Neighbourhood Plans) as having a clear role and function:
first, to identify land for development and sites that should be protected; and second, to be clear about what development can take place. The
preceding Part 7 of this background paper makes it clear that identifying land for development requires great care to avoid a settlement expanding
uncontrollably. Defining what development is permitted may be simpler but requires a debate about how many new houses may be built over the
period of the Local Plan and appropriate limits on: size and design, housing density and affordable housing.
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The White Paper assumes that identifying sites beforehand in the Local Plan provides a faster route to securing planning permission. What is
proposed is more like the relatively new two-stage planning application, consisting of: (1) permission in principle; and (2) technical details. Identifying
areas where building is permitted may make “permission in principle” automatic; until the land designated for building runs out. Inevitably, more
attention will be paid to whether or not the “technical details” meets the design rules set by the Local Plans.
What happens when the land runs out? Clearly, we have the same problem in 2021 because Policy HOU3 and the accompanying Residential
Development Boundary around Apperley no longer work; and all new planning applications seek to build houses on what was previously assumed to
be protected land.
PROTECTING ENVIRONMENTAL ASSETS
Relevant to Deerhurst Parish, “Planning for the Future” describes “Protected” areas as including Conservation Areas, Local Wildlife Sites, areas of
significant flood risk and important areas of green space. Local authorities are encouraged to continue resisting inappropriate development of
residential gardens about which there appears to have been much confusion and inconsistency making planning decisions.
Although the White Paper is only for consultation, it does provide a some simple guidance about what to consider should be protected, although there
is an underlying confusion between “protected environmental assets” and areas designated as “Protected” for small-scale development.
CONSERVING AND ENHANCING THE NATURAL ENVIRONMENT
In addition to Paragraphs 170 and 171 of the National Planning Policy Framework (NPPF, 2019), which are included in Part 5 of this background
paper, Chapter 15 of the NPPF includes a section on habitats and biodiversity, Paragraphs 174 to 177.
Paragraph 174. To protect and enhance biodiversity and geodiversity, plans should:
(a) identify, map and safeguard components of local wildlife-rich habitats and wider ecological networks, including the hierarchy of
international, national and locally designated sites of importance for biodiversity (56); wildlife corridors and stepping stones that
connect them; and areas identified by national and local partnerships for habitat management, enhancement, restoration or
creation (57); and
(b) promote the conservation, restoration and enhancement of priority habitats, ecological networks and the protection and
recovery of priority species; and identify and pursue opportunities for securing measurable net gains for biodiversity.
Footnote (56), Circular 06/2005 provides further guidance in respect of statutory obligations for biodiversity and geological
conservation and their impact within the planning system
Footnote (57), Where areas that are part of the Nature Recovery Network are identified in plans, it may be appropriate to specify the
types of development that may be suitable within them.
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Paragraph 175. When determining planning applications, local planning authorities should apply the following principles:
(a) if significant harm to biodiversity resulting from a development cannot be avoided (through locating on an alternative site with
less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused;
(b) development on land within or outside a Site of Special Scientific Interest, and which is likely to have an adverse effect on it
(either individually or in combination with other developments), should not normally be permitted. The only exception is where
the benefits of the development in the location proposed clearly outweigh both its likely impact on the features of the site that
make it of special scientific interest, and any broader impacts on the national network of Sites of Special Scientific Interest;
(c) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient woodland and ancient or veteran
trees) should be refused, unless there are wholly exceptional reasons (58) and a suitable compensation strategy exists; and
(d) development whose primary objective is to conserve or enhance biodiversity should be supported; while opportunities to
incorporate biodiversity improvements in and around developments should be encouraged, especially where this can secure
measurable net gains for biodiversity.
Footnote (58), For example, infrastructure projects (including nationally significant infrastructure projects, orders under the Transport
and Works Act and hybrid bills), where the public benefit would clearly outweigh the loss or deterioration of habitat.
Paragraph 176. (not applicable)
Paragraph 177. The presumption in favour of sustainable development does not apply where the plan or project is likely to have a significant effect
on a habitats site (either alone or in combination with other plans or projects), unless an appropriate assessment has concluded that
the plan or project will not adversely affect the integrity of the habitats site.
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DEERHURST PARISH - AREAS FOR PROTECTION
In the following review, from a few square metres to the whole of Deerhurst Parish, areas of the Parish are described that define its rural character
and justify it being protected from inappropriate residential development.
Landscape Protection Zone

Defined in Tewkesbury Borough Local Plan to 2011 and carried over to the Borough Plan 20112031, the Landscape Protection Zone includes parts of 15 parishes along the River Severn but
uniquely the whole of Deerhurst Parish. In the Borough Plan, Policy LAN2 states, “Proposals
causing harm to the Landscape Protection Zone will only be permitted where the benefits from the
development would clearly and demonstrably outweigh the identified harm.” Some planning
applications dismiss the Landscape Protection Zone, justifying this by referring to the distance of the
proposed dwelling from the River and to the “riparian” landscape. While the justification for the
policy applies the broader ecological definition of “riparian”, applications refer to its restricted legal
definition of along the banks of the river. That the map defining the Landscape Protection Zone is in
a separate document undermines the policy. The landscape being protected is not only along the
river and its banks but also includes: the floodplain (amounting to almost half of Deerhurst Parish),
tributaries lined with trees, adjacent hills and areas of visual and ecological importance, such as
woodland, orchards, copses, hedgerows, key wildlife sites and parkland areas. The map clearly
applies the Landscape Protection Zone to the whole of the Parish.
A policy to bolster the Landscape Protection Zone should be an essential part of the Neighbourhood
Development Plan.

Drinking Water Safeguard Zone
(Surface Water)

Safeguard Zones are a joint initiative between the Environment Agency and water companies.
Drinking Water Safeguard Zones (Surface Water) are catchment areas that influence the water
quality for their respective Drinking Water Protected Area (Surface Water), which are at risk of
failing the drinking water protection objectives. These non-statutory Safeguard Zones are where
action to address water contamination will be targeted, so that extra treatment by water companies
can be avoided.
Most of Deerhurst Parish is in a Safeguard Zone that extends from Chester to Gloucester. The only
parts of the Parish not within the Zone are: either side of Hoo Lane, where surface water drains to
the north; and a small area by Wainlode Lane and the River Chelt.
Although the Safeguard Zone is predominantly rural, it does include some urban areas. Water
samples are taken regularly, often near the River Severn.
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In 2014, Toby Jones (Associates) was commissioned by Tewkesbury Borough Council to assess
the landscape around twenty villages or settlements, including Apperley. In March 2020, the original
study around Apperley was extended to the whole of Deerhurst Parish.
For this purpose, the Parish was divided into ten landscape areas, adding four to the original six
around Apperley. Except where field boundaries overlap, land in the flood zone was excluded from
the study. The results of the study is not intended for selecting where new houses should be built
but instead to assess how sensitive the landscape and visual amenity would be to new
development.
Most of the Parish is rated as highly sensitive to aspects of the study. Medium or low sensitivities
apply to some of the smallest landscape areas to the north and east of the centre of Apperley. This
is mainly because the ground is screened either by higher ground or woodland. Much of this land is
used for grazing horses or arable farming; one field is a core open habitat owned by a housebuilder;
and some land is owned by past or current homeowners.

Flood Zones

Flood Zones 2 and 3 cover almost half of Deerhurst Parish. Except where mostly agricultural land
rises gently northwards from the Coombe Hill Reserve, to the north-west and east of Walton Hill,
there is only a small difference between Flood Zone 2 and Flood Zone 3. For the purposes of
planning in built-up areas, they are essentially identical.
The settlements of Deerhurst and Deerhurst Walton are protected by flood defence schemes
supported by the Environment Agency. These were designed to provide protection up to
12.8 metres (Deerhurst) and 13.0 metres (Deerhurst Walton) AOD (above Ordnance Datum).

Predicted Effect of Climate Change on
Flooding

Based on the published climate change allowances for the South West region or Severn Basin (as
appropriate), it can be shown that flooding in future is predicted to be more extensive, to occur more
frequently and be affected to greater depths by the tide in the Severn Estuary. The allowances apply
to rising sea level (relative to the land), river flow rate and rainfall. As a result, the flood zones in
future should cover an even larger proportion (over 60 per cent) of the Parish.
As well as road closures more often along the B4213 to Haw Bridge and along Wainlode Lane,
there are likely to be road closures affecting access to Apperley and Lower Apperley from the A38
along the B4213.
To protect both Deerhurst and Deerhurst Walton from higher river levels, the existing flood defences
would need to be raised.
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Predicted Effect of Climate Change on
Flooding (continued)

Unless a large-scale flood defence scheme (such as a Severn Barrage) is built to protect the Severn
Basin, land currently below 15 metres AOD (above Ordnance Datum) will not be suitable for any
new development. It could be argued that this is optimistic and that, for short periods, Apperley Hill
could be completely surrounded by water.

Landscape Character Areas

The Parish of Deerhurst Parish is within the Severn and Avon Vale National Character Area
(NCA 106). One of seven vale hillocks along the Severn Vale, Apperley Hill is entirely within the
Parish. The low-lying area of the Parish is floodplain farmland, part of The Severn Hams
(Gloucester to Tewkesbury South). The remainder, to the north and east of the Parish is part of the
Vale of Gloucester, which is settled unwooded vale.
In the Gloucestershire Landscape Character Assessment by LDA Design, the part of Section 5.11
about SW11G Apperley Hill is a particularly relevant and well-written description of the landscape
around Apperley.

Best and Most Versatile (BMV) Agricultural
Land

The National Planning Policy Framework (NPPF) states that, if significant development of
agricultural land is proposed, areas of poorer quality land should be preferred to those of a higher
quality. The best agricultural land (Grade 1) in the Parish is the higher ground, with Willow Hill at its
centre; extending west to Court Drive, north to Sawpit Lane and south-east across the B4213.
This area of Grade 1 land coincides with an area of sand and gravel deposits, which extends to the
western edge of Apperley Hill, from Apperley Court to Gabb Lane, overlooking the River Severn.
There is a smaller deposits on higher ground near Red House Farm and a few very small deposits
on small ridges overlooking the River.
Elsewhere, all the agricultural land not in Flood Zone 2 and 3 is classified in Grade 3. There is no
land in Grade 2. Unfortunately, a survey by Natural England was not completed, which would have
distinguished land in Sub-Grade 3a from the poorer quality Sub-Grade 3b. The significance of this is
that land in Sub-Grade 3a is also best and most versatile (BMV) agricultural land, on which
significant development is discouraged.
It is probable that the whole of the southern part of Apperley, to the south of Gabb Lane and Sawpit
Lane, was built on BMV land. It is possible that the northern part of Apperley was also built on BMV
land.
A survey of the land would be required to establish the extent of the Grade 3a agricultural land, to
be able to apply the NPPF.
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Several local farms have Countryside and Environmental Stewardship Agreements with the
Department for Environment, Food and Rural Affairs (DEFRA).
The total area covered by these agreements is 501.3 hectares, which is 40.9% of the area of the
Parish. Of this total area, there are 323.5 hectares within Flood Zone 2. This is 55.9% of the flood
zone area. The remaining 177.8 hectares is not in Flood Zone 2. This is 27.5% of the area not in
Flood Zones 2 or 3 with the Parish.
The remaining area of land not covered by DEFRA Stewardship Agreements and not in Flood
Zones 2 or 3 is 467.6 hectares. This is 38.2% of the area of the Parish. However, much of this area
is in regular use as agricultural land.
Note. Land that is NOT in Flood Zones 2 or 3 is in Flood Zone 1.

Nature Improvement Area

The Severn Vale Nature Improvement Area (NIA) runs from Twyning and Bredon (on the River
Avon) to Sharpness (in the Severn Estuary) and has a total area of 12188 hectares.
The NIA is made up of smaller Strategic Nature Areas, three of which are partly in Deerhurst Parish;
although the three are referred to as Chaceley, Hasfield and The Leigh. The area of the NIA within
the Parish is 394.2 hectares, which is 68.0% of Flood Zone 2 and 32.2% of the area of the Parish.
Along the River Severn and to the west of Apperley Hill, the Nature Improvement Area (NIA) closely
matches the Severn Ham landscape character area and the flood zones. Around Deerhurst
(village), the NIA does not extend as far from the River as the flood zones. To the south of Apperley
Hill and the settlements of Lower Apperley, Walton Hill and Deerhurst Walton, the NIA does not
extend as far from the Coombe Hill Canal as the flood zones. Generally, the Nature Improvement
Area is below the 10 metre contour (above Ordnance Datum).

Site of Special Scientific Interest (SSSI)

There are two connected Sites of Special Scientific Interest within Deerhurst Parish: (1) Coombe Hill
Canal; and (2) Coombe Hill. The Canal forms much of the boundary with Leigh Parish to the south.
The descriptions of the SSSIs refer to two lowland habitats: Broadleaved, Mixed and Yew Woodland
(area 2.46 ha) along the Canal; and Calcareous Grassland (area 13.06 ha) in the North Meadow.
The Coombe Hill SSSI is located in the North Meadow, part of the Coombe Hill Nature Reserve
operated by Gloucestershire Wildlife Trust.
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The impact zones around each Site of Special Scientific Interest (SSSI) are a mapping tool
developed by Natural England to assess the potential risks posed by development proposals to
SSSIs and other conservation or protection areas.
There is no guidance to explain the significance of each zone drawn around the perimeter of each
SSSI. However, from the perimeter of the SSSI: Zone 1 is at 50 metres; Zone 2 is at 200 metres;
Zone 3 is at 500 metres; Zone 4 is at 1 kilometre; Zone 5 is at 2 kilometres; and Zone 6 is at
3 kilometres. Smaller SSSIs have fewer impact zones.
Several more SSSIs have impact zones that intersect with Deerhurst Parish but none has more
impact than the two Coombe Hill SSSIs. These other SSSIs are: Ashleworth Ham, to the southwest; Chaceley Meadow, to the north-west; Turvey’s Piece, to the north; and The Severn Ham,
Tewkesbury, further north. The Wainlode Cliff SSSI is nearby but had no impact. The Natural
England map showing the SSSI impact zones is more complicated where different SSSIs interact.
Parts of Lower Apperley are within Zone 4 around the Coombe Hill SSSIs. Much of Apperley,
Walton Hill and Deerhurst Walton are within, also around the Coombe Hill SSSIs Zone 5. Deerhurst
village is Zone 5 around both Chaceley Meadow and Turvey’s Piece SSSIs.

Nature Recovery Network

Gloucestershire’s Natural Capital mapping website shows the Nature Recovery Network (NRN)
across the County. The NRN will be a national network of wildlife-rich places. DEFRA and Natural
England aim to expand, improve and connect these places across towns, cities and countryside.
The NRN is a major commitment in the UK Government’s 25 Year Environment Plan and part of the
forthcoming Nature Strategy.
See also “Wild Places and Natural Solutions, Our Plans for 2017-2022”, published by
Gloucestershire Wildlife Trust.
The map layer showing the Nature Recovery Network is superimposed on the map of core habitats:
woodland, open (free of tree cover), wetland and traditional orchards; to highlight corridors between
different habitats that help wildlife populations to grow and move.
The Nature Recovery Network has medium or high priority areas across the following four parts of
Deerhurst Parish: (1) along the River Severn from the northern boundary past Deerhurst village to
The Coalhouse Inn; (2) on the floodplain north of Haw Bridge and south of it to Wainlode Hill; (3)
from the Coombe Hill Meadow to Walton Hill and Deerhurst Walton; and (4) from the Coombe Hill
Meadow across Apperley Hill to the River Severn. Each area includes many core habitats.
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Nature Recovery Network (continued)

Habitats in and around the settlement of Apperley are an important part of the network connecting
the Coombe Hill Meadow to the River Severn. The large wetland area (slightly larger than the flood
zones) provides another connection thorough mostly low priority habitats but an opportunity to
create new habitats for wildlife.

Local Wildlife Sites

As part of its study of Deerhurst Parish supporting the Neighbourhood Development Plan,
Gloucestershire Wildlife Trust (GWT) provided a list of six notable habitats; at locations shown on a
separate map.
Tewkesbury Borough Local Plan to 2011 included a list of local nature conservation sites, which are
carried over to the Borough Plan 2011-2031. These sites are also identified on a separate map.
Some of the sites are on both lists or both maps; others on one list or one map. Neither source
provides a complete list. Both include inconsistencies. In all, there are seven local wildlife sites:
Coombe Hill SSSI and Coombe Hill Canal SSSI, parts of the larger Gloucestershire Wildlife Trust
Nature Reserve; Cobney Meadows; Haw Bridge Ditch (grassland); “Small Reserve” on the bank of
the River Severn (between The Coalhouse Inn and Apperley Pools); and Willow Hill B4213 Road
Verge. All but the road verge are within the Severn Valve Nature Improvement Area (NIA), the
Severn Hams (Gloucester to Tewkesbury South) floodplain and Flood Zones 2 and 3.
The Borough Plan lists another site, named “Walton Hill Meadow”. It is described as “an unimproved
neutral meadow exhibiting a very rich flora”. Neither the Wildlife Trust nor the Borough Council can
identify the location. Historic maps refer to “Walton Hill Field” but this consists of three fields, to the
west of the Walton Hill settlement, that are regularly ploughed. If this site existed, it has probably
been lost. While the Borough Plan describes the “Haw Bridge Ditch” as a ditch, the Wildlife Trust
describes it as grassland. Both maps include the grassland identified by GWT.

Core Habitats

With reference to Gloucestershire’s Natural Capital map, there are 46 individual core habitats:
woodland (26), traditional orchard (14) and open (free of tree cover, 6).
Wetland habitats are more difficult to count. There are over one hundred ponds across the Parish,
even more can be found if viewed at higher magnification; several areas of floodplain marsh; and
many interconnecting ditches.
Open water habitats include the River Severn, Coombe Hill Canal, Handkerchief Pool, Apperley
Pools and at least four ponds within the Coombe Hill Nature Reserve (including The Long Pool and
Broad Meer).
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Oddly, many well-established areas of woodland are not marked as habitats on the Natural Capital
map; while some of the orchards may no longer exist (not being shown on OS maps).
The most complete list of habitats may be compiled by viewing all the relevant ArcGIS Open
Dataset maps on the Natural England Open Data or DEFRA Data Services Platform websites.
These datasets include: Priority Habitat Inventory (Central) (England); Traditional Orchards HAP
(Provisional) (England); and Wood Pasture and Parkland (England).
Some habitats appear in more than one dataset.

National Forest Inventory

Areas of woodland not included in the Natural England or DEFRA datasets can be found on the
similar Forestry Commission Open Data website. The latest available dataset is the National Forest
Inventory Woodland England 2018.
Habitats and woodland areas from the Natural England, DEFRA and Forestry Commission Open
Data websites may be viewed together using DEFRA MAGiC or Parish Online (map websites).

Tree Preservation Orders

There are just two tree preservation orders issued by Tewkesbury Borough Council for Deerhurst
Parish: (1) by the pavilion at Apperley Cricket Club; and (2) by The Green, Apperley.

Great Crested Newts eDNA Pond Surveys
for District Level Licensing

Four ponds in Deerhurst Parish are identified as habitats for great crested newts (Triturus cristatus),
at: (1) Deerhurst village; (2) Gabb Lane; (3) Walton Hill; and (4) Greyhill Farm.
Four locations within the Parish are shown on the Natural England Open Data website although
they are not necessarily at ponds.

Local Greenspaces

The Greenspace layer in the online OS Maps (from the Ordnance Survey) identifies local
greenspaces for leisure and recreation. These are described as: religious grounds and cemeteries
(Deerhurst Priory and Holy Trinity Church); access land (Apperley Green and Parish Landing);
playing fields (by Apperley Village Hall and at Apperley Cricket Club); sports (Tennis Court); play
space; and allotments.
Greenspaces in several parishes other than Deerhurst are not listed in Tewkesbury Borough Plan
2011-2031; instead only a short list of relatively small grassed open spaces are listed. In its report to
the NDP Steering Group, Gloucestershire Wildlife Trust points out how little greenspace there is in
Deerhurst Parish.
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Monument Number: 37615. Listed Building Grade 1, Early Medieval monastery, Medieval priory and
Post Medieval to Modern Anglican parish church known as the Church of Saint Mary, Deerhurst.
The reasons for the Scheduled Monument at Deerhurst village being designated are available to
read at: https://historicengland.org.uk/listing/the-list/list-entry/1018632

Surrounding Area, adjacent to Scheduled
Monument

The area defined as the Scheduled Monument includes fields and verges adjacent to the Parish
Church of St. Mary, the Priory Farmhouse and Odda’s Chapel; all three Grade 1 Listed Buildings.
A number of features are excluded from the scheduling; these are St Mary's Church and the Priory
Farmhouse, all telegraph poles, modern field boundaries, all gates and stiles, water troughs and the
platforms on which they stand, outbuildings and garden features and all road and path surfaces; the
ground beneath all these features is, however, included. The property known as the “Laurels” is
completely excluded from the scheduling. The churchyard is not included in the scheduling, as it is
still used for burials.
”Laurels” and its garden is enclosed by the Scheduled Monument. The remaining houses in the
settlement are also excluded from the scheduling; their gardens sharing boundaries with the
Scheduled Monument.
Almost all the Scheduled Monument is within Flood Zone 3, which provides some protection against
development. The flood defence berm encloses much of the Scheduled Monument. It is designed to
protect the settlement from a flood more severe that the Gloucestershire Flood in 2007; with a
margin of safety.
Looking to the future, the flood defence scheme should be improved to allow for the southern part of
the British Isles sinking (post-glacial rebound) and the rise in sea level (global warning). Whether
this should be done locally or regionally, to protect the Severn Vale as a whole, remains to be seen.
There is no Conservation Area defined around the Scheduled Monument at Deerhurst.
Views of the Parish Church and Odda’s Chapel from the banks of the River Severn across the
floodplain are conserved because of the flood zone. Views of the settlement and Scheduled
Monument from higher ground are conserved while the fields are used for agriculture: from Barrow
Hill and road from Apperley (to the south-west); from the ridge (Rayer’s Hill) and Park Farm (to the
north-east); and from the road and footpaths (to the south-east). Approaching Deerhurst along the
road from Grove Barn, the Church has the Malvern Hills as a background.
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Deerhurst Church can also be seen at the distance from higher ground along parts of the B4213
(height 24 metres AOD) and the A38 (height 30 metres AOD).
Should a Conservation Area be defined to preserve these views?

Listed Buildings

Historic England has 35 entries for listed buildings in Deerhurst Parish.
Entries include 23 residential addresses: 13, Court Drive; 14 and 15, Court Drive; 20, School Road;
24, Lower Apperley; Abbot's Court; Apperley Court; Apperley Hall; Apperley House; Cassey
Cottage; Elfstone Hollow; Former Sunday School, by Methodist Chapel; Green Farmhouse; Manor
Farmhouse; Notcliffe House; Oak House; Ringer's Cottage; The Minstrels; The Old Farmhouse; The
Priory Farmhouse; Upper Farm Farmhouse; Wightfield Manor; and Yew Tree Farmhouse.
The outbuilding of Ringer's Cottage is listed separately.
There are five entries for agricultural buildings: Barn and Stable, Abbot's Court Farm; Barn and
Stables, Manor Farm; Barn, Cooks Green Farm; Barn, Yew Tree Farm; and Dovecote and Cider
House, (Walton) Grange Farm.
There are entries for Odda’s Chapel, The Church of St. Mary in Deerhurst, the Strickland
Mausoleum and a total of nine monuments, all in the Churchyard at Deerhurst.
Odda’s Chapel, The Church of St. Mary and The Priory Farmhouse are Grade 1 list buildings.
Whitefield Manor is a Grade 2* listed building. All the other buildings and items are Grade 2 listed.
Unlike the monuments in Deerhurst, the war memorial in Apperley is not a listed building. Listing
would provide protection against alteration and demolition. There is no legal protection for a war
memorial provided by planning regulations.
Are there any more buildings in the Parish that should be listed?

Impact of Development on Listed Buildings

When considering proposals for development which affects a listed building or its setting, special
regard must be given to the desirability of preserving the building or its setting or any features of
special architectural or historic interest which it possesses. The same would apply to a scheduled
monument or any other heritage asset.
Although proposals that are within 50 metres of a listed building are identified by Tewkesbury
Borough Council, the distance has no significance when considering what harm might be done to
the listed building or its setting.
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National Grid has been asked if there is a standard minimum distance from a gas pipeline to any
new development; creating an exclusion zone on either side of the pipeline. There are two pipeline
crossing the Parish from west to east, passing to the south of Deerhurst village.
No useful reply has been received.
Published guidelines from Cadent Gas are to advise third parties (farmers, local authorities, etc.)
how to work safely in the vicinity of National Gas high pressure gas pipelines and associated
installations. No mechanical excavation is permitted within 3.0 metres either side of the pipeline,
after being located and marked by National Grid staff.
Minimum distances (in metres) are given for seeking advice from National Grid before undertaking a
list of activities BUT these do not include building houses: Piling, 15 m; Surface Mineral Extraction
or Landfilling, 100 m; Demolition, 150 m; Blasting, 250 m; Deep Mining, 1000 m; and Wind Turbine,
not permitted within 1.5 times the turbine height.
In the absence of specific advice, we might assume an exclusion zone 100 metres either side of the
gas pipeline.

Exclusion Zone adjacent to CLH-PS
Pipeline

Constructing the flood defence berm at Deerhurst Walton provides recent experience of working
near the CLH-PS pipeline that runs parallel to the A38. Minimum distances are set by notices above
the pipeline.

Public Rights of Way

There are sections of two long-distance routes passing through Deerhurst Parish: the Severn Way
(footpath); and the Sabrina Way (bridleway). The Severn Way runs along the flood berm on the east
bank of the River Severn. The Sabrina Way runs along roads and bridleways from the Haw Bridge
to where Hoo Lane meets the A38. The longest section is mostly bridleway from Handkerchief Pool
to Odda’s Chapel; along the floodplain. Both routes are liable to flood. The bridleways along the
Sabrina Way take much longer to recover after flooding than the Severn Way, so there are
alternative routes by road through Apperley.
There are 88 numbered public rights of way (footpaths and bridleways) in Deerhurst Parish, with a
total length of 51.8 kilometres (32.2 miles a total). Of the total length, 70% is footpath and 30%
bridleway. Around 47% of the total length is liable to flood, leaving 53% not directly affected but
some accessible only from one end.
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Many footpaths and bridleways run across or along the edges of fields; others run along tracks,
between hedges or through woodland; and a few along roads. To maintain access to the A38 when
it was upgraded to a dual carriageway along its current embankment, two flight of stairs were
added: one concrete (in good condition, if kept clear), the other wooden (overgrown, poorly
maintained).
Although some wooden stiles have been replaced by metal pedestrian or kissing gates and some
wooden bridle gates have been replaced by metal bridle gates, improvement has been a slow
process. Particularly in areas liable to flood, this leaves wooden stiles, gates and several bridges
vulnerable to becoming rotten and unusable.
Many stiles, gates, bridges and flights of steps are regularly overgrown by hedges or bushes;
making access more difficult and sometimes impossible.
Several public rights of way are either temporarily, regularly or permanently blocked. Fewer routes
through crops are cleared than previously. Several routes have been modified without approval or
modifications made to the Definitive Map. Referring particularly to footpaths marked on historic
maps but also to current routes, there are several obvious errors on the Definitive Map, which
should be corrected. Particularly with the “cut off” date (1 January, 2026) by which to claim historic
rights of way, it must be appropriate to correct any errors in the Parish rights of way network.
Several public rights of way pass through residential gardens. Two have been modified (ADE50, at
Apperley Court, ADE62 at Well’s Farm) but others remain.
Comparing historic maps with their modern equivalents, it is clear that several footpaths around
Apperley have been lost to make way for houses but, across what is now the Playing Field, two
footpaths were re-routed.
Within the built-up area of Apperley, there are just seven points giving access to the public rights of
way (PRoW) network: along footpaths ADE31, ADE36, ADE41, ADE45, ADE55, ADE57 and
ADE59. More access is gained by walking at least 800 metres (0.5 miles) along local roads from
Apperley: south along School Road, south-west along Court Drive (a road used as a bridleway),
north-west along Gabb Lane and north along Deerhurst Road.
Comparing other settlements with Apperley: there is similar access to footpaths from Deerhurst; and
much less access from Deerhurst Walton and Walton Hill. In Lower Apperley, most footpaths and
bridleways start from the main road (B4213) with no footway to protect pedestrians but, in a few
cases, a wide grass verge.
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Coombe Hill Nature Reserve (including the SSSI) is accessible along either the bridleway (ADE65)
along the north bank of the Coombe Hill Canal or the footpaths (ADE61, ADE62 and ADE63) across
the fields from Lower Apperley. The bridleway runs between Wainlode Lane (at its western end) and
the car park at The Wharf, Coombe Hill (at its eastern end). There are another two routes to the
Canal from Lower Apperley, using bridleway ADE66 and footpaths ADE60 and ADE64.
Access to the Nature Reserve is not possible during floods and difficult until the bridleways and
footpath have recovered from being underwater.

Impact on Access to Open Space

Since the steady expansion of the built-up area of Apperley began with the building of houses along
Deerhurst Road (Severn Way), so far increasing the number of houses eight-fold, it is clear that
direct access to open space from the largest settlement has been reduced. Elsewhere, the network
of footpaths and bridleway has been retained although, in some places, it hasn’t been well
maintained. Compared to other parts of the Parish, Deerhurst Walton and Walton Hill have fewer
public rights of way and thus is not as well connected. In most cases, pedestrians and horse-riders
in Lower Apperley must use the main road (B4213) to gain access to open space.
Further densification of Apperley could result in a completely urban streetscape from one end
(Apperley Court or Moores Ground) to the other (Lowhouse). Not only access to open space but
views of open space would be adversely affected. Continued ribbon development would benefit
households with views across the Severn Vale or Vale of Gloucester but, for other local residents,
remove views from high ground currently one of the benefits of living in this rural location. Unless
steps are taken to avoid it, more footpaths, bridleways and views will be lost. Ultimately, Apperley
could become an urban settlement surrounded by countryside, instead of a rural settlement in the
countryside.

Fields with Public Rights of Way

To preserve public rights of way and access to open spaces near settlements, fields crossed by
footpaths (or bridleways) could be designated as locally important open spaces. In most cases, this
would involve some of the best and most vulnerable agricultural land.

Preserving Views from High Ground

To preserve views from high ground, particularly from local roads, existing gaps could also be
preserved by being designated as locally important open spaces. In some cases, this could involve
land bought to re-sell for future development.
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OPEN SPACE AROUND APPERLEY
In Part 7 about settlement boundaries, Figure 7.8 shows the current settlement of Apperley and the Residential Development Boundary from the
Borough Local Plan to 2011. To show open spaces around the same settlement requires a larger map. To this end, the settlement (as housing
clusters) is shown on the same scale over the next two pages; in Figures 8.1 and Figure 8.2. The two maps, in turn showing the northern and
southern parts of Apperley, overlap at the centre of the settlement.
As previously with Figure 7.8, the maps are annotated around the edge. In this case, open spaces close to the boundary of the settlement are
identified. Some open spaces are within the built-up area. These include large gardens and small grassed areas. The Primary School is also
highlighted. Mostly fields around the settlement are identified by their current use, such as grazing and arable farming. Many fields have footpaths or
bridleways (public rights of way) across them, or along their boundaries.
The best quality agricultural land (in Grade 1) is marked on the map, which shows clearly how some of this land has been lost to development; long
before the National Planning Policy Framework (NPPF) was first introduced. Also marked to the north and south of the settlement are areas of
agricultural land with current DEFRA Countryside or Environmental Stewardship Agreements.
Table 8.3 (following the maps, Figures 8.1 and 8.2) lists all the numbered labelled areas and provides a brief description of each one in turn.
Other than knowing that almost all the remaining land not in Flood Zone 2 is in Grade 3, there is no data available from Natural England (or any other
source) to be able to identify the better Sub-grade 3a (good quality) agricultural land on these maps. At the same scale as Figures 8.1 and 8.2, and
covering a similar area to Figure 8.2 (Apperley - South), the local superficial deposits of sand and gravel are shown; superimposed again with the
area of Grade 1 agricultural land.
The alignment of the best (Grade 1) agricultural land with the deposit of the Spring Hill Member - Sand and Gravel suggests a causal link between
them. Other areas of Grade 1 agricultural land along the Severn Vale (such as at Hasfield, Ashleworth at Highnam) coincide with other deposits of
sand and gravel. Much of the area of poor quality (Grade 4) agricultural land is on the floodplain and does not coincide with deposits of sand and
gravel. It is probable than the area of Apperley to the west of the best (Grade 1) agricultural land is in Sub-grade 3a (good quality), rather than Subgrade 3b (moderate quality). Sub-grade 3b is not best and most versatile agricultural land. The lack of detail on the Agricultural Land Classification
map may be a result of the survey being incomplete, as advised by Natural England. Only a survey of the land will resolve this doubt.
All the green spaces within the scope of these maps are identified. Areas of woodland, orchard or open habitat close to the settlement boundary are
labelled. None further from the built-up area are accessible and thus suitable for new development. The few locally important open spaces from the
Borough Plan 2011-2031 are labelled.
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FIGURE 8.1 - OPEN SPACE AROUND APPERLEY (1 of 2 - North)
1: Grazing

DEFRA Stewardship Land

2: Grazing, PRoW
Grazing, PRoW :11

3: Oaklands, buffer

Woodland :12
4: Grazing

Fields :13
Garden (large) :14
Arable, PRoW :15

5: Grazing, PRoW

Open Habitat :16

6: Sewage Works

Allotments :17

7: Gardens (large)

Playing Field, PRoW :18

8: Grazing, PRoW

Tennis Court :19
Playground :20

9: Verges

Grazing :21
10: Grazing
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FIGURE 8.2 - OPEN SPACE AROUND APPERLEY (2 of 2 - South)
10: Grazing

Primary School :33

23: Farm Buildings

Grazing :21

24: Grazing, PRoW

Woodland :34

25: Horse-riding

Grazing, PRoW :35

26: Grazing

Gardens (large) :36

27: Gardens (large)

Protected Trees :37
Village Green :38

28: Grazing

Gardens (large) :39

29: Garden (large)

Woodland :40

30: Grazing

Orchard, PRoW :41
Graveyard :42
Grazing, PRoW :43
31: Grazing, PRoW

Field, PRoW :44

32: Cricket Ground

DEFRA Stewardship Land

22: Best Agricultural Land - Grade 1
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TABLE 8.3 - OPEN SPACE AROUND APPERLEY
In the following table, each open space marked on the previous two maps of Apperley its rural surroundings
Site

Label

Location

Description

1

Grazing

West of Deerhurst Road

Grazing cattle or horses

2

Grazing, PRoW

Part of Starnhall (farm)

Grazing sheep

3

Oaklands, buffer

Behind 1-13 Oaklands

Buffer zone between affordable houses and field behind, remnant
of locally important open space in Borough Local Plan to 2011

4

Grazing

Behind Oaklands and Oak
House

Grazing horses?

5

Grazing, PRoW

Gabb Lane

Grazing horses; partly planted with trees; crossed by public
footpath

6

Sewage Works

Gabb Lane

Local utility for parts of Apperley and Lower Apperley; receives
sewage from houses on high ground in Apperley or via two
pumping stations from houses on lower ground

7

Gardens (large)

Gabb Lane

Large residential garden of Westbourne Farm, partially excluded
from settlement boundary; site of house with planning permission;

8

Grazing, PRoW

Gabb Lane, between Tanners
View and Cowshill Cottage

Grazing sheep; Grazing cattle or horses crossed by public footpath

9

Verges

Sawpit Lane, Apperley Park and
Ringers Close

Miscellaneous grass verges maintained by contractors for Borough
Council and Parish Council; also Bromford (housing association)

10

Grazing

To west and south of Westview

Grazing cattle, horses or sheep

11

Grazing, PRoW

Barrow Hill and adjacent field by
Deerhurst Road

Grazing cattle, sometimes arable; crossed by public footpaths;
high ground with views of Deerhurst village; part of landscape
setting around scheduled monument

12

Woodland

Deerhurst Road, Apperley

Plantation between Deerhurst Road, footpath ADE31 and
Jennings Hill (site of Low House)
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Site

Label

Location

Description

13

Fields

Deerhurst Road, Apperley

Two separate plots of grassed land partly used for house building;
one previously used for farming, adjacent to Low House; the other
between Belvedere and Malvern House; filling these will coalesce
previously isolated houses with settlement and block public views
of Cotswolds from Apperley

14

Garden (large)

Apperley Park

Large residential garden of Orchard Lodge

15

Arable, PRoW

North of Playing Field and
Wightfield Manor

Arable crops grown by Priory Farm; crossed by two public
footpaths

16

Open Habitat

North of Apperley Park

Unused land owned by house builder; site has poor access from
local roads; past planning applications withdrawn; open habitat in
survey by Gloucestershire Wildlife Trust

17

Allotments

Playing Field

Plots let by Parish Council, used by local residents (for a fee)

18

Playing Field, PRoW

Sawpit Lane

Ludlow-Hewitt Memorial Playing Fields; football pitch, small BMX
track, maintained by Deerhurst Playing Fields Association, for
public use; crossed by two public footpaths

19

Tennis Court

Playing Field, Sawpit Lane

Organised by Tennis Club, part of Deerhurst Playing Fields
Association; public use (for a fee)

20

Playground

Playing Field, Sawpit Lane

Maintained by Deerhurst Playing Fields Association

21

Grazing

New House Farm stud

Grazing horses

22

Best Agricultural Land - Grade 1

To south and east of centre of
Apperley

Highest ground in Apperley, with Spring Hill sand and gravel
superficial deposits; all remaining land on Apperley Hill is Grade 3;
land to the west of the marked area is on Bushley Green sand and
gravel deposits, likely to be Grade 3a

23

Farm Buildings

Holly House Farm

By farm house

24

Grazing, PRoW

Behind Holly House Farm

Grazing cattle or horses

25

Horse-riding

Behind Green Farm

Includes dressage area

26

Grazing

Behind Green Farm and Daffodil
Meadow

Grazing horses?
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Label

Location

Description

27

Gardens (large)

Houses on Court Drive

Large residential gardens of Daffodil Meadow, Cair Paravel,
Bushey House and 1 Court Drive

28

Grazing

Court Drive

Grazing sheep between Fox Covert and Puddle Barn; cattle
behind The Barn

29

Garden (large)

Court Drive

Large residential garden of Court Cottage

30

Grazing

Court Drive, near Apperley
Court

Grazing cattle

31

Grazing, PRoW

Between Court Drive and
School Road

Grazing cattle

32

Cricket Ground

Apperley Cricket Club

Established in 1859, with adjacent car park also marked

33

Primary School

Apperley and Deerhurst Primary
School, School Road

Primary School, pre-School and adjacent playing fields

34

Woodland

By B4213, south of Sawpit Lane

Plantation

35

Grazing, PRoW

South of Tyms Holm

Grazing sheep

36

Gardens (large)

Apperley House and adjacent
land

Large residential garden of Apperley House, partially excluded
from settlement boundary; adjacent plot previously with Apperley
House, separated from The Green and excluded from settlement
boundary

37

Protected Trees

Between Apperley House and
Pink Cottage

Important part of the setting of The Green

38

Village Green

The Green, Apperley

Registered common land (CRoW 2000, S4), war memorial, pond
in front of Holy Trinity Church, at the junction of School Road and
Court Drive; setting includes adjacent verges and trees

39

Gardens (large)

Behind houses on School Road

Large residential gardens of four houses, partially excluded from
settlement boundary: Brownshill, Wood Lea, Fern Cottage and
Plumtree House

40

Woodland

School Road

Planation adjacent to Plumtree House and Willow Hill Farm
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Label

Location

Description

41

Orchard, PRoW

Willow Hill Farm

Traditional Orchard across high ground, from School Road to
B4213, across Willow Hill Farm; crossed by two public footpaths

42

Graveyard

Holy Trinity Church, Apperley

Graveyard and memorial garden, to south face of Church; recently
cleared of some trees and undergrowth; paths added

43

Grazing, PRoW

South of Willow Hill Farm

Grazing cattle; crossed by two public footpaths

44

Field, PRoW

South of Moores Ground

Grazing?

Only very few of the open spaces listed above are designated as locally important open spaces.
FIGURE 8.4 - LOCALLY IMPORTANT OPEN SPACES FROM BOROUGH LOCAL PLAN TO 2011
In the Tewkesbury Borough Local Plan to 2011, locally important open spaces are
shown on the same map designating the Residential Development Boundary
(Apperley Inset 3), which is Figure 7.1. These are enlarged in the extracts (shown
right), introduced previously in Part 1 (Question 7).
The largest open space, alongside Deerhurst Road, was largely consumed by the
building of affordable homes (1-13 Oaklands), the only site available with access to
the road network and to the local mains sewerage. Land to the rear of the houses
was identified as a buffer zone on the plans.
Elsewhere, a few grass verges are marked at road junctions but not elsewhere
although they are mowed regularly on behalf of the Borough, the Parish or one of
the housing associations operating locally.
The most important open space is around The Green in Apperley. Marked are the
village green itself (privately owned but registered common land), the pond, an area
of protected trees and parts of two adjacent gardens.
None of the green spaces found on the Ordnance Survey Greenspace map is listed
as important in the Borough Plan or marked on the Inset map.
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FIGURE 8.5 - SAND AND GRAVEL DEPOSITS IN APPERLEY
Individual House (example)

Alluvium - Clay, Silt, Sand and Gravel

Spring Hill Member - Sand and Gravel
Bushey Green Member - Sand and Gravel

House Cluster (example)
Farmhouse (example)

Best Agricultural Land - Grade 1
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IMPORTANT OPEN SPACES AROUND APPERLEY
In Tewkesbury Borough Plan 2011-2031, lists of locally important open spaces (in Appendix 2) do not include greenspace except in Tewkesbury. The
list of local nature conservation sites (in Appendix 3) does not include all the local core habitat sites advised by Gloucestershire Wildlife Trust. The list
of locally important open spaces for Deerhurst (Parish) does not identify the locations as being in Apperley, leading to unnecessary confusion.
In the previous Borough Local Plan to 2011, other key wildlife sites are shown in the accompanying Proposals Map. The
LOCALLY IMPORTANT OPEN SPACES - BOROUGH PLAN
In Tewkesbury Borough Plan 2011-2031 (Appendix 2), the following locally important open spaces are identified:
Apperley

Junction of Sawpit Lane/Severn Way

Village focal point (Note: junction with Deerhurst Road)

Apperley

Village Green

Attractive village focal point (Note: with war memorial and pond)

Apperley

Adjacent St Ringers Cottage

Amenity area (Note: horse-chestnut tree)

In Tewkesbury Borough Plan 2011-2031 (Appendix 4), the following important open spaces are identified:
Apperley

Adjacent to Oak House

Attractive open space providing link to surrounding countryside (Note: site of 1-13
Oaklands, leaving buffer zone between rear of houses and open countryside)

GREENSPACE - BOROUGH PLAN
In Tewkesbury Borough Plan 2011-2031, only a few greenspace sites are identified and these appear to be confined to Tewkesbury.
POSSIBLE OPEN SPACES AROUND APPERLEY
In Tewkesbury Borough Local Plan to 2011, the map showing the Residential Development Boundary for Apperley also shows the locally important
open spaces. Compared to many other settlements, there is much less recorded open space in Apperley; despite its rural location. On the following
two pages, Apperley is shown in two maps (Figures 8.6 and 8.7, north and south), with open spaces within and adjacent to the built-up area marked
as shaded areas. These areas are as listed in Table 8.3, including: fields crossed by public rights of way; fields used for farming; open habitats;
woodland or orchard; large gardens; and amenity space (as explained in the Borough Local Plan to 2011). Examples of greenspace are also marked,
including the School (from the list provided by Gloucestershire Wildlife Trust).
Several viewpoints are also marked, accessible to all, which provide some of the best views: west across the Severn Vale to The Malverns; east
across the Vale of Gloucester and The Cotswolds; and north across Deerhurst.

06 June, 2021

FOR CONSULTATION

Page 167 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

FIGURE 8.6 - POSSIBLE LOCALLY IMPORTANT OPEN SPACES AROUND APPERLEY (1 of 2 - North)
Example: Viewpoint

Example: Field, with PRoW

Example: Woodland or Orchard

Example: Open Space (Farming)

Example: Open Space (Garden)

Example: Open Habitat

Example: Land with Planning Permission

Example: Greenspace (Playing Field)
Open Space (Borough Local Plan to 2011)
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FIGURE 8.7 - POSSIBLE LOCALLY IMPORTANT OPEN SPACES AROUND APPERLEY (2 of 2 - South)

Example: Land with Planning Permission

Example: Open Space (Garden)

Open Space (Borough Local Plan to 2011)

Example: Field, with PRoW

Example: Woodland or Orchard
Example: Greenspace (Cricket)
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The two previous maps identifying open spaces around Apperley do not provide a solution to how the boundary of the built-up area (reviewed in
Part 7) should be defined. However, they should prompt a discussion about what open space is locally important. It can be argued that locally
important open space should always be within the or built-up area (or settlement) boundary. Provided that the open space is justified, such as to
preserve local amenity space or rural character, there is also an argument for having open spaces outside the boundary, as the following example
(Figure 8.8) shows. Cases where both options are available should be assessed individually.
FIGURE 8.8 - OPEN SPACE AND A BOUNDARY
In the simple example (right), an open space (shaded) is
shown (left) outside the boundary (chain-dotted line); but
shown (right) inside the boundary. This does not affect the
amount of land available if development is permitted only
within the boundary. However, if contiguous development is
permitted (adjacent to the boundary), having the open space
outside the boundary restricts the length of boundary
available for building.
An open space entirely within the boundary and without a
boundary in common with it, affects development within the
boundary but not adjacent to it.
IMPORTANT OPEN SPACES AROUND OTHER SETTLEMENTS
A similar process can be followed with the other settlements in Deerhurst Parish although each should be much simpler because they are smaller.
Around Deerhurst (village), with most of its houses in a single cluster, its scheduled monument (including The Church of St. Mary and Odda’s
Chapel), the flood zone and a possible local conservation area to preserve the setting of the scheduled monument, defining the built-up area and
protected open space should be straightforward. Around Walton Hill, the houses are also in a single cluster and surrounded by agricultural land, some
of which has Countryside Stewardship Agreements. If the nature conservation area named by Tewkesbury Borough as “Walton Hill Meadow” can be
identified and is adjacent to the settlement boundary, Walton Hill might also be protected by open space. Deerhurst Walton is more difficult to define
but, like Deerhurst (village), is in the flood zone. No single cluster of houses is large each to be considered as a built-up area. Lower Apperley is the
most difficult settlement to define. Probably, no single cluster of houses is large each to be considered as a built-up area for contiguous (adjacent)
development and the settlement is at least 2.2 km from one end to the other, along the B4213.
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PART 9
Matters Arising from Questions in Part 1
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The following list of Matters Arising is copied from Part 1 of this document, in which the 25 questions from the “Approach to Rural Sites” and
“Housing” background papers are reviewed. The comments added suggest further reading or possible actions in support of the Neighbourhood
Development Plan.
Question

Matter Arising

Comments

1

a

Should rural areas be protected from development to preserve views of
the countryside for all?

Opinions range from yes, definitely to don’t care.

2

a

Are there any other buildings in the Parish that should be listed?

Occasionally, the Borough asks for nominations but the
list has hardly changed. Although listing would restrict
modification to the building itself, it would restrict
development nearby.

b

Do the scheduled monument and listed buildings require neighbourhood
policies to protect them from development nearby?

Often relies on Borough conservation officer to set
restrictions, including for agricultural buildings.

a

Should policies apply to the Historic Flood Map (in small parts extending
beyond than Flood Zone 2)?

Use of historic flood map likely to confuse and is little
different from Flood Zone 2.

b

Are there circumstances where new property can be built within Flood
Zone 2?

See Table K.2 in Appendix K, in which building homes in
Flood Zone 2 is deemed appropriate. Would this be
supported based on local knowledge of flooding?

c

If new building is not permitted in Flood Zone 2, should there be
exemptions for areas within Flood Zone 2 protected by Parish flood
defences?

A matter for Deerhurst (village) and Deerhurst Walton but
note the predicted effect of climate change.

d

Should there be restrictions on new property requiring access through
Flood Zone 2.

Access to Apperley is through Flood Zone 2; see Figure
K.3. Occasionally, a planning application requires access
through a regularly flooded area. This should require a
flood risk assessment but is unlikely to be done.

e

Should there be restrictions on modifying existing properties in Flood
Zone 2, Flood Zone 3 or areas benefiting from flood defences?

A matter for Deerhurst village and Deerhurst Walton but
note the predicted effect of climate change.

3
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Matter Arising

Comments

f

Should policies apply to areas at risk of flooding from surface water (in
several parts extending well beyond Flood Zone 2)?

Several areas affected by surface water flooding are
marked on Figure K.7, including roads near housing.

g

Should an allowance be added to the flood zone to allow for climate
change?

The analysis in Appendix K predict increases in the extent
and frequency of flooding due to climate change. It
suggests Flood Zones 2 and 3 will change steadily over
the next 94 years (to 2115).

While the impact risk reduces with distance from an SSSI, should there a
policy applying to new properties within (for example) 3 or 4 zones from
an SSSI?

No guidance found for severity of impact in different
zones around an SSSI.

a

Should areas be designated Local Green Space, close to the settlements
of Apperley, Lower Apperley, Deerhurst, Deerhurst Walton and Walton
Hill? See NPPF 100 (above) for the definition.

There is very little public amenity space in the Parish
compared to national guidelines (as advised by
Gloucestershire Wildlife Trust)

b

Should the accessible Greenspace policies suggested by Gloucestershire
Wildlife Trust be adopted, modified or rejected?

See Part 6 for proposed policies. Repeated at Question
12.

a

Should existing important open spaces be retained?

For debate

b

Should land behind Oaklands be retained as an important open space?

For debate

c

Should new important open spaces be added?

For debate

d

Should the important open spaces be defined on a map (as previously in
Inset 3), or by description, or by both?

Recommend both but this should be done much better
than in the Borough Plan

a

Should the Landscape Protection Zone map supplied by Tewkesbury
Borough Council be included in the Neighbourhood Plan?

The map should be clearer than a comment about the
LPZ applying to the whole of Deerhurst Parish.

4
6
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b

Should the Neighbourhood Plan include a more detailed definition of the
Landscape Protection Zone than the definition in the Borough Plan?

While the reasoned justification in the Borough Plan
clearly defines the Landscape Protection Zone as
including the floodplain and adjacent hills, applicants
simply reject the LPZ as referring to the riverbank. This
must be the result of using “riparian” in the definition;
having two distinct meanings (geological and legal).

c

How has the Landscape Protection Zone protected the rural landscape in
the Parish from development?

Some planning rejections are justified by dismissing the
Landscape Protection Zone, in which case the LPZ has
not protected the Parish.

Should new houses be permitted on best and most vulnerable agricultural
land in Grades 1 and 3a?

Grade 1 agricultural land has already been consumed by
housing development and the primary school, contrary to
the NPPF which was issued more recently. Applicants
argue for more building despite the NPPF. The boundary
between Grades 3a and 3b is not known because Natural
England did not complete their project to identify and map
these sub-grades. BMV land includes Grade 3a but not
Grade 3b; thus the NPPF cannot be applied.

a

Haw Bridge Ditch is the area near Haw Bridge on the above map,
confirmed by Gloucestershire Wildlife Trust.

See Part 1, Question 11 for map showing field known as
“Haw Bridge Ditch”. It is listed in the Borough Plan despite
the location not being known.

b

Where is Walton Hill Meadow?

Nobody seems to know, which could result in houses
being built on a wildlife area noted in the Borough Plan.

c

Should key wildlife sites from the Borough Local Plan to 2011 be carried
over into the Neighbourhood Plan?

Recommend yes, because they are poorly defined in the
Borough Plan.

Should the ecological policies suggested by Gloucestershire Wildlife Trust
be adopted, modified or rejected?

Previously raised by Question 6. See Part 6 for proposed
policies.

10

11
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Question

Matter Arising

Comments

13

a

Should the list of Tree Preservation Orders be requested from
Tewkesbury Borough Council to include in a Neighbourhood Planning
Policy?

Done. There are only two; in Apperley.

b

Should any further Tree Preservation Orders be sought?

For debate

Should landscape and visual sensitivity ratings be linked to the definitions
of settlement boundaries?

Adding common boundaries with the areas defined by
Toby Jones in his landscape and visual sensitivity
analysis would reinforce any settlement boundary.

a

Should playing fields be listed separately from Local Greenspace or as
part of it?

See the definitions of open space and local green space
from NPPF paras 96-100 in Questions 6 and 7 of Part 1.
See also policies LAN4 and LAN5 in the Borough Plan.

b

Should an area larger than the cricket field be defined to allow for cricket
balls being struck beyond the boundary?

For debate

c

Playing field area 2.23 ha (Fields in Trust website) does not agree with
1.95 ha on OS Greenspace map.

Possibly the Fields in Trust definition includes the Village
Hall and nearby pond. To check.

16

Should there be a Neighbourhood policy for modern extensions to listed
buildings, further to Borough Policy HER2?

For debate; read HER2

17

Should there be a Neighbourhood Policy to preserve Public Rights of
Way or, if diverted or blocked, to require no deterioration or improvement
to the PRoW network (for example by replacing stiles with metal swing
gates)?

For debate; NPPF para 98 refers.

18

Should there be a Neighbourhood Policy about preserving mature
hedgerows or replacing them if they must be removed for access or
because of proximity to the proposed building?

The NPPF refers only to habitats and diversity.

Should there be a Neighbourhood policy requiring flood alleviation where
an access is downhill onto the adjacent road?

For example, Sawpit Lane is on surface water flood risk
map because of accesses to property

14
15

21

a
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Matter Arising

Comments

b

Should there be a Neighbourhood policy requiring the calculation of the
stopping sight distance (SSD) for the access to each new house, or the
application of DfT Manual for Streets to the access?

For debate

c

Should there be a Neighbourhood policy requiring the minimum number
and size of parking spaces and garages, or the application of the Manual
for Gloucestershire Streets (July 2020) to parking spaces and garages?

For debate

d

Should there be a Neighbourhood policy requiring charging points for
ultra-low emission vehicles (ULEV), the application of County Council and
NPPF recommendations, or the application of national standards?

For debate but note in particular the lack of parking space
in Ringers Close; how will electric cars be charged?

a

Should the previous settlement (or residential development) boundary
around Apperley (196 houses in April 2011) continue to be used for
calculating growth?

For debate

b

Should a new settlement boundary be defined around Apperley in 2021
as the basis for the Neighbourhood Plan housing policy?

For debate; see Part 7

c

Should settlement boundaries be defined elsewhere in Deerhurst Parish?
If so, what is the minimum number of houses required for any settlement?
This may affect calculations of settlement growth.

For debate; see Part 7

d

Large gardens were excluded from the previous residential development
boundary; should they be included or excluded from any new settlement
boundaries?

For debate; see NPPF para 70 (resisting inappropriate
development of residential gardens).

e

Particularly along linearly developed roads, should settlement boundaries
extend to include all houses (and any gaps between houses) or extend
only to the last house where there is no preceding gap? Including gaps
implies permission in principle to build and removal of access to views or
countryside from the road.

For debate
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Question

Matter Arising

Comments

23

f

Should the settlement be defined by a collection of boundaries around
clusters of houses, excluding roads and open spaces, or should the
boundary be drawn around all these clusters with open spaces defined
within the outer boundary? (Both can be drawn and either selected to suit
how policies are written.)

For debate

g

Should extended settlement boundaries be defined to imply permission in
principle to build new houses?

For debate. This is the basis on which the residential
development boundary for Apperley was defined; new
houses within the settlement were allowed (in-fill); new
houses outside the settlement were not allowed.

a

Should there be a Neighbourhood Policy restricting development to areas
without a steep slope?

See other local planning policies (e.g. WIN1 in the
Borough Plan).

b

Should a map be created to show excluded areas steeper than the
minimum slope?

Can a map be generated using software from LIDAR
data? If not, it would be difficult to provide such a map.

Should there be a Neighbourhood Policy about preserving watercourses,
including roadside drainage ditches and streams, or enhancing them to
allow for additional run-off caused by the new building?

For debate; how would this be enforced?

24
25
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APPENDIX A
List of Policies in Tewkesbury Borough Local Plan to 2011
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LIST OF POLICIES IN TEWKESBURY BOROUGH LOCAL PLAN TO 2011
The list of policies in the Tewkesbury Borough Local Plan to 2011 (adopted March 2006) is included here because it might prompt ideas for policies in
the Deerhurst Neighbourhood Development Plan (NDP). Compared to the Tewkesbury Borough Plan 2011-2031 (currently under examination), its
predecessor has many policies on much more detailed matters. Policies marked * are saved (retained) policies of the Tewkesbury Borough Local
Plan to 2011.
Policy Group

General

Housing

06 June, 2021

Policy

Description

GNL1
GNL2 *
GNL3
GNL4
GNL5
GNL6 *
GNL7
GNL8 *
GNL9
GNL10
GNL11 *
GNL12
GNL13 *
GNL14
GNL15 *
GNL16
GNL17 *
HOU1 *
HOU2 *
HOU3 *
HOU4 *
HOU5 *
HOU6 *

General Design
Design Requirements for Major Development Proposals
Architectural Features
Fenestration
Floorspace
Provision for Art
Crime Prevention
Energy Efficient Development
Telecommunications
Utilities
Implementation
Boundary Treatment
Advertisements
Redevelopment of Contaminated Sites
New Community Facilities
Disabled Access
Pre-School Childcare Facilities
Housing Allocations
Larger Settlements Containing a Primary Level of Community Facilities and Services
Other Villages (Infilling Only)
Other Settlements/Rural Areas
New Housing Development within Existing Residential Areas
Refurbishment of Existing Dwellings
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Employment

Transport
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Policy

Description

HOU7 *
HOU8 *
HOU9 *
HOU10 *
HOU11 *
HOU12 *
HOU13 *
HOU14 *
HOU15
HOU16 *
GRB1 *
GRB2
GRB3
EMP1 *
EMP2 *
EMP3 *
EMP4 *
EMP5 *
TPT1 *
TPT2
TPT3 *
TPT4
TPT5 *
TPT6 *
TPT7
TPT8 *
TPT9 *
TPT10 *
TPT11 *

Replacement Dwellings
Domestic Extensions
Conversions/Sub-Division
Change of Use of Agricultural Land to Residential Curtilage
Elderly Persons’ Accommodation (Independent Units)/Special Needs Housing
Mobile Homes
Affordable Housing
Affordable Housing (Exceptions Schemes)
Travellers’ Sites
Minsterworth Travellers’ Sites
Green Belt
Deletions From Green Belt
Additions to Green Belt
Major Employment Sites
Employment Uses within Settlements Outside Allocated Sites
Rural Business Centres
Rural Employment Policy
Existing Employment Uses Outside Settlements, Allocated Sites and Rural Business Centres
Access For Development
Traffic Calming
Pedestrian Networks
Footpaths and Bridleway Protection in the Implementation of Highway Schemes
Cycle Network Enhancement
Cycle Parking
Disabled Access to Public Transport
Park and Ride Provision
Public Transport Corridors
Railway Stations
Support for Restoration of Gloucestershire Warwickshire Railway
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Policy

Description

TPT12
TPT13 *
TPT14 *
TPT15
TPT16 *
TPT17
TPT18 *
HEN1
HEN2 *

Parking Standards
M5 Junction 9 to A46 Aston Cross
Tewkesbury Northern Bypass Corridor Protection
Pedestrian Domination in Tewkesbury Main Streets
New Petrol Filling Stations
Refurbishment of Existing Petrol Filling Stations
Protection of Potential Freight Railheads
Conservation Areas - General
Conservation Area: Setting and Impact
Visual Impact of Parking Provision, Street Furniture and the Re-Introduction of Lost Features and
Introduction of New Features in Conservation Areas
Development Involving Demolition within a Conservation Area
Open Spaces, Water Features, Hedgerows and Trees within Conservation Areas
Shopfronts in Conservation Areas
Blinds and Canopies in Conservation Areas
Advertisements Signs and Notice Boards in Conservation Areas
Historic Courts and Alleyways
Repair of Listed Buildings
Alterations/Extensions to Listed Buildings
Survey Drawings and Photographs where Works are Proposed to Listed Buildings
Setting of Listed Buildings
Demolition of Listed Buildings
Control of Boundary Design Adjacent to Listed Buildings
Protection of Buildings of Local Interest
Advertisements on Listed Buildings
Shopfronts on Listed Buildings
Conservation of Industrial Archaeology
Scheduled Ancient Monuments
Archaeological Assessment

HEN3

Historic Environment

FOR CONSULTATION

HEN4
HEN5
HEN6 *
HEN7 *
HEN8
HEN9
HEN10
HEN11
HEN12
HEN13
HEN14
HEN15
HEN16
HEN17 *
HEN18
HEN19
HEN20
HEN21
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Policy

Description

HEN22
HEN23
HEN24 *
EVT1 *
EVT2 *
EVT3 *
EVT4
EVT5 *
EVT6
EVT7
EVT8 *
EVT9 *
LND1
LND2 *
LND3 *
LND4 *
LND5 *
LND6 *
LND7 *
LND8
LND9
TOR1 *
TOR2 *
TOR3
TOR4 *
TOR5 *
TOR6 *
TOR7 *
TOR8

Archaeological Recording
Management and Interpretation of Archaeological Sites
Historic Battlefields
Energy
Light Pollution
Noise Pollution
Air Quality
Development in High and Low to Medium Flood Risk Areas
Groundwater Protection
Water Pollution
Development near Sewage Treatment Works
Sustainable Urban Drainage Systems
Area of Outstanding Natural Beauty (AONB)
Special Landscape Area (SLA)
Landscape Protection Zone (LPZ)
Landscape - Countryside Protection
Important Open Spaces
Historic Parks and Gardens
Landscaping of New Developments
Trees/Woodlands
Siting of Buildings in Relation to Trees
General Policy
Serviced/Self Catering Accommodation
Extensions to Hotels/Accommodation
New Static Caravan/Log Cabin/Chalet Sites
Touring Caravan and Camping Sites
Extensions to Existing Caravan/Camp Sites
Farm Diversification
Marinas

FOR CONSULTATION

Planning Policies Background Paper

Page 183 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

Policy Group

Policy

Description

Tourism

TOR9 *
RET1 *
RET2 *
RET3 *
RET4 *
RET5 *
RET6 *
RET7
RET8 *
RET9 *
RET10
RET11
RCN1 *
RCN2 *
RCN3 *
RCN4 *
RCN5
RCN6 *
RCN7 *
RCN8 *
RCN9 *
RCN10
NCN1
NCN2
NCN3 *
NCN4
NCN5 *
NCN6 *
NCN7

Herefordshire and Gloucestershire Canal
Tewkesbury Town Centre Primary Shopping Frontages
Tewkesbury Town Centre Mixed Use Frontages
Retail Areas
New Local Facilities
Village Shops and Public Houses
New Retail Proposals
Shopfronts
Garden Centres
Farmshops/Pick-Your-Own
Class A3 Food and Drink
Extensions to Public Houses
Outdoor Playing Space
Provision of Sports Facilities
New Arts, Entertainment and Leisure Facilities
Recreation in AONB/SLA/LPZ
Recreational Rights of Way
Horse Riding Facilities
Golf Courses and Driving Ranges
Recreational and Commercial Use of Ponds and Lakes
Noise Nuisance Caused by Sports in The Countryside
Allotments
Protection of Internationally Important Nature Conservation Sites
Protection of Sites of Special Scientific Interest
Protection of Other Sites of Nature Conservation or Geological/Geomorphological Interest
Development Affecting Protected Species
Protection of Important Natural Features/Biodiversity
New and Restored Ponds
Wildlife Corridors

Shopping

Recreation

Nature Conservation
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Local: Ashchurch
Local: Badgeworth
Local: Bishops Cleeve

Local: Brockworth

Local: Churchdown
Local: Hucclecote
Local: Shurdington
Local: Snowshill
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Policy

Description

AGR1
AGR2 *
AGR3 *
AGR4 *
AGR5 *
AGR6 *
AGR7 *
AC1 *
AC2
AC3 *
BA1
BI1 *
BI2 *
BI3 *
BI4 *
BR1 *
BR2 *
BR3 *
BR4
BR5 *
BR6 *
CH1 *
CH2 *
CH3 *
HU1 *
SD1 *
SD2 *
SN1

Agricultural Land Protection
Agricultural Dwellings
Removal of Agricultural Workers’ Occupancy Conditions
Agricultural Diversification
New Agricultural Buildings
Re-Use and Adaptation of Rural Buildings – General
Re-Use and Adaptation of Rural Buildings - Retention of Character
Land Adjacent to Railway at Northway Lane, Northway
Northway Lane, Northway
Cowfield Farm South
Middle Farm/M&G Sports Ground
Gilders Corner
North of Dean Farm, Bishops Cleeve
Malvern View, Bishops Cleeve
Cleeve Business Park, Bishops Cleeve
Brockworth and Hucclecote Housing Sites
Gloucester Business Park
Brockworth/Hucclecote District Centre
Brockworth Primary School
Mill Lane, Brockworth
Kennel Lane, Brockworth
South East Camp
Gloucestershire Airport
St John’s Avenue/Parton Road
Hucclecote Road, Hucclecote
Hillview Nurseries, Shurdington
Farm Lane/Leckhampton Lane, Shurdington
Snowshill Village Framework
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Policy Group

Policy

Description

Local: Southam
Local: Stanton

SO1 *
SA1
TY1 *
TY2 *
TY3 *
TY4 *
TY5 *
TY6 *
TY7 *
UC1 *
WN1
WO1

Noverton Lane/Mill Lane, Southam
Stanton Village Framework
Access to the River Network
Land East of Priors Park
Bishops Walk/Spring Gardens
Oldbury Employment Site
Bredon Road, Tewkesbury
Tewkesbury - Back of Main Streets
Old Railway Line, Tewkesbury
Barbridge Nurseries, Uckington
Land East of Greenways, Winchcombe
Woodmancote Housing Site

Local: Tewkesbury

Local: Uckington
Local: Winchcombe
Local: Woodmancote
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LIST OF POLICIES IN TEWKESBURY BOROUGH PLAN 2011-2031
The list of policies in the Tewkesbury Borough Plan 2011-2031 (currently under examination) is included here to understand the extent of local
(Borough) policies that apply without the existence of a Neighbourhood Development Plan.
Policy Group

Policy

Description

Housing
- including local site
housing allocations

RES1
TEW1
TEW2
TEW3
TEW4
BIS1
BIS2
BIS3
WIN1
COO1
COO2
GOT1
GOT2
MAI1
SHU1
SHU2
SHU3
TOD1
WOO1
BRO1
BRO2
FOR1

Housing Site Allocations
Land at Odessa Farm, Tewkesbury
Land adjacent to John Moore Primary School, Wheatpieces, Tewkesbury
Spring Gardens, Tewkesbury
Healings Mill, Tewkesbury
Land adjacent Breaker’s Yard, Bishops Cleeve
Land at Homelands Farm, Bishops Cleeve
Land at allotments off A435, Bishops Cleeve
Land off Delavale Road/Orchard Road, Winchcombe
Land at junction of A38/A4019, Coombe Hill
Land adjacent to the Swan Public House
Land to the north of Malleson Road, Gotherington (GNDP 2/1)
Land to the north of Gretton Road, Gotherington (GNDP 2/3)
Land at Bell House Farm, Maisemore
Land at corner of Badgeworth Lane and A46, Shurdington
Land north of Leckhampton Lane, Shurdington
Garage site at Harrison Road, Shurdington
Land adjacent to Pheasant Public House, Toddington
Land adjacent Oxbutts Caravan park, Woodmancote
Land Adjacent to Hucclecote Road and Golf Club Lane, Brockworth
Nerva Meadows, Gloucester Business Park, Brockworth
Land at corner of Bishops Walk and School Lane, Forthampton
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Policy

Description

RES2
RES3
RES4
RES5
RES6
RES7
RES8
RES9
RES10
RES11
RES12
RES13
RES14
GTTS1
EMP1
EMP2
EMP3
EMP4
EMP5
EMP6
AGR1
AGR2
AGR3
AGR4
TOR1
TOR2
TOR3

Settlement Boundaries
New Housing Outside Settlement Boundaries
New Housing at Other Rural Settlements
New Housing Development
Rural Exception Sites
Re-Use of Rural Buildings for Residential Use
Sub Division of Existing Dwellings
Replacement Dwellings
Alteration and Extension of Existing Dwellings
Change of Use of Agricultural Land to Domestic Garden
Affordable Housing
Housing Mix
Specialist Accommodation for Older People
Site Allocations for Gypsies and Travellers
Major Employment Sites
Rural Business Centres
Employment Sites within Settlement Boundaries
Rural Employment Development
New Employment Development (General)
Safeguarding of Employment Sites
Agricultural Development
Agricultural Diversification
Agricultural and Other Rural Workers Dwellings
Removal of Occupancy Conditions
Tourism Related Development
Serviced/Self-Catering Accommodation
Caravan and Camping Sites

FOR CONSULTATION

Planning Policies Background Paper

Page 189 of 300

Deerhurst Neighbourhood Development Plan
Policy Group
Tourism
Green Belt

Town Centres and
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Quality Places

The Natural
Environment
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Policy

Description

TOR4
TOR5
GRB1
GRB2
GRB3
RET1
RET2
RET3
RET4
RET5
RET6
RET7
RET8
RET9
DES1
DES2
DES3
DES4
HER1
HER2
HER3
HER4
HER5
HER6
LAN1
LAN2
LAN3

Herefordshire and Gloucestershire Canal Restoration
Gloucestershire Warwickshire Railway
Green Belt Review
Gloucestershire Airport
Bamfurlong Operational Policing Site
Maintaining the Vitality and Viability of the Town, Borough and Local Centres
Tewkesbury Town Centre and Primary Frontages
Retail Centres
Out of Centre Development
Single or Small Groups of Shops in Residential Areas
Hot Food Takeaways
Local Shops and Public Houses
Agricultural/Horticultural Retail in the Countryside
Tewkesbury Town Regeneration
Housing Space Standards
Street Signage and Furniture
Advertisements, Signs and Notice Boards
Shopfronts
Conservation Areas
Listed Buildings
Historic Parks and Gardens
Archaeological Sites and Scheduled Monuments
Locally Important Heritage Assets
Tewkesbury (1471) Historic Battlefield
Special Landscape Areas
Landscape Protection Zone
Strategic Gaps
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Policy Group

Policy

Description

The Natural
Environment

LAN4
LAN5
NAT1
NAT2
NAT3
NAT4
NAT5
ENV1
ENV2
ENV3
HEA1
RCN1
RCN2
RCN3
RCN4
COM1
COM2
COM3
COM4
TRAC1
TRAC2
TRAC3
TRAC4
TRAC5
TRAC6
TRAC7
TRAC8

Locally Important Open Spaces
Local Green Spaces
Biodiversity, Geodiversity and Important Natural Features
The Water Environment
Green Infrastructure: Building with Nature
Tewkesbury Nature Reserve
Cotswold Beechwoods
Development Near Sewage Treatment Works
Flood Risk and Water Management
Solar Farms
Healthy and Active Communities
Public Outdoor Space, Sports Pitch and Sports Facility Provision
New Sports and Recreational Facilities
Allotments and Community Gardens
Equine Facilities
Protecting Community Assets
Broadband Provision
Telecommunications
Neighbourhood Development Plans
Pedestrian Accessibility
Cycle Network and Infrastructure
Bus Infrastructure
High Frequency Bus Routes
Ashchurch for Tewkesbury Rail Station
M5 Junction 9/A46 Corridor
Tewkesbury Northern Bypass Corridor
Old Railway Line Tewkesbury

The Natural
Environment

Communities, Health
and Recreation

Transport and
Accessibility
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Policy

Description

Transport and
Accessibility

TRAC9

Parking Provision
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LIST OF POLICIES IN GLOUCESTER, CHELTENHAM AND TEWKESBURY JOINT CORE STRATEGY 2011-2031
The list of policies in the Joint Core Strategy 2011-2031 (currently under review) is included here to understand the extent of the higher level local
policies that apply without the existence of a Neighbourhood Development Plan.
Policy Group
Strategic

Sustainable
Development

Infrastructure

Strategic Allocations

06 June, 2021

Policy

Description

SP1
SP2
SD1
SD2
SD3
SD4
SD5
SD6
SD7
SD8
SD9
SD10
SD11
SD12
SD13
SD14
INF1
INF2
INF3
INF4
INF5
INF6
INF7
SA1
A1

The Need for New Development
Distribution of New Development
Employment - Except Retail Development
Retail and City/Town Centres
Sustainable Design and Construction
Design Requirements
Green Belt
Landscape
The Cotswolds Area of Outstanding Natural Beauty
Historic Environment
Biodiversity and Geodiversity
Residential Development
Housing Mix and Standards
Affordable Housing
Gypsies, Travellers and Travelling Showpeople
Health and Environmental Quality
Transport Network
Flood Risk Management
Green Infrastructure
Social and Community Infrastructure
Renewable Energy/Low Carbon Energy Development
Infrastructure Delivery
Developer Contributions
Strategic Allocations Policy
Innsworth and Twigworth
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Description

A2
A3
A4
A5
A6
A7
REV1

South Churchdown
North Brockworth
North West Cheltenham
Ashchurch
Winneycroft
West Cheltenham
Gloucester and Tewkesbury Housing Supply Review
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HOUSING SUPPLY OVERVIEW, RURAL SERVICE CENTRES AND SERVICE VILLAGES
The following table is copied from Appendix J of the Housing Background Paper (October 2019) to show how the numbers of new homes has
changed since the disaggregation of 2740 homes to the two Service Centres and of 880 homes to the twelves Service Villages.

Settlement

Indicative
Requirement
(minimum)

Existing
Commitments

Calculation

A

B

Remaining
Balance

Proposed TBP
Allocations (where
not already
committed)

Cumulative

Surplus/Deficit
against SP2
Indicative
Requirement

C=A-B

D

E=B+D

F=E-A

1263

1638

-375

120

1758

495

597

271

326

80

351

-246

1860

1909

-49

200

2109

249

Alderton

53

75

-22

0

75

22

Coombe Hill

22

3

19

76

79

57

Gotherington

86

85

1

6

91

5

130

88

42

0

88

-42

Maisemore

41

34

7

15

49

8

Minsterworth

41

72

-31

0

72

31

Norton

24

40

-16

0

40

16

141

15

126

85

100

-41

Stoke Orchard

26

236

-210

0

236

210

Toddington

37

39

-2

25

64

27

Twyning

78

91

-13

0

91

13

Woodmancote

201

15

186

60

75

-126

Service Villages Total

880

793

87

267

1060

180

2740

2702

38

467

3169

429

Bishops Cleeve
Winchcombe
Rural Service Centres Total

Highnam

Shurdington

SP2 TOTAL
06 June, 2021

FOR CONSULTATION

Page 198 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

The following conclusion can be drawn from this table:
(1)

The original disaggregation of the 880 homes as result of many meetings with the Service Village Forum (which met monthly for over a year)
was a complete waste of time because the numbers in Column A serve only for comparison with the outcome in Column E. Beware of
Tewkesbury Borough Council consulting with Parish Councils.

(2)

A negative balance in Column C indicates that the indicative requirement (Column A) was less than the actual commitment to build new homes
(Column B). A positive balance in indicates that the indicative requirement exceeded the actual commitment. [Perhaps shortfall with the
opposite sign would have been better.]

(3)

Stoke Orchard is committed to deliver many more homes than required of a Service Village given a requirement based on its number of homes
in April 2011.

(4)

Woodmancote is committed to deliver far fewer homes in proportion to the size of the settlement in April 2011. This is no surprise because the
boundary of the Parish is only slightly bigger than its settlement boundary. In other words, it hadn’t enough land to deliver the indicative
requirement. Most other parishes in the Service Forum wouldn’t accept numbers of houses based on the amount of available land.

(5)

According to this table, the proposed number of homes allocated by the Tewkesbury Borough Plan to Coombe Hill is 76. Looking at the details,
this comprises 26 affordable homes by The Swan public house and 50 on the opposite of the A38. The recent application for 150 homes on the
latter site at Coombe Hill shows how the Borough Plan and the Joint Core Strategy are ineffective at delivering numbers of homes in a planning
and controlled manner. We could debate whether or not this is because the Borough Plan 2011-2031 has yet to be adopted. However, the Joint
Core Strategy has been adopted and the surplus number of homes (Column F) for the Service Villages is over 20% of the indicative
requirement (Column A).

(6)

While the surplus shown for the Service Villages is 20%, the surplus for Apperley is 70% in March 2021. Apperley would be ranked fifth of 13 for
growth, if it were a Service Village; after Stoke Orchard, Coombe Hill, Minsterworth and Toddington. If (for any reason) the affordable homes
(Oaklands) were not counted, Apperley would still be ranked seventh of 13.
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Listed Buildings and Scheduled Monument in Deerhurst Parish
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LISTED BUILDINGS IN DEERHURST PARISH
The Tewkesbury Borough Local Plan to 2011 includes a list of listed buildings in Appendix 1. Three buildings are no longer in Deerhurst Parish due to
boundary changes. The current list of 35 listed buildings and one scheduled monument with the details of the building can be found on the Historic
England website (https://HistoricEngland.org.uk/). This list is reproduced below, with the location simplified by removal of duplicated title. Each
location is written in the form: settlement, parish, borough, county; not the postal address.
Title

Entry

Category

Grade

Location, less title

Wightfield Manor

1088690

Listing

II*

Deerhurst Tewkesbury Gloucestershire

Apperley House

1088692

Listing

II

Apperley Deerhurst Tewkesbury Gloucestershire

Yew Tree Farmhouse

1088693

Listing

II

Apperley Deerhurst Tewkesbury Gloucestershire

The Old Farmhouse

1088694

Listing

II

B4213 Lower Apperley Deerhurst Tewkesbury Gloucestershire

Barn, Cooks Green Farm

1088695

Listing

II

B4213 Lower Apperley Deerhurst Tewkesbury Gloucestershire

13, Court Drive, Apperley

1088696

Listing

II

Deerhurst Tewkesbury Gloucestershire

Abbot's Court

1088697

Listing

II

Deerhurst Tewkesbury Gloucestershire

Healing Monument, in the Churchyard
about 21 metres south of south west
corner of St Mary's Church

1088698

Listing

II

Deerhurst Tewkesbury Gloucestershire

Newman Monument, in the Churchyard
about 10 metres west of Centre of west
end of North Aisle, Church of St Mary

1088699

Listing

II

Deerhurst Tewkesbury Gloucestershire

The Priory Farmhouse

1088700

Listing

I

Deerhurst Tewkesbury Gloucestershire

Upper Farm Farmhouse

1088701

Listing

II

Deerhurst Walton Deerhurst Tewkesbury Gloucestershire

Ringer's Cottage

1088702

Listing

II

Saw Pit Lane Apperley Deerhurst Tewkesbury Gloucestershire

Former Sunday School, by Methodist
Chapel

1088703

Listing

II

School Lane Lower Apperley Deerhurst Tewkesbury
Gloucestershire

Elfstone Hollow

1151924

Listing

II

B4213 Lower Apperley Deerhurst Tewkesbury Gloucestershire

14 and 15, Court Drive, Apperley

1151929

Listing

II

Deerhurst Tewkesbury Gloucestershire

The Church of St Mary

1151998

Listing

I

Deerhurst Tewkesbury Gloucestershire
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Title

Entry

Category

Grade

Location, less title

Three unidentified monuments, in the
Churchyard, about 7 metres west of
centre of west end of South Aisle,
Church of St Mary

1152046

Listing

II

Deerhurst Tewkesbury Gloucestershire

Four Newman Monuments, in the
Churchyard, about 10 metres west of
north west corner of Church of St Mary

1152059

Listing

II

Deerhurst Tewkesbury Gloucestershire

Dovecote and Cider House, Grange
Farm

1152168

Listing

II

Deerhurst Walton Deerhurst Tewkesbury Gloucestershire

Notcliffe House

1152197

Listing

II

Deerhurst Walton Deerhurst Tewkesbury Gloucestershire

Cassey Cottage

1152215

Listing

II

Saw Pit Lane Apperley Deerhurst Tewkesbury Gloucestershire

Outbuilding, Ringer's Cottage about 2
metres from corner of Cottage

1152234

Listing

II

Saw Pit Lane Deerhurst Tewkesbury Gloucestershire

Manor Farmhouse

1262755

Listing

II

Deerhurst Walton Deerhurst Tewkesbury Gloucestershire

The Minstrels

1304958

Listing

II

Deerhurst Tewkesbury Gloucestershire

Odda's Chapel

1304997

Listing

I

Deerhurst Tewkesbury Gloucestershire

24, B4213, Lower Apperley

1305038

Listing

II

Deerhurst Tewkesbury Gloucestershire

Apperley Court

1341670

Listing

II

Deerhurst Tewkesbury Gloucestershire

Green Farmhouse

1341672

Listing

II

Apperley Deerhurst Tewkesbury Gloucestershire

Barn, Yew Tree Farm

1341673

Listing

II

Apperley Deerhurst Tewkesbury Gloucestershire

Apperley Hall

1341674

Listing

II

B4213 Lower Apperley Deerhurst Tewkesbury Gloucestershire

Oak House

1341675

Listing

II

Deerhurst Road Apperley Deerhurst Tewkesbury Gloucestershire

Barn and Stable, Abbot's Court Farm

1341676

Listing

II

Deerhurst Tewkesbury Gloucestershire
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Title

Entry

Category

Grade

Location, less title

Strickland Mausoleum, in the
Churchyard, about 6 metres north of
fourth bay of North Aisle, Church of St
Mary

1341677

Listing

II

Deerhurst Tewkesbury Gloucestershire

Barn and Stables, Manor Farm

1341678

Listing

II

Deerhurst Walton Deerhurst Tewkesbury Gloucestershire

20, School Lane, Lower Apperley

1341679

Listing

II

Deerhurst Tewkesbury Gloucestershire

Grade

Location, less title

SCHEDULED MONUMENT IN DEERHURST PARISH
Title

Entry

Category

Deerhurst monastic site
and multi-period settlement

1018632

Scheduling
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ROADS IN DEERHURST PARISH
Being predominantly rural, Deerhurst Parish has a relatively small number of roads, the total length of which is 21.6 km (13.4 miles). The roads
making up this total and their lengths are listed in Table F.1. This includes a 2.3 km length of the A38 northbound carriageway, which is the eastern
boundary of the Parish.
The main road through the Parish is the B4213, which runs for 5.6 km, from its junction with the A38 to Haw Bridge, where it crosses the River Severn
(the western boundary of the Parish). The speed limit is reduced to 50 mph for 2.1 km through Lower Apperley.
The only other road to cross the Parish boundary is Wainlode Lane, which runs for 1.4 km before crossing the River Chelt into Norton Parish to the
south. The only other road to join the A38 is Hoo Lane at the north-east corner of the Parish.
During floods, up to 3.4 km of the roads in the Parish are under water.
Apart from the A38 and B4213, only at junctions and along a few short stretches of Sawpit Lane are roads wide enough to have centre line marking.
Parts of School Road, between The Green and Moore’s Ground, and Barn Road, between Deerhurst village and the junction with the B4213, have
passing places.
Within Apperley, Deerhurst village, Deerhurst Walton and Walton Hill, the speed limit is 30 mph.
In Apperley, there are footways from the cross-roads at the centre of the village: north along much of Deerhurst Road/Severn Way; south along one
side of School Road almost to The Green; and east along Sawpit Lane, on one side to the Village Hall and the other to the junction leading to Orchard
End. Apperley Park and Ringers Close have footways on both sides of the road. In Deerhurst village, there is a footway from the centre of the village
to the Parish Church.
Roads in low-lying areas or with adjacent higher ground have ditches alongside, either on one side or on both. After heavy rainfall, flooding has
occurred through parts of Lower Apperley on the B4213, along the lower part of Sawpit Lane, along School Road near Moore’s Ground and along
Court Drive.
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TABLE F.1 - ROAD LENGTHS IN DEERHURST PARISH
Road

Length, km

Notes

A38, northbound carriageway

2.3

eastern boundary of Deerhurst Parish

B4213, from A38 to Haw Bridge

5.6

main road through Parish

C76, Deerhurst Road (Apperley) through Deerhurst village to junction with B4213 *

3.2

* along Barn Road (local name)

Deerhurst Walton and Walton Hill

2.2

between junctions with B4213

Wainlode Lane

1.4

no houses

School Road

1.3

original name Bath Road

Gabb Lane

1.2

Hoo Lane

1.2

Sawpit Lane

0.8

Wick Lane

0.5

Apperley Park

0.35

(unnamed) road to Parish Church of St Mary and Odda’s Chapel

0.35

(unnamed) road to Old Vicarage

0.28

Deerhurst Walton, junction to Duckpool Cottage

0.20

Court Drive

0.20

(unnamed) road from Sawpit Lane and Orchard End

0.17

Ringers Close

0.12

Moore’s Ground

0.10

Westview

0.08

Chester Close

0.05

Severn Walk

0.00
PARISH TOTAL, km
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TRAFFIC IN DEERHURST PARISH
Typically, the annual average daily traffic along the A38 (B4213 to Tewkesbury) is approximately 6,900 in each direction; along the A38 (B4213 to
Coombe Hill) is approximately 6,500 in each direction; and along the B4213 (near the A38 junction) is approximately 2,300 in each direction (around
one third of the amount on the A38, from the B4213 to Tewkesbury). This data is from the Department for Transport (DfT), over two decades from
2000 to 2019. The following two graphs show how the amount of traffic along the A38 has varied over this period; and the third graph shows how the
amount of traffic along the B4213 has varied in 2008 and from 2010 to 2019.
FIGURE F.2 - ANNUAL AVERAGE DAILY TRAFFIC - A38 (B4213 to Tewkesbury)
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FIGURE F.3 - ANNUAL AVERAGE DAILY TRAFFIC - A38 (Coombe Hill to B4213)
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Data from the Vehicle Activated Sign (VAS) operated by the Parish along the B4213 in Lower Apperley since May 2018 indicates how much of the
AADT of 2,300 is through traffic and how much is local traffic. The AADT for traffic along the B4213 includes periods when flooding reduces through
traffic to zero.
Between 81% and 88% of the traffic along the B4213 is cars. An increasing percentage of the traffic (up to 1.8%) is motorcycles. The remainder are
buses (four per day in each direction, six days per week but not during flooding), light and heavy good vehicles. The number of cyclists in the data is
extremely small, suggesting poor detection. Many cyclists prefer the route through Deerhurst village and Apperley to the B4213.
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The roads in Deerhurst Parish are also shared by: walkers, joggers, runners, schoolchildren and parents, dogs and owners, and horses and riders.
FIGURE F.4 - ANNUAL AVERAGE DAILY TRAFFIC – B4213 (A38, near traffic lights)

AADT B4213 (A38, near traffic lights)
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APPENDIX G
Population in Deerhurst Parish 2001-2019
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POPULATION IN DEERHURST PARISH
On its website, the Office for National Statistics (ONS) provides population estimates from mid-2001 to mid-2019 for all parishes in the United
Kingdom; an Excel spreadsheet can be downloaded. Population figures are given for Deerhurst Parish for each year (2001 to 2019) and for each year
from birth (zero) to 90 or older; both male and female.
TABLE G.1 - PARISH POPULATION BY YEAR
Year

Male

Female

Total

mid-2001

465

483

948

mid-2002

469

492

961

mid-2003

467

486

953

mid-2004

456

483

939

mid-2005

463

469

932

mid-2006

452

455

907

mid-2007

444

455

899

mid-2008

440

430

870

mid-2009

431

440

871

mid-2010

437

449

886

mid-2011

449

459

908 Close match to 906 from Census, March 2011

mid-2012

477

471

948

mid-2013

484

477

961

mid-2014

493

470

963

mid-2015

500

475

975

mid-2016

503

492

995

mid-2017

495

483

978

mid-2018

498

501

999

mid-2019

505

495

1000
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The above population numbers can also be presented as various graphs: total population by year (below); population by year and gender (overleaf);
and population by decade of birth.
GRAPH G.2 - PARISH POPULATION BY YEAR
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GRAPH G.2 - PARISH POPULATION BY YEAR

Parish Population by Year and Gender
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In the population spreadsheet which shows the number for each age, from birth (zero) to 90 and older for successive years, there are diagonal
patterns showing the same people growing older. Therefore it is interesting to convert the ages to years of birth and then to decades of birth. The
resulting graph is shown below. Rises and falls among the young and old are inevitable. Rises in population among those born in the fifties, sixties
and seventies suggest older people have been attracted by living in rural area. Falls among those born in the eighties and nineties suggest younger
people who have grown up in the Parish but have moved away.
GRAPH G.3 - PARISH POPULATION BY DECADE OF BIRTH
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APPENDIX H
Gloucestershire Natural Capital Mapping
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GLOUCESTERSHIRE'S NATURAL CAPITAL MAPS
Gloucestershire Local Nature Partnership (GLNP) has been commissioned by Gfirst LEP and Local Authorities to develop Nature Recovery Network
and Ecosystem Services maps for Gloucestershire, including modelling of future opportunities.
Led by Ecosulis and working closely with Gloucestershire Wildlife Trust and Gloucestershire Centre for Environmental Records, the Project has
mapped the baseline distribution of existing ecosystem services on a detailed, 2m×2m grid-square basis. Accompanying these is a set of opportunity
layers showing the potential for meeting demand. At the same time, a detailed habitat inventory and Nature Recovery Network have been produced
by Gloucestershire Wildlife Trust, using new and existing data from a huge range of sources. The results make up the Gloucestershire Natural Capital
Mapping Project.
Their goal is to help guide land-use and planning decisions, identify opportunities for investment in the enhancement of natural capital in the county
and provide a tool for delivering positive, integrated benefits for people, wildlife and the economy.
The following maps are from Gloucestershire Natural Capital Mapping website.
1.

FOOD PROVISION
This is similar to other maps showing the Agricultural Land Classifications (on Parish
Online or DEFRA MAGiC). The darkest colour  is Grade 1 agricultural land, including to
the south and east of the centre of Apperley, on the higher parts of Apperley Hill. This map
is similar to maps provided by Parish Online and DEFRA MAGiC, from data supplied by
Natural England. In this case, woodland, built-up areas and roads are not marked as used
for agricultural. Grade 3 agricultural land is marked . The lightest shade  within the
boundary of Deerhurst Parish is Grade 4 agricultural land, which is mostly within the flood
zone (as explained elsewhere).
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WATER SUPPLY
This map shows the extent to which surface flow and groundwater recharge are impacted
by soils and vegetation through processes of run-off and filtration. The original data is from
the Environment Agency.
In common with seven other maps (Items 1 to 8 in this Appendix), this map is shaped with a
light-to-dark scale:
Low

High

While the areas providing the highest quality water supply are on the floodplain near the
Coombe Hill Canal, there is a large area across settled unwooded vale (part of the Vale of
Gloucester) to the east of Apperley Hill, extending north over the ridge from Hoo Lane
towards Tewkesbury.

3.

CARBON STORAGE
This map shows the quantities of carbon stored in soil and vegetation (rather than 'carbon
sequestration', the ability of habitat to actively sequester carbon over time, which may be
addressed in future Ecosystem Services updates).
The highest quantities are clearly in areas of woodland and orchard.
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WATER FLOW REGULATION
This map shows the impact of soil and vegetation on reducing surface run-off, peak flow,
and flood extent and depth. Mechanisms include interception, evapotranspiration,
infiltration, and physical water flow slowing. It is therefore the ecosystem service commonly
associated with flood risk and flood alleviation planning.

5.

LOCAL CLIMATE REGULATION
This map shows the cooling effects of vegetation and water, in particular in urban areas
where these can reduce heating and cooling costs and provide areas of shade. Clearly, by
comparison with other maps, areas of denser woodland are more effective than less dense
woodland and orchards.
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AIR POLLUTANT REMOVAL
This map shows the effect of vegetation on concentrations of air pollutants through
mechanisms including deposition, absorption, and chemical breakdown. This is another
map related to the woodland and orchards in the Parish.

7.

BIODIVERSITY
This natural capital 'bundled benefit' comprises the ability of a habitat to support a diverse
range of species, providing a variety of environmental, social, and economic benefits.
These layers should be viewed in conjunction with the original Gloucestershire Nature
Recovery Network.
This map shows a more complex relationship with natural capital. While not all areas of
woodland and orchard support biodiversity, there are areas from the following water quality
map (Item 8 of the Appendix) that do. Of these, there are areas of high provision near the
Coombe Hill Basin but many others of low provision.
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WATER QUALITY
This natural capital 'bundled benefit' comprises the uptake of pollutants dissolved or
suspended in water by vegetation, and the ability of vegetation to prevent pollutants
reaching waterbodies through interception and filtration.

9.

NATURE RECOVERY NETWORK
Nature Recovery Network mapping aims to show the prioritised distribution of opportunities for
creating a more resilient network of habitats for people and nature. Four categories are
included:
 Open habitat (core habitat: largely grassland but also some lowland heath);
 Woodland (core habitat: semi-nature woodland);
 Arable (coming soon! core habitat: farmland bird and specialist arable plant habitats); and
 Wetland (core habitat: all open water and wetland habitats). This layer is treated as an
overlay to the other categories.
Mixed habitats which are hard to define are treated simply as 'Open habitat or Woodland'.
Due to their significance in the County, Traditional Orchards (a Priority Habitat) have here
been included as a separate habitat layer.
For the key to this map, see Item 11 of this Appendix where the map is shown with the
Wetland overlay added.
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WETLAND OPPORTUNITY AREAS
The largest area marked  has much in common with Flood Zone 2 but there are other
smaller areas on higher ground, where surface water may accumulate.

11.

NATURE RECOVERY NETWORK WITH WETLAND OPPORTUNITY (Overlay)
This map is Item 9 of this Appendix overlaid with Item 10. The key to the Network Recovery
Network and Wetland Opportunity map is:
Existing Priority Habitat



Open Habitats: Medium Priority



Woodland: High Priority



Open Habitats: Low Priority



Woodland: Medium Priority



Open Habitats or Woodland: High Priority

Woodland: Low Priority



Open Habitats or Woodland: Medium Priority

Open Habitats: High Priority



Open Habitats or Woodland: Low Priority



Wetland Opportunity Areas (overlay)



This map clearly shows a corridor from the Coombe Hill North Meadow, across Apperley to
the floodplain to the east of the River Severn near Barrow Hill and Grove.
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CORE WOODLAND HABITATS
These areas  of woodland also appear on the woodland network viability map (Item 17 in
this Appendix) but without the additional detail of their areas, indicated by a coloured border.

13.

CORE OPEN HABITATS
On this map, there is an open habitat indicated in the field behind Apperley Park which,
in the past, has been the subject of proposed housing developments. On other maps in this
series, it forms part of a corridor to the north-east of the settlement of Apperley.
Most other open habitats are within the flood zone.
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CORE WETLAND HABITATS
On this map, it is easy to confuse the Parish boundary with watercourses and the wetland
habitats marked on the map.
The map indicates many small ponds that are distributed across Deerhurst Parish. They
include several ponds within or close to the settlement of Apperley; at the Village Green,
near the Village Hall and at Wightfield Manor.
The largest wetland habitats are within the flood zone.

15.

TRADITIONAL ORCHARDS
These traditional orchards are also shown on Parish Online and DEFRA MAGiC, from
data supplied by Natural England.
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WOODLAND HABITAT CONNECTIVITY
Each connectivity distance category reflects an important threshold for species population
movement and survival in wooded habitat; bigger connectivity distances are a darker
colour.


500 metres



1,000 metres



5,000 metres



10,000 metres

Only a very small area near the centre of Apperley (along Gabb Lane) and a larger area
across the A38 and along the first stretch of the B4213 break the woodland habitat
connectivity across the Parish.

17.

OPEN HABITAT CONNECTIVITY
Each connectivity distance category reflects an important threshold for species population
movement and survival in open habitat; bigger connectivity distances are a darker colour.
500 metres
1,000 metres
5,000 metres
Clearly, there is connectivity across most of the floodplain but there is also connectivity
across fields to the east of Apperley that, although unmarked, provides a shorter alternative
route.
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WOODLAND HABITAT PATCH VIABILITY
This map shows most of the woodland areas in the Parish, which are also found from
National Forest Inventory layer of the DEFRA MAGiC map.
Smaller patches (red border, two shades) are less viable for most woodland species; larger
patches (yellow and orange borders) have the highest resilience. The size categories
reflect important thresholds for species population survival.
Patch size: 10 - 20 ha
Patch size: 5 - 10 ha
Patch sizes: 1.5 - 5 ha
Patch sizes: < 1.5 ha

19.

OPEN HABITAT PATCH VIABILITY
This map shows smaller patches (red border, two shades) that are less viable for most
open habitat species; larger patches (yellow and orange borders) have the highest
resilience. The size categories reflect important thresholds for species population survival.
Patch size: 5 - 30 ha
Patch size: 3 - 5 ha
Patch sizes: 1 - 3 ha
Patch sizes: < 1 ha
Each open habitat patch is within the flood zone.
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SCHEDULED ANCIENT MONUMENTS
This map shows the scheduled ancient monument at Deerhurst (village). Why something
recorded by Historic England is included on the Gloucestershire Natural Capital Mapping
Project is not explained.

21.

STRATEGIC NATURE AREAS
This map shows the local Strategic Nature Area. This is identical to the Severn Vale Nature
Improvement Area (NIA) but, probably due to teething problems, the NIA is displaced a
short distance to the east. This is the nature area on which the Landscape Protection Zone
(LPZ) is largely based except that, as explained elsewhere, the LPZ applies to the whole of
Deerhurst Parish.
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OPEN CYCLE MAP
This map shows many cycling routes across the United Kingdom. Some are National Cycle
Network routes, of which the nearest (Route 45, from Chester to Salisbury) crosses the
B4213 at Tirley. The dotted line may be a favourite route uploaded to the
OpenCycleMap.org website; from Tewkesbury to Hereford. As with the Scheduled
Monument layer, it is curious why this map is included in the Gloucestershire Natural
Capital Mapping Project.
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APPENDIX J
Flooding - River Level and Flow Rate Data
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FLOODING
River level data over many years indicates how much, how often and for how long flooding has affected and continues to affect Deerhurst Parish. It
does not show how quickly water drains from farmland or the Coombe Hill Meadows. This may take many weeks or several months before it is
possible, for example, to use some of the footpaths across the floodplain. In contrast, a footpath such as the Severn Way recovers much more quickly
because it runs along the flood bank beside the River.
In this Appendix, the river level and flow rate data from the Haw Bridge gauging station is reviewed.
FIGURE J.1 - SHORT-TERM RIVER LEVEL AT HAW BRIDGE
The following graph is available online using the Flood Information Service on the GOV.UK website. In this example, copied at the time of writing, the
river level has been relatively low (1.32 metres AOD) before it begins to be affected by the tide in the Severn Estuary; beginning the pattern of rising
and falling levels almost twice each day. The river level (in metres) is measured relative to 6.0 metres AOD (above ordnance datum).
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FIGURE J.2 - LONG-TERM RIVER LEVEL AT HAW BRIDGE
The following level data, the mean level recorded at 9 am each day, has been supplied by the Environment Agency. It is shown over a period of
45 years, from 1 January, 1976 to 1 January, 2020. Similar data was supplied from 1995 for the Deerhurst monitoring station although some of the
data was estimated because the equipment failed in 2012 and was suspected to have been damaged. Since June 2018 and into the future, unless
the equipment at Haw Bridge is replaced, measurements at Deerhurst should be more accurate because the monitoring station has been updated.
The data clearly shows the rise and fall over roughly an annual cycle, with lower levels of around 0.5 metres during the Summer each year. The
obvious exception to this pattern is in Summer 2007, when the maximum reading of 6.2 metres (in this data set, to one decimal place) occurred
between periods of around 0.6 metres during the Spring and Autumn. Another summer flood occurred during 2012.
According to the flood information page on GOV.UK, when the water level reaches 4.50 m at Haw Bridge, minor flooding is possible in this area. This
gives an indication of when the B4213 would have been closed between Lower Apperley and Haw Bridge. Similarly, Wainlode Lane would have been
closed. The B4213 from Tirley to Haw Bridge is slightly higher than the approach from Lower Apperley.
River Severn at Haw Bridge: River Level at Gauge, reference 6.0 m AOD
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[Data source: Environment Agency]
Over the following five pages, the same river level data is shown for periods of five years but limited to river levels of 4.0 metres and over. The
reference level at Haw Bridge is 6.0 metres AOD, so the river level of 4.0 metres is the same as 10.0 metres AOD (above ordnance datum).
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FIGURE J.4 - RIVER LEVEL AT HAW BRIDGE 1981-1985
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FIGURE J.3 - RIVER LEVEL AT HAW BRIDGE 1976-1980
During the hot Summer of 1976, there was no flooding. Over the next four winters, the worst period of flooding was early in 1977.
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River Severn at Haw Bridge 1976-1980: River Level at Gauge, reference 6.0 m AOD

6.0

5.5

5.0

4.5

[Data source: Environment Agency]
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FIGURE J.5 - RIVER LEVEL AT HAW BRIDGE 1986-1990
In this five year period, after a winter free of floods there was severe flooding twice over the winter of 1989-1990.
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River Severn at Haw Bridge 1986-1990: River Level at Gauge, reference 6.0 m AOD
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[Data source: Environment Agency]

FIGURE J.6 - RIVER LEVEL AT HAW BRIDGE 1991-1995
In this five year period, there was flooding of varying severity each winter, with longer periods of flooding in the winters of 1993-1994 and 1994-1995.
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River Severn at Haw Bridge 1991-1995: River Level at Gauge, reference 6.0 m AOD
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[Data source: Environment Agency]
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In this five year period, flooding each winter is less severe than the previous year, with no flooding in 2005.
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FIGURE J.8 - RIVER LEVEL AT HAW BRIDGE 2001-2005
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[Data source: Environment Agency]
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FIGURE J.7 - RIVER LEVEL AT HAW BRIDGE 1996-2000
In this five year period, there is no flooding for two years (1996 and 1997) then a resumed pattern of flooding each winter, most severely in late 2000.
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River Severn at Haw Bridge 1996-2000: River Level at Gauge, reference 6.0 m AOD
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[Data source: Environment Agency]
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In this five year period, after another long period without flooding, there were severe winter floods in 2012-2013 and 2013-2014.
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FIGURE J.10 - RIVER LEVEL AT HAW BRIDGE 2011-2015

01/07/2015

[Data source: Environment Agency]
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FIGURE J.9 - RIVER LEVEL AT HAW BRIDGE 2006-2010
After a long period without flooding, the winter of 2006-2007 had several short flood events, preceding the 2007 Gloucestershire flood.
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River Severn at Haw Bridge 2006-2010: River Level at Gauge, reference 6.0 m AOD
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[Data source: Environment Agency]
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FIGURE J.11 - RIVER LEVEL AT HAW BRIDGE 2016-2020
The last five years repeat the pattern of longer periods without flooding, with one of two winters with severe flooding, in this case 2019-2020 and
2020-2021.
River Severn at Haw Bridge 2016-2020: River Level at Gauge, reference 6.0 m AOD
6.0
5.5
5.0

01/01/2021

01/12/2020

01/11/2020

01/10/2020

01/09/2020

01/08/2020

01/07/2020

01/06/2020

01/05/2020

01/04/2020

01/03/2020

01/02/2020

01/01/2020

01/12/2019

01/11/2019

01/10/2019

01/09/2019

01/08/2019

01/07/2019

01/06/2019

01/05/2019

01/04/2019

01/03/2019

01/02/2019

01/01/2019

01/12/2018

01/11/2018

01/10/2018

01/09/2018

01/08/2018

01/07/2018

01/06/2018

01/05/2018

01/04/2018

01/03/2018

01/02/2018

01/01/2018

01/12/2017

01/11/2017

01/10/2017

01/09/2017

01/08/2017

01/07/2017

01/06/2017

01/05/2017

01/04/2017

01/03/2017

01/02/2017

01/01/2017

01/12/2016

01/11/2016

01/10/2016

01/09/2016

01/08/2016

01/07/2016

01/06/2016

01/05/2016

01/04/2016

01/03/2016

4.0

01/02/2016

4.5
01/01/2016

River Level at Gauge (metres)

6.5

[Data source: Environment Agency]
The data for 2020 is coloured  because it came from a different online source. It may have been measured at a different time of day to the date
supplied by the Environment Agency. In the context of this document, any differences between these two sets of data are not significant.
THRESHOLD FOR SEVERE FLOODING – ‘BANKFULL’ RIVER LEVEL
The river level data analysed above, from 1975 onwards, was supplied by the Environment Agency. The is similar to the data available to view for the
past five days at the Flood Information Service on the GOV.UK website (Figure J.1).
River flow rate data is available to view and download on the Defra Data Services Platform at https://environment.data.gov.uk; also from 1975
onwards. The same data is available to view and download on the National River Flow Archive (NRFA) website but, in addition, there is an
explanation of how the river flow rate relates to the river level.
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FIGURE J.12 - BANKFULL RIVER LEVEL AT HAW BRIDGE
The following graph from the NRFA website shows the river level at Haw Bridge at which the River Severn overtops (burst its banks). This is derived
from the data from the measuring station; the river level (referred to as the stage) at which the flow rate starts to rise much more rapidly because the
river is no longer contained within its banks. The “bankfull” river level (“bankfull” stage) is 4.9 metres, higher by 0.4 metres than the level for which the
Environment Agency warns that minor flooding is possible in this area.

[Data source: National River Flood Archive]
06 June, 2021

FOR CONSULTATION

Page 239 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

Extracts from NRFA Glossary:
Flow

The water flow (rate) in cubic metres per second (cumecs).

QMED

The mean annual maxima flood. QMED has an annual exceedance probability of 0.5 and a return period of 2 years.

AMAX

The Annual Maximum (AMAX) series contains the largest observed flow (rate) (in cubic metres per second, abbreviated to m3/s and
sometimes also referred to as 'cumecs') in each water year.

AMAX1

The AMAX1 is the highest largest maximum observed flow (rate) in the AMAX series.

Stage

The elevation of the free surface of a stream relative to a datum; sometimes also referred to as the gauge height.

Bankfull Stage

The maximum water level when the river is fully contained within the banks.

On the NRFA website, there is also a map of catchment area, extending from Haw Bridge in the south: west to the source of the River Severn; east to
the source of the River Avon; north to the source of the River Tern; for which the area is 9895 km2. Of the over 1500 gauging stations for which data
is available from the Archive, Haw Bridge has one of the largest catchment areas (upstream of the gauging station) in the UK.
ANNUAL NUMBER OF DAYS OF FLOODING
Another method of measuring the extent of flooding is to count the number of days in each year on which the river level was higher than selected river
levels, as follows:
(a)

4.5 metres, the minimum level for minor flooding at the Haw Bridge gauge (defined by the Environment Agency on GOV.UK);

(b)

4.9 metres, the “bankfull” level (defined by the NRFA, explained above); and

(c)

5.5 metres (approximately midway to the highest recorded river level).
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TABLE J.13 - ANNUAL NUMBER OF DAYS OF FLOODING
In this format, the severity of the 2007 flood is clearly distinguishable by the number of days (four, shaded ) when the river level was higher than
5.5 metres.
Number of Days Above River Level,
reference 6.0 metres AOD at Haw Bridge

Number of Days Above River Level,
reference 6.0 metres AOD at Haw Bridge

Number of Days Above River Level,
reference 6.0 metres AOD at Haw Bridge

Year

> 4.5 m

> 4.9 m

> 5.5 m

Year

> 4.5 m

> 4.9 m

> 5.5 m

Year

> 4.5 m

> 4.9 m

> 5.5 m

1976

0

0

0

1991

9

4

0

2006

4

0

0

1977

20

8

0

1992

13

7

0

2007

39

20

4

1978

5

0

0

1993

20

9

0

2008

29

22

0

1979

14

2

0

1994

13

4

0

2009

3

0

0

1980

5

0

0

1995

23

9

0

2010

7

1

0

1981

11

5

0

1996

0

0

0

2011

0

0

0

1982

13

7

0

1997

0

0

0

2012

28

22

0

1983

1

0

0

1998

26

20

0

2013

24

14

0

1984

6

2

0

1999

30

15

0

2014

41

34

1

1985

0

0

0

2000

34

27

1

2015

2

0

0

1986

4

1

0

2001

10

3

0

2016

26

10

0

1987

8

0

0

2002

14

7

0

2017

0

0

0

1988

16

5

0

2003

5

4

0

2018

8

2

0

1989

13

11

0

2004

6

2

0

2019

31

15

0

1990

21

17

0

2005

0

0

0

2020

42

31

1

If the overall number of days is used to rank which years were the worst for flooding, then 2020 and 2014 are worse than 2007, with 2000 and 1999
the other years when there was at least 30 days when the river level was higher than 4.5 metres.
To make the same comparison over the past 45 years, the annual number of days when flooding occurs can be drawn as a stacked column graph. To
do this the cumulative numbers in the previous table are converted to numbers of days when the river level is: (a) higher than 4.5 metres but less than
4.9 metres; (b) higher than 4.9 metres but less than 5.5 metres; and (c) higher than 5.5 metres.
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FIGURE J.14 - ANNUAL NUMBER OF DAYS OF FLOODING
Again, the Gloucestershire flood in 2007 is highlighted because the river level remains high (> 5.5 metres) for the longest period (shaded ) but other
years also stand out (tallest overall) because of the total number of days when flooding occurred. In this format, it is very obvious that flooding has
been occurring for more days each year from 1998 but that years with no flooding have been occurring more often than before 1998.

River Severn at Haw Bridge 1976-2000: Annual Number of Days Flooding
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During 2020, the total number of days when there was flooding (with a river level of at least 4.5 metres) was 42 (six weeks), the highest annual total in
the available data. This included the second highest number of days (31) of extensive flooding, beyond the banks of the River; the highest number
(33) occurring during 2014.
In the following Appendix K, allowances for climate change are applied to river flow rate data to estimate the number of days each year on which
severe flooding is likely to occur in future. The allowances are applied to data from the period 1961-1990, which is the baseline for calculations. For
the Haw Bridge, data is not available for the whole of this period. From the above graph (Figure J.14), the baseline must be based on the shorter
period 1976-1990. The average number of days each year on which severe flooding occurs is 3.9; the maximum number of days is 17 during 1990.
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TABLE J.15 - EFFECT OF FURTHER RIVER LEVEL RISE ON ANNUAL NUMBER OF DAYS OF FLOODING
To understand how a further rise in river level due to climate change might increase the annual number of days when flooding occurs, the number of
days can be calculated when the river level was between 4.5 metres (the minimum river level for flooding) and selected lower river levels. In the
following example, the numbers of additional days are equivalent to cumulative increases in river level of 0.2, 0.3 and 0.4 metres.
Number of Days Flooded added had River
Level Risen Further, at Haw Bridge

Number of Days Flooded added had River
Level Risen Further, at Haw Bridge

Number of Days Flooded added had River
Level Risen Further, at Haw Bridge

Year

+ 0.2 m

+ 0.3 m

+ 0.4 m

Year

+ 0.2 m

+ 0.3 m

+ 0.4 m

Year

+ 0.2 m

+ 0.3 m

+ 0.4 m

1976

0

0

2

1991

1

1

3

2006

4

7

9

1977

7

7

11

1992

0

2

3

2007

1

4

9

1978

3

5

5

1993

6

9

9

2008

0

1

4

1979

3

4

6

1994

7

11

14

2009

4

5

9

1980

3

5

7

1995

7

10

13

2010

1

1

1

1981

1

2

3

1996

2

2

2

2011

0

0

0

1982

3

4

5

1997

1

1

1

2012

6

8

9

1983

3

5

6

1998

8

11

14

2013

4

5

6

1984

3

3

4

1999

2

5

6

2014

7

8

9

1985

0

1

2

2000

7

10

12

2015

5

5

9

1986

3

4

5

2001

8

9

9

2016

2

3

3

1987

1

4

4

2002

6

11

14

2017

0

0

0

1988

4

4

7

2003

1

1

1

2018

3

9

13

1989

2

3

4

2004

5

6

7

2019

6

8

13

1990

2

2

3

2005

3

6

6

2020

1

3

5
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FIGURE J.16 - EFFECT OF 0.2 m, 0.3 m AND 0.4 m RIVER LEVEL RISE ON ANNUAL NUMBER OF DAYS OF FLOODING

River Severn at Haw Bridge 1975-2000 as Baseline: Effect of 0.2, 0.3 and 0.4 m River Level Rise
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Additional Number of Days

The data from the previous table can be presented as a graph. Using the same river level data supplied by the Environment Agency (from 1975), the
additional number of days is shown for the three rises in river level: 0.2, 0.3 and 0.4 metres. These rises in level are assumed because of the climate
change allowance to 2039 for land adjacent to the River Severn. The allowances for climate change are explained in Appendix K.

If these results are added to the number of days when flooding actually occurred (Table J.13 and Figure J.14), the maximum number of days would
have been 50 during 2014 (instead of 41). The next worst years would have been: 2007 (48); 2020 (47); 2000 (46); 2019 (44); and 1998 (40). This
confirms the trend for flooding to have been worse since 1998.
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APPENDIX K
Flood Risk Assessment - Effect of Climate Change
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FLOOD RISK ASSESSMENT - OVERVIEW
Much guidance is provided on the GOV.UK website about when and how to carry out a Flood Risk Assessment. This includes a section about
neighbourhood planning, which is reproduced below.
GUIDANCE - NEIGHBOURHOOD PLANNING
1.

How should neighbourhood planning take account of flood risk?
The overall approach in paragraph 100 of the National Planning Policy Framework (NPPF) applies to neighbourhood planning. [The reference
to the NPPF should have been updated to refer to paragraphs 155 to 165, “Planning and Flood Risk”.]
In summary, the qualifying bodies involved in neighbourhood planning should:
(a)

seek to ensure neighbourhood plans and neighbourhood development/community right to build orders are informed by an appropriate
assessment of flood risk;

(b)

ensure policies steer development to areas of lower flood risk as far as possible;

(c)

ensure that any development in an area at risk of flooding would be safe, for its lifetime taking account of climate change impacts; and

(d)

be able to demonstrate how flood risk to and from the plan area/development site(s) will be managed, so that flood risk will not be
increased overall, and that opportunities to reduce flood risk, for example, through the use of sustainable drainage systems, are included
in the plan/order.

Local planning authorities should have in mind these aims in providing advice or assistance to qualifying bodies involved in neighbourhood
planning. Further information on what information and advice should be made available is here.
See also:
(Link to) What to consider if there is a risk of flooding in the neighbourhood plan area?
(Link to) What to consider if bringing forward a Neighbourhood Development Order/Community Right to Build Order in an area at risk of
flooding?
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What advice and information on flood risk is available for neighbourhood planning?
Local planning authorities’ Strategic Flood Risk Assessments should be the primary source of flood risk information in considering whether
particular neighbourhood planning areas may be appropriate for development. Other important sources include the interactive maps of flood risk
available on the Environment Agency’s web site. Local planning authorities should make available to qualifying bodies any reports or
information relating to the Strategic Flood Risk Assessment, and share any other information relevant to flood risk (such as the application of
the Sequential and Exception Tests to the Local Plan).
Along with other statutory agencies, the Environment Agency has published advice on neighbourhood planning. Anyone preparing a
neighbourhood plan or order may also find it helpful to consult the lead local flood authority or the area.

3.

What should be considered if there is a risk of flooding in the neighbourhood plan area?
Where the Strategic Flood Risk Assessment, or other available flood risk maps or information, indicates that part or parts of a neighbourhood
plan area may be at risk of flooding, the qualifying body will need to have regard to the National Planning Policy Framework’s policies on flood
risk. Where they are considering proposing development, they should show that this would be consistent with the local planning authority’s
application of the Sequential Test and if necessary, the Exception Test for the Local Plan.
Where areas under consideration for development are not consistent, or the relevant Local Plan is inconclusive, it is likely that the qualifying
body will need to provide further information to demonstrate that any development proposed by the neighbourhood plan passes the Sequential
Test, and if necessary the Exception Test.
Local planning authorities should provide advice to qualifying bodies on where and how they should demonstrate that policies and any site
allocations in neighbourhood plans and Orders would satisfy the Sequential Test and, if necessary, the Exception Test, including the
appropriate area to apply the Sequential Test. This will depend on a number of factors, including;
(a)

the size of the neighbourhood planning area;

(b)

the flood risks in the area and/or in its vicinity;

(c)

the nature of the neighbourhood plan policies or Order proposals; and

(d)

the degree of conformity with strategic policies of the Local Plan, including site allocations, and whether these have been subject to the
Sequential Test.

In providing advice, local planning authorities should have regard to flood risk across the whole of their areas. In particular, there may be places
outside the neighbourhood planning area at lower flood risk which are suitable and reasonably available for the development proposed.
There is further guidance on the approach to individual development proposals, or where a Neighbourhood Development or Community Right to
Build Order is proposed, in an area at risk of flooding.
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What should be considered if bringing forward a Neighbourhood Development Order/Community Right to Build Order in an area at risk of
flooding?
The general approach and requirements for site-specific flood risk assessments should be applied to developments in areas at risk of flooding
to be permitted by Neighbourhood Development/Community Right to Build Orders. This means that for any development proposals:
(a)

in Flood Zone 2 or 3; or

(b)

of at least 1 hectare; or

(c)

in an area that has critical drainage problems (as notified to the local planning authority by the Environment Agency); or

(d)

that may be subject to other sources of flood risk; and

(e)

a site-specific flood risk assessment should support the draft Order. The flood risk assessment checklist may be helpful in this respect.

Where the neighbourhood planning area is in Flood Zone 2 or 3, or is in an area with critical drainage problems, advice on the scope of the
flood risk assessment required should be sought from the Environment Agency. Where the area may be subject to other sources of flooding, it
may be helpful to consult other bodies involved in flood risk management, as appropriate.
Where a Neighbourhood Development/Community Right to Build Order is under consideration for a site/area in Flood Zone 2 or 3, which has
not been allocated in the development plan through the Sequential Test, and if necessary the Exception Test, it will be necessary for those
proposing the development, in having regard to the National Planning Policy Framework’s policies on flood risk, to demonstrate why the
development cannot reasonably be located in areas of lower flood risk.
In all cases where new development is proposed, the sequential approach to locating development in areas of lower flood risk should still be
applied within a neighbourhood planning area.
Neighbourhood Development/Community Right to Build Orders that propose new development that would be:
(a)

contrary to the flood risk vulnerability and flood zone compatibility table (Table 3); or

(b)

within areas at risk of flooding where sequential testing shows there to be places at lower flood risk which are suitable and reasonably
available for the development proposed;

should not be considered appropriate, having regard to the national policies on development and flood risk.
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STRATEGIC FLOOD RISK ASSESSMENTS
The following Strategic Flood Risk Assessments for Tewkesbury Borough are available online:
Level 1

Tewkesbury Borough Council: Strategic Flood Risk Assessment for Local Development Framework, Level 1, Volume 1 - FINAL,
September 2008 Halcrow Group Limited
This document contains much of the guidance for conducting a Strategic Flood Risk Assessment but only limited information that could
be used in a Flood Risk Assessment for a Neighbourhood Plan.
There is a recommendation for Tewkesbury Borough Council to consider the production of a Surface Water Management Plan
(SWMP) for the Borough. This doesn’t seem to be available.
The heavy rainfall that occurred prior to the 2007 Gloucestershire Flood is compared with Met Office records, as follows.
“The flooding followed unprecedented rainfall; the wettest-ever May to July period since national records began in 1766. The Centre for
Ecology and Hydrology states that May to July produced hydrological conditions with no close modern parallel for the summer period in
England and Wales. Met Office records show that an average of 414 mm of rain fell across England and Wales during a three month
period - 228 mm greater than the average May to July rainfall recorded.
“(The following table) confirms the outstanding character of the May to July rainfall in 2007.”
TABLE K.1 - HIGHEST MAY TO JULY RAINFALL TOTALS FOR ENGLAND AND WALES
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Rank

Year

Rainfall
mm

% of 1971 - 2000
Average

Rank

Year

Rainfall
mm

% of 1971 - 2000
Average

1

2007

415

223

9

1768

317

170

2

1789

349

187

10

1860

315

169

3

1879

342

184

11

1817

313

168

4

1828

330

177

12

1777

312

167

5

1782

329

177

13

1924

308

165

6

1797

324

174

14

1779

307

165

7

1830

323

173

15

1816

304

163

8

1766

319

171

Source: Centre for Ecology and Hydrology
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This SFRA includes the following comments relevant to Deerhurst Parish:
 Deerhurst Parish Drain is designated main river from SO 8782 2712 to its confluence with the River Severn (SO 8462 2642), with a
upstream catchment area of 4.84 km2. The watercourse runs in a predominantly westerly direction through the Borough, flowing
parallel to the Coombe Hill Canal (disused) for much of its length.
(From the grid reference, the Deerhurst Parish Drain originates at Coombe Hill Canal and Meadows SSSI)
 Flood Event, March 1947, River Severn. Historically one of the largest magnitude floods to affect the Borough. Vast areas of rural
floodplain adjacent to the River Severn inundated throughout the Borough. Many settlements adjacent to the River Severn also
inundated including: Tewkesbury, Chaceley, Deerhurst, Leigh, Sandhurst, Maisemore and Longford.
 Flood Event, April 1998, River Avon, Deerhurst Parish Drain, River Chelt, Leigh Brook. Predominantly rural floodplain adjacent to
the River Avon on the north-eastern boundary of the Borough and Tewkesbury. Some isolated properties affected. Rural areas
inundated adjacent to the Deerhurst Brook, River Chelt and Leigh Brook. Some isolated properties affected.
 (Referring to how the Summer 2007 Floods affected Tewkesbury Borough) The main locations affected by flooding from the River
Severn included: Tewkesbury (from both the River Severn and Avon), Chaceley, Deerhurst, Tirley, Ashleworth, Sandhurst,
Maisemore, Longford and Leigh.
 (Referring to Fluvial Flood Risk in Tewkesbury Borough) “A number of other settlements are also shown to be at risk from flooding
with the main areas including: Chaceley, Deerhurst, Leigh, Sandhurst, Minsterworth, Maisemore and Longford.”
 (Referring to the Severn Fluvial Strategy) Options were assessed along the corridor of the River Severn. The ‘Severn Vale’ section
of the river was assessed, providing an assessment of seventeen sites along the Severn corridor through Tewkesbury Borough.
These included: Mitton, Northway Lane Industrial Estate, King’s John’s Bridge, Tewkesbury North, Newtown, Back of Avon, Howell’s
Road, St. Mary’s Road, Priors Park, Church Street, Queen Road (all in Tewkesbury town), Chaceley, Deerhurst, Apperley, The Haw
and Ashleworth Quay and Meadows. For all but one of these locations (Northway Lane Industrial Estate), the preferred option is to
‘do minimum’, i.e. continue channel maintenance and flood warning (and defence maintenance in the case of Deerhurst) as a
means of flood risk management for the next 50 years.
There are also references to Flood Defences:
 River Severn, North of Deerhurst, SO 8758 3128 to SO 8459 2782; Raised defence; Owned by Environment Agency; 5020.9 metres
long; Combination of earth embankment def’ with berm, raised tarmac roads, on left bank.
(From the grid references, this is from Haw Bridge to near Tewkesbury Park golf course; the raised tarmac road must be at The
Coalhouse Inn)
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 River Severn, Downstream of Haw Bridge, SO 8457 2781 to SO 8454 2772; Raised defence; Owner unknown; 101.3 metres long;
Earth defence, on left bank.
(From the grid references, this is Bridge House at Haw Bridge)
 River Severn, Downstream of Haw Bridge, SO 8455 2773 to SO 8468 2277; Raised defence; Owned by Environment Agency;
2252.5 metres long; Combination of earth embankment with berm and high ground, on left bank.
(From the grid references, this is from Haw Bridge to Wainlode Cliff)
 (Owned by Tewkesbury Borough) The pumping station at Deerhurst (SO 8730 3000) thought to pump approximately
37 litres/second when the flood gates are closed.
Level 1

Gloucestershire County Council, Strategic Flood Risk Assessment, Level 1, Executive Summary, September 2008 Halcrow Group
Limited
This summary includes only one comment relevant to Deerhurst Parish:
 There is just one canal in the Borough and this falls to the north of Leigh. The Coombe Hill Canal is now disused and liaison with
British Waterways (BW) indicated that there are no recorded incidents of breaches or overtopping, or any other local flood risk
instances associated with this canal. (The Canal is blocked as part of the flood back, so that is not connected to the River Severn.)

Level 2 (1)

Gloucester, Cheltenham and Tewkesbury Joint Core Strategy: Strategic Flood Risk Assessment for Local Development Framework,
Level 2 - FINAL REPORT, October 2011, Halcrow Group Limited

Level 2 (2)

Flood Risk and Water Management. Gloucester, Cheltenham and Tewkesbury JCS: Strategic Flood Risk Assessment - Level 2 Additional Assessments, Final, October 2012, Capita Symonds

Level 2 (3)

Tewkesbury Borough Council: Level 2 Strategic Flood Risk Assessment, Final Report, November 2017, JBA Consulting
This SFRA includes the following comments relevant to Deerhurst Parish:
 However, a small part of the borough is affected by tidal influences e.g. the River Severn towards Gloucester. As such, increases in
sea level may have an impact on parts of the borough and where necessary, this will need to be taken into account. The
governments updated climate change guidance provides details sea level allowance for certain epochs.
Also available to download is a list of comments on the report from the Environment Agency; which identifies shortcomings.

The three Level 2 assessments list development sites within the Joint Core Strategy (JCS) area. None has any effect on Deerhurst Parish.
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NPPF 2019 - PLANNING AND FLOOD RISK
The following policies are from the latest version of the National Planning Policy Framework (NPPF).
155

Inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk (whether
existing or future). Where development is necessary in such areas, the development should be made safe for its lifetime without increasing
flood risk elsewhere.

156

Strategic policies should be informed by a strategic flood risk assessment, and should manage flood risk from all sources. They should
consider cumulative impacts in, or affecting, local areas susceptible to flooding, and take account of advice from the Environment Agency
and other relevant flood risk management authorities, such as lead local flood authorities and internal drainage boards.

157

All plans should apply a sequential, risk-based approach to the location of development – taking into account the current and future impacts
of climate change – so as to avoid, where possible, flood risk to people and property. They should do this, and manage any residual risk, by:
(a)

applying the sequential test and then, if necessary, the exception test as set out below;

(b)

safeguarding land from development that is required, or likely to be required, for current or future flood management;

(c)

using opportunities provided by new development to reduce the causes and impacts of flooding (where appropriate through the use of
natural flood management techniques); and

(d)

where climate change is expected to increase flood risk so that some existing development may not be sustainable in the long-term,
seeking opportunities to relocate development, including housing, to more sustainable locations.

158

The aim of the sequential test is to steer new development to areas with the lowest risk of flooding. Development should not be allocated or
permitted if there are reasonably available sites appropriate for the proposed development in areas with a lower risk of flooding. The strategic
flood risk assessment will provide the basis for applying this test. The sequential approach should be used in areas known to be at risk now
or in the future from any form of flooding.

159

If it is not possible for development to be located in zones with a lower risk of flooding (taking into account wider sustainable development
objectives), the exception test may have to be applied. The need for the exception test will depend on the potential vulnerability of the site
and of the development proposed, in line with the Flood Risk Vulnerability Classification set out in national planning guidance.

160

The application of the exception test should be informed by a strategic or site-specific flood risk assessment, depending on whether it is
being applied during plan production or at the application stage. For the exception test to be passed it should be demonstrated that:
(a)

the development would provide wider sustainability benefits to the community that outweigh the flood risk; and

(b)

the development will be safe for its lifetime taking account of the vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
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161

Both elements of the exception test should be satisfied for development to be allocated or permitted.

162

Where planning applications come forward on sites allocated in the development plan through the sequential test, applicants need not apply
the sequential test again. However, the exception test may need to be reapplied if relevant aspects of the proposal had not been considered
when the test was applied at the plan-making stage, or if more recent information about existing or potential flood risk should be taken into
account.

163

When determining any planning applications, local planning authorities should ensure that flood risk is not increased elsewhere. Where
appropriate, applications should be supported by a site-specific flood-risk assessment (50). Development should only be allowed in areas at
risk of flooding where, in the light of this assessment (and the sequential and exception tests, as applicable) it can be demonstrated that:
(a)

within the site, the most vulnerable development is located in areas of lowest flood risk, unless there are overriding reasons to prefer a
different location;

(b)

the development is appropriately flood resistant and resilient;

(c)

it incorporates sustainable drainage systems, unless there is clear evidence that this would be inappropriate;

(d)

any residual risk can be safely managed; and

(e)

safe access and escape routes are included where appropriate, as part of an agreed emergency plan.

164

Applications for some minor development and changes of use (51) should not be subject to the sequential or exception tests but should still
meet the requirements for site-specific flood risk assessments set out in footnote (50).

165

Major developments should incorporate sustainable drainage systems unless there is clear evidence that this would be inappropriate. The
systems used should:
(a)

take account of advice from the lead local flood authority;

(b)

have appropriate proposed minimum operational standards;

(c)

have maintenance arrangements in place to ensure an acceptable standard of operation for the lifetime of the development; and

(d)

where possible, provide multifunctional benefits.

Footnotes:
(50) A site-specific flood risk assessment should be provided for all development in Flood Zones 2 and 3. In Flood Zone 1, an assessment should
accompany all proposals involving: sites of 1 hectare or more; land which has been identified by the Environment Agency as having critical
drainage problems; land identified in a strategic flood risk assessment as being at increased flood risk in future; or land that may be subject to
other sources of flooding, where its development would introduce a more vulnerable use.
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(51) This includes householder development, small non-residential extensions (with a footprint of less than 250 m2) and changes of use; except for
changes of use to a caravan, camping or chalet site, or to a mobile home or park home site, where the sequential and exception tests should be
applied as appropriate.
TABLE K.2 - FLOOD RISK VULNERABILITY CLASSIFICATION
There are five flood risk vulnerability classifications: “Essential Infrastructure”, “Highly Vulnerable”, “More Vulnerable”, “Less Vulnerable” and “Watercompatible Development”. Buildings and infrastructure are assigned to one of these classifications. Buildings used for dwelling houses are classified
as “More Vulnerable” in Table 2 of Flood Risk and Coastal Change guidance on GOV.UK.
Table 3 from the same guidance (copied below) shows the compatibility of buildings and infrastructure in the five flood risk vulnerability classifications
to the different flood zones. “More Vulnerable” is emphasised because it refers to housing.
Flood Risk Vulnerability Classification
Flood Zone

Essential
Infrastructure

Highly Vulnerable

More Vulnerable
(includes Housing)

Less Vulnerable

Water
Compatible

1











2



Exception Test
Required







3a 

Exception Test
Required 



Exception Test
Required





3b *

Exception Test
Required *







*

 Development is appropriate
 Development should not be permitted
 In Flood Zone 3a essential infrastructure should be designed and constructed to remain operational and safe in times of flood
* In Flood Zone 3b (functional floodplain) essential infrastructure that has to be there and has passed the Exception Test, and water-compatible
uses, should be designed and constructed to: remain operational and safe for users in times of flood; result in no net loss of floodplain storage; and
not impede water flows and not increase flood risk elsewhere.
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FIGURE K.3 - FLOOD RISK FOR
PLANNING MAP
The map (right) is provided by the
Environment Agency on the GOV.UK
website for planning.
KEY

Planning Policies Background Paper

Deerhurst

B4213

A38

River Severn

Flood Zone 3
Areas benefitting from
Flood Defences
Flood Zone 2
Flood Zone 1

Haw Bridge

Flood Defence
Main River
The Parish boundary is not shown
because it would obscure important
details of this map.
Note the hatched areas protected by
flood defences at Deerhurst and
Deerhurst Walton.
Note how Flood Zone 2 is mostly
confined to a narrow margin at the edge
of Flood Zone 3. However, Flood Zone 2
extents across the B4213 at its lowest
point between Apperley and the A38.
[Base Map: Ordnance Survey]
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TABLE K.4 - FLOOD ZONE DEFINITIONS (RIVER AND SEA FLOODING)
The following definitions are from the guidance for Flood Risk and Coastal Change on the GOV.UK website; Table 1 in the Flood Zone and Flood
Risk Tables section.
Flood Zone

Probability of Flooding

Definition

Zone 1

Low Probability

Land having a less than 1 in 1,000 annual probability of river or sea flooding. (All
land outside Zones 2 and 3)

Zone 2

Medium Probability

Land having between a 1 in 100 and 1 in 1,000 annual probability of river flooding;
or land having between a 1 in 200 and 1 in 1,000 annual probability of sea flooding.

Light blue

Zone 3a

High Probability

Land having a 1 in 100 or greater annual probability of river flooding; or Land having
a 1 in 200 or greater annual probability of sea flooding.

Dark blue

Zone 3b

The Functional
Floodplain

This zone comprises land where water has to flow or be stored in times of flood.
Local planning authorities should identify in their Strategic Flood Risk Assessments
areas of functional floodplain and its boundaries accordingly, in agreement with the
Environment Agency.

Not separately
distinguished
from Zone 3a on
the Flood Map
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OTHER FLOOD RISK MAPS
There are other flood maps that might be confused with the Flood Risk Map for Planning. Two examples are shown below to illustrate this.
FIGURE K.5 - LONG-TERM FLOOD RISK MAP FOR RIVERS AND SEA
Similar to the following map showing the extent of surface water flooding,
there is also a long-term flood risk map for river flooding (with four levels of
risk instead of Zones 2 and 3) with much less detail than the Flood Risk for
Planning map; the flood risk areas are shown with much less precision.

FIGURE K.6 - GLOUCESTERSHIRE COUNTY COUNCIL
POLICIES (PROPOSALS) MAP - FLOOD ZONES 2 AND 3a
On this interactive map with selectable layers, Flood Zones 2, 3a
and 3b can be displayed with other layers (historical, natural
resources, geology, agriculture, landscape, wildlife, access, etc).

KEY to Flood Risk:  High;  Medium;  Low;  Very Low

06 June, 2021

FOR CONSULTATION

KEY to Flood Zones:

Flood Zone 2;

Flood Zone 3a

Page 257 of 300

Deerhurst Neighbourhood Development Plan
FIGURE K.7 - LONG-TERM FLOOD
RISK MAP FOR SURFACE WATER

FOR CONSULTATION

Planning Policies Background Paper

Deerhurst

B4213

A38

The map (right) is provided by the
Environment Agency on the GOV.UK
website.
The same locations are marked as on
the previous map (Flood Risk for
Planning) because the Parish
boundary is not marked.
In addition, several locations are
arrowed  to indicate surface water
flooding that occurs in Flood Zone 1
(unaffected by river flooding). Around
Apperley and Lower Apperley, surface
water flooding occurs on roads near
higher ground. To the north-east of the
Parish, water flows from higher ground
to meet areas in Flood Zone 2 at
Deerhurst Walton and to the west of
Walton Hill.

River Severn

Haw Bridge

[Base Map: Ordnance Survey]

Coombe Hill Canal
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EFFECT OF CLIMATE CHANGE ON FLOODING - ALLOWANCES
The Environment Agency provides climate change allowances for use in flood risk assessments. These can also be found on GOV.UK. The
allowances come in three relevant forms: (1) an increase in peak flow (rate) along the River Severn; (2) an increase in peak rainfall intensity; and
(3) a sea level rise for the South West river basin. The effect of climate change would be to put at risk land that is currently in Flood Zone 1;
transferring it into an expanded Flood Zone 2 or 3.
TABLE K.8 - ALLOWANCES FOR PEAK RIVER FLOW RATE
Peak flow (rate) is measured (or estimated in extreme cases, such as 1990, 2000, 2007 and 2014) in cubic metres per second. The allowance for
climate change is a percentage increase in peak flow (rate), based on the period 1961 to 1990.
River Basin
District

Severn

06 June, 2021

Allowance
Category

Percentile

High++ (H++)

Total Potential Change Anticipated (based on 1961-1990 Baseline)
‘2020s’ (2015-2039)

‘2050s’ (2040-2069)

‘2080s’ (2070-2115)

100th

25%

45%

90%

Upper End

90th

25%

40%

70%

High Central

70th

15%

25%

35%

Central

50th

10%

20%

25%
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TABLE K.9 - ALLOWANCES FOR PEAK RAINFALL
In the guidance for preparing flood risk assessments and allowing for climate change, allowances for peak rainfall intensity are provided (in Table 2 of
the guidance) for anticipated changes in small catchments (less than 5 km2), or urbanised drainage catchments.
Applies across
all of England

Percentile

Upper End
Central

Total Potential Change Anticipated (based on 1961-1990 Baseline)
‘2020s’ (2015 to 2039)

‘2050s’ (2040 to 2069)

‘2080s’ (2070 to 2115)

95th

10%

20%

40%

70th

5%

10%

20%

However, for large rural drainage catchments, the guidance directs the reader to use the same allowances as for peak river flow (rate). See the
previous Table K.8. Historical rainfall data is available from the Meteorological Office (Met Office) to registered users. The Met Office website
indicates that data is available for areas of 5 km × 5 km and 1 km × 1 km. Until 1983, local rainfall was measured at Forthampton Court (only 2 km to
the north of Deerhurst (village), for which data is published by the Met Office. Since then, the nearest monitoring station appears to be at Hempsted
(Netheridge Works, 15 km south-south-west of Apperley).
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TABLE K.10 - ALLOWANCES FOR SEA LEVEL RISE DUE TO GLACIAL ISOSTATIC ADJUSTMENT
The first type of allowance for sea level rise is due to ‘glacial isostatic adjustment’ from the release of pressure at the end of the last ice age. The
northern part of the UK (i.e. northern Scotland) is slowly rising and the southern part (including England and Wales) is slowly sinking. Sea level
allowances are provided by river basin district in the UK for each period (beginning with 2000 to 2035) in mm per year (based on a 1981 to 2000
baseline). The total sea level rise in mm for each period is in brackets. The cumulative rise in sea level to 2125 is given in metres.
Sea Level Allowance in mm/year (and mm over period)
Area of
England

Allowance
Category

Percentile

South West
(includes
Severn Basin)

Higher Central
Upper End

Cumulative sea
level rise
2000 to 2125
(metres)

2000 to 2035
mm/year
(mm)

2036 to 2065
mm/year
(mm)

2066 to 2095
mm/year
(mm)

2096 to 2125
mm/year
(mm)

70th

5.8
(203)

8.8
(264)

11.7
(351)

13.1
(393)

1.21

95th

7.0
(245)

11.4
(342)

16.0
(480)

18.4
(552)

1.62

TABLE K.11 - ALLOWANCE FOR SEA LEVEL RISE
The second type of allowance for sea level rise is due to global effects, such as the melting of polar ice. This is a much simpler worst case (H++) until
the end of this century (2100).
Allowance
Category

Percentile

Total sea level rise to 2100
Change relative to mean sea level
(metres)

High++ (H++)

100th

1.90
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FIGURE K.12 - DAILY MAXIMUM RIVER LEVEL FOR PEAK FLOW RATE AT HAW BRIDGE - BASELINE 1975-1990
For each day that data is available, the Environment Agency has supplied minimum, mean and maximum river levels for the gauging station at Haw
Bridge and Deerhurst. More data is available from Haw Bridge for the 1961-1990 period used as baseline for future projections. The earliest data
supplied is from 1975. Plotting the maximum river level for each day (for which data is available) against the peak flow rate on the same day results in
the following two graphs. The first graph, with data from 1975 to 1990, provides the baseline on which to apply the climate change allowances.
Daily Maximum River Level for Peak Flow Rate - Haw Bridge
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[Data source: Environment Agency]
Plotting like this, the data resembles the graph from the NRFA (Figure J.2). The breadth of the pattern of data points at a river level of 2.0 metres can
probably be explained by the tide downstream (as Figure J.1 shows). This effect should decrease as the river level rises. However, the continuing
breadth at higher river levels may be caused by other effects, such as hysteresis (depending on whether the river level is rising or falling) or the river
depth (whether or not it has been dredged. It is beyond the scope of this analysis to consider these effects.
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FIGURE K.13 - DAILY MAXIMUM RIVER LEVEL FOR PEAK FLOW RATE AT HAW BRIDGE - FROM 1991 (PLOTTED OVER 1975-1990
BASELINE)
[Data source: Environment Agency, supplied on request]
On the following graph, the more recent data from the Haw Bridge measuring station is plotted over the baseline established by the previous graph.
This has a similar pattern to the previous graph (Figure K.12) but has a higher lower edge which is slightly higher. This might be due to the calibration
gauge but it could be the result of not dredging the River. Very obviously, the data reaches much higher flow rates and, as a result, much higher river
levels. The two most extreme data points are from the 2007 Gloucestershire Flood.
Daily Maximum River Level for Peak Flow Rate - Haw Bridge
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[Data source: Environment Agency]
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FIGURE K.14 - MONTHLY PEAK FLOW RATE AT HAW BRIDGE - 1971-1990 (BASELINE)
The data available from the National River Flow Archive for Haw Bridge begins in 1971, whereas the Environment Agency supplied river level data
begins in 1975. In the following graph, the maximum peak flow rate is shown for each month. This is much easier to read than Figure J.2, which
shows the peak flow rate for each day.
Maximum Peak Flow Rate by Month - Haw Bridge - 1971 to 1990
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[Data source: National River Flow Archive]
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FIGURE K.15 - ANNUAL PEAK FLOW RATE AT HAW BRIDGE - 1971-1990 (BASELINE)
An even simpler graph is produced by calculating the maximum peak flow rate for each year. As the previous graph shows, data was only available in
the last six months of 1971 and, because no data was available from 1961 to 1970, there is only two-thirds of the annual data expected to establish
the baseline required by the guidance for calculating the future rise in flood level.
Maximum Peak Flow Rate by Year - Haw Bridge - 1971 to 1990
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FIGURE K.16 - DISTRIBUTION OF PEAK FLOW RATE DATA AT HAW BRIDGE - 1975-1990 (BASELINE)
The allowances to be applied to the peak flow rate baseline are shown in Figure K.8, which is an extract from the guidance on the GOV.UK website.
The guidance does not make clear whether the baseline peak flow rates are based on daily, monthly or annual maximum values. To illustrate why this
is important, the following graph shows the distribution of the peak flow rate data, with the 50th, 70th, 90th and 95th percentile values indicated on the
graph. The maximum peak flow rate is 665 m³/s, which is the 100th percentile.
Note. Using the Excel function PERCENTILE with a small dataset (such as the annual peak flow rates), it isn’t always possible to calculate the 100th
percentile; instead the highest possible percentile value is used (95.23 in this case) that gives the maximum value (665 m³/s).
Distribution of Peak River Flow Rate Data - Haw Bridge (1971-1990)
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[Data source: Environment Agency]
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It is clear from this graph that applying allowances for climate change to the baseline must have different outcomes for the three plots: daily, monthly
and annual peak river flow rates. They have in common only the maximum flow rate (100th percentile) because it applies in all three cases.
The guidance does not require one case (daily, monthly or annual data) to be used in preference to the other two. This could be an oversight but it
may suggest an intention to use all three cases, with the same allowances applied, to predict the probability (or risk) of future floods. What are the
implications?
In all three cases (daily, monthly or annual data), the allowances increase the peak flow rate at the 50th, 70th, 90th and 100th percentile points for each
case; thus reducing the percentile at which the “bankfull” condition is met. Therefore, flooding beyond the banks of the River occurs more often,
compared to the baseline. The large variation in flow rate at which the river level exceeds 4.9 metres (the “bankfull” condition) makes this prediction
less certain. However, it is certain that the numbers of years, months and days when the “bankfull” condition is met will increase. This should be most
noticeable with the monthly dataset because the allowances applied to the 90th percentile will increase significantly the number of months when the
“bankfull” condition is met. Using the annual dataset, the “bankfull” condition is always met although, in practice, there are a few years when such
severe flooding does not occur.
Given the variations in peak flow rate for any value of river level (clearly shown in Figures K.12 and K.13), estimating the numbers of days, months
and years on which severe flooding is likely to occur will inevitably be subject to large variations.
In the peak flow rate dataset, there are only 19 complete years (plus a few months of 1971) instead of the 30 years assumed by the guidelines from
which to define the baseline values. In the river level dataset, there are only 14 complete years (plus a few months of 1975). These limitations will
also reduce the certainty of the estimates but, with the allowances applying to a baseline period ending in 1990, there is no way around this.
Estimating the length and frequency of severe flood events will be reported elsewhere. Only the annual maximum peak flow rate dataset will be
analysed in this document.
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TABLE K.17 - ANTICIPATED PEAK RIVER FLOW RATES WITH CLIMATE CHANGE ALLOWANCES APPLIED
The allowances for climate change (from Table K.8) are applied to the annual maximum peak flow rates shown in the previous graph (Figure K.16).
The flow rates are from daily flow rates downloaded from the National River Flow Archive (NRFA) website, for the period 1971 to 1990.
For the 100th percentile (maximum value) case, the anticipated peak flow rate is: 665 × (1 + 0.90) = 1264 m3/s. The most obvious conclusion from this
result is that it is less than the maximum that occurred at Haw Bridge during the 2007 Gloucestershire Flood. In the same dataset, the maximum peak
flow rate is 1340 m3/s.
The National River Flood Archive (NRFA) website also has the annual peak flow rate and stage (river level) for all 1500 gauging station in the UK,
also available to download for the years 1973 to 2019. For Haw Bridge, some of the values are different, most notably for 2007 a maximum peak flow
rate of 1400 m3/s when the river level was 6.228 metres AOD (on 23 July). The allowances in Table K.8 are applied to the baseline flow rates from
Figure K.16 and shown in the following table.
River Basin
District

Severn

Allowance
Category

Baseline Flow
Rate (m3/s)

High++ (H++)

Anticipated Peak River Flow Rate (m3/s) (based on 1961-1990 Baseline)
‘2020s’ (2015-2039)

‘2050s’ (2040-2069)

‘2080s’ (2070-2115)

677

846

981

1286

Upper End

657

822

920

1117

High Central

525

604

656

708

Central

496

545

595

619

The most important outcome is that the severity of the 2007 Gloucestershire Flood (peak flow rate 1400 m³/s, compared to a value that must be less
than 846 m³/s for the 2020’s) would not have been predicted using the baseline data from 1961-1990 and the latest allowances provided in the
guidance on the GOV.UK website. If one argues that the 2007 Flood was a 1 in 100 year event, the peak flow rate might be compared with the
1286 m³/s (for the 2080’s); in which case (although 8% less) it is a reasonably accurate estimate given the variations previously described.
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FIGURE K.18 - ANNUAL MAXIMUM RIVER LEVEL FOR PEAK FLOW RATE AT HAW BRIDGE
The annual maxima (AMAX) data downloaded from the NRFA website is plotted below, in the same format as Figures K.12 and K.13; river level (in
metres AOD) against peak flow rate (in m³/s). This dataset begins in 1973 (although each year appears to begin on 1st October of the previous year).
The data points for 1991-onwards (to 2019) are plotted separately from the baseline data points for 1973-1990. Being a much smaller dataset
without the variation of the daily values, the lower flow rates of the more recent data (compared to the baseline) suggests that something has
changed; either the calibration of the gauging station or the flow area of the River (reduced with no dredging).
Annual Maximum River Level for Peak Flow Rate - Haw Bridge
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[Data source: National River Flow Archive]
The peak flow rate and peak river level for each point plotted above are listed in the following table. The NRFA data for the period 1973-1990 is the
baseline to estimate the effect of future climate change.
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TABLE K.19 - ANNUAL MAXIMUM RIVER LEVEL FOR PEAK FLOW RATE AT HAW BRIDGE
From the dates of the peak flow rate and river level, it is clear that the Environment Agency or NRFA year is not the calendar year but possibly runs
from 1st October to 30th September.
Haw Bridge Baseline 1973-1990

Haw Bridge Data 1991-2019

Year

Date

Peak
Flow Rate
(m³/s)

Peak
River Level
(m AOD)

Year

Date

Peak
Flow Rate
(m³/s)

Peak
River Level
(m AOD)

Year

Date

Peak
Flow Rate
(m³/s)

Peak
River Level
(m AOD)

1973

08/12/1972

484.0

4.820

1991

13/01

464.0

5.001

2006

10/11/2005

409.0

4.461

1974

18/01

453.2

4.590

1992

11/01

424.0

4.906

2007

23/07

1400.0

6.228

1975

29/01

442.6

4.510

1993

05/12/1992

541.0

5.162

2008

18/01

550.0

5.180

1976

27/09

379.2

4.019

1994

07/01

470.0

4.998

2009

11/11/2008

476.0

4.999

1977

26/02

514.0

5.037

1995

31/01

534.0

5.148

2010

18/01

472.0

4.967

1978

06/02

477.0

4.767

1996

24/12/1995

451.0

4.796

2011

15/01

366.0

4.106

1979

31/03

496.0

4.909

1997

27/02

341.0

3.892

2012

02/05

472.0

4.964

1980

30/12/1979

505.0

4.976

1998

12/04

562.0

5.204

2013

27/11/2012

672.0

5.397

1981

15/03

505.0

4.977

1999

21/01

503.0

5.085

2014

13/02

751.0

5.519

1982

01/01

655.0

5.172

2000

28/12/1999

513.0

5.107

2015

16/01

406.0

4.435

1983

03/05

495.0

4.900

2001

14/12/2000

813.0

5.606

2016

12/02

480.0

5.025

1984

09/02

478.0

4.777

2002

07/02

496.0

5.070

2017

23/11/2016

426.0

4.600

1985

26/11/1984

550.0

4.999

2003

03/01

475.0

4.991

2018

04/04

471.0

4.959

1986

31/01

574.0

5.041

2004

08/02

475.0

4.985

2019

16/06

433.4

4.657

1987

03/01

477.0

4.870

2005

25/10/2004

435.0

4.669

1988

27/01

574.0

5.040

1989

08/04

410.0

4.461

1990

03/02

677.0

5.405
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FIGURE K.20 - DISTRIBUTION OF ANNUAL PEAK FLOW RATE DATA AT HAW BRIDGE - 1973-1990 (BASELINE) - EFFECT OF CLIMATE
CHANGE ALLOWANCES - ALSO 1991-2019 (SUBSEQUENT TO BASELINE PERIOD)
In the same format as Figure K.16, the distribution of the annual peak river flow rate data (from Table K.19) providing the 1973-1990 baseline is
plotted below. In addition, the three anticipated distributions for the periods 2000-2039, 2040-2069 and 2070-2115 (with the allowances applied from
Table K.8) are plotted as dotted lines. The distribution of the data for the period since the baseline (1991-2019) is also plotted to show how flooding
that has occurred compares to the baseline and the predictions based on the flood risk guidelines on the GOV.UK website.
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[Data Source: National River Flood Archive]
From the baseline dataset supporting Figure K.18, the peak flow rate at which the river level is closest to 4.9 metres (the “bankfull” level) is 496 m³/s,
which is also the 50th percentile in the 1973-1990 plotted above. While these values of peak flow rate being equal is a coincidence, it is significant
because applying the allowances for climate change to the baseline values inevitably reduces the number of years when severe flooding is predicted
to occur. During the baseline period (seventeen years, 1976-1990), the number of years with no severe flooding is six (35%).
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The data for 1991-2019 (after the baseline period) is added to the previous graph to show how actual peak flow rates compare to the prediction made
by applying the allowances for climate change. This shows that the 2007 Gloucestershire Flood (peak flow rate 1400 m³/s) exceeded the highest
value predicted for the whole of the allowance period to 2115.
FIGURE K.21 - APPLYING CLIMATE CHANGE ALLOWANCES FOR RIVER PEAK FLOW RATE
Although some basic conclusions can be drawn from Figure K.20 about the effects of climate change, predictions of how many days severe flooding
may occur in future are difficult to make, unless the allowances for climate change are applied progressively to match the way in which the flow rate
data is plotted; as a cumulative distribution. This is done here by assuming that the climate change allowances from Table K.8 change gradually
between the percentiles for which they apply; avoiding the sudden changes implied by the table in the flood risk guidelines on which Table K.8 is
based. Below are same allowances from Table K.8 plotted instead as a graph.
Climate Change Allowances
100%
90%
80%

Allowance

70%
60%

2070-2115
2040-2069

50%

2015-2039

40%
30%
20%
10%
0%

Example: 20% at 80th percentile
40

50

60

70

80

90

100

110

Percentile

For example, the allowance is 20% for the 80th percentile over the period 2015-2039.
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While Table K.19 and Figure K.20 possibly provide the latest verified maximum peak flow rates from the National River Flow Archive (NRFA), these
are only the annual values (of which there are only 18) to define the baseline (1973-1990) for predicting the frequency of future severe flooding.
Therefore, the climate change allowances in Figure K.21 are applied in the following graphs (Figures K.22 and K.23) to the daily peak flow rates from
Figure K.16; of which there are 7124 values (providing the baseline for the period 1975-1990).
FIGURE K.22 - DISTRIBUTION OF DAILY PEAK FLOW RATE DATA AT HAW BRIDGE: 1975-1990 (BASELINE) AND EFFECT OF CLIMATE
CHANGE ALLOWANCES
Predictions of the daily peak flow rate are plotted for the three periods defined in the flood risk guidelines: 2015-2039; 2040-2069; and 2070-2115.
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To show more clearly how the effect of climate change is applied to the daily peak flow rate data, part of Figure K.22 is enlarged below (Figure K.23).
FIGURE K.23 - DISTRIBUTION OF DAILY PEAK FLOW RATE DATA AT HAW BRIDGE: 1971-1990 (BASELINE) AND EFFECT OF CLIMATE
CHANGE ALLOWANCES
Although the peak flow rate is increased by the percentages set in the flood risk guidelines, the River does not change. The level (4.9 metres) at
which it becomes “bankfull” and the flow rate causing it to over-top are unchanged. The maximum and minimum peak flow rates can be deduced
approximately from Figure K.12, where the river level at the Haw Bridge gauging station is plotted against the peak flow rate. By selecting the nearest
data points to the “bankfull” river level, this gives a flow rate range of between 407.9 m³/s and 480.0 m³/s; but perhaps there is a better method.
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It is more useful to consider what daily peak flow rates coincide with the average and maximum occurrences of severe flooding (in days per year);
during the baseline period 1973-1990. By this means, the range of peak flow rates is from 345.5 m³/s (less than Figure K.12 suggests) and 480.0 m³/s
(almost identical to what Figure K.12 suggests). These flow rates result in the occurrence of severe flooding; on average 3.9 days each year; and a
maximum of 17 days (for the year 1990).
For both values of peak flow rate, the effect of climate change is represented by the vertical arrows on Figure K.23; from the baseline curve (19731990) to the three curves predicting an anticipated increase in flow rate. In the first of two tables (Table K.24), the occurrence of severe (where the
arrow crosses each curve) is given.
Occurrence = (1 - Percentile / 100)
TABLE K.24 - OCCURRENCE OF SEVERE FLOODING BY APPLYING CLIMATE CHANGE ALLOWANCES TO RIVER PEAK FLOW RATE
DATA
Flow Rate, m³/s

Baseline 1976-1990

Baseline 1976-1990

Occurrence, No Severe Flooding

2015-2039

2040-2069

2070-2115

Occurrence, Severe Flooding

480.0

0.9894

0.0106

0.0341

0.0509

0.0811

345.5

0.9530

0.0470

0.0811

0.1021

0.1327

Each occurrence value can be converted to the number of days per year when severe flooding either has occurred (from data) or is predicted to occur
(by applying flood risk allowances to the baseline).
Days of Flooding per year = 365 × Occurrence
TABLE K.25 - EFFECT ON SEVERE FLOODING (DAYS PER YEAR) BY APPLYING CLIMATE CHANGE ALLOWANCES TO RIVER PEAK
FLOW RATE DATA
Severe Flooding, days per year

06 June, 2021

Data, from Haw Bridge Data

Predictions, applying Flow Rate Allowances

Baseline 1976-1990

1991-2020

2015-2039

2040-2069

2070-2115

Average

3.9

9.4

12

19

30

Maximum

17

34

30

37

48
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Comparing the actual numbers of days of severe flooding during 1991-2020 (the years since the baseline period) with the prediction for the first
period (2015-2039) shows that (so far) the prediction is reasonably accurate. The average number of days of severe flooding (9.4) is approaching the
predicted value (12); the maximum number of days (34 in 2014) is slightly higher than the predicted value (30).
FIGURE K.26 - ANNUAL RAINFALL AT NEAREST WEATHER STATION TO DEERHURST PARISH
Although there may be rainfall data available to registered users or on request from the Meteorological Office (Met Office) across the UK for grid
squares of 1 km × 1 km and 5 km × 5 km, there are rainfall amounts in annual reports published on the Met Office website. Until the early months of
1983, there was a weather station at Forthampton Court, very close to Deerhurst Parish, since when the nearest station is at Hempsted, south-west
of Gloucester.
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Since there is no obvious step change by switching from the first weather station (Forthampton Court) to the second (Netheridge Treatment Works,
Hempsted), all the rainfall data shown above will be treated as relevant.
In this dataset, the highest monthly rainfall is 167 mm (September 1976) and the highest daily rainfall is 58 mm (28 July, 1968).
TABLE K.27 - ANTICIPATED ANNUAL RAINFALL WITH CLIMATE CHANGE ALLOWANCES APPLIED
As directed by the guidance on the GOV.UK website, the allowances for peak river flow rate (Figure K.8) are applied to the baseline annual rainfall
values. The allowances for climate change are applied to the baseline percentile rainfall amounts calculated from the data shown in Figure K.26. The
anticipated rainfall amounts for the periods defined in the guidance are listed in the following table.
Local Weather
Stations
Forthampton
(1969-1982);
Hempsted
(1983-1990)

Allowance
Category

Percentile

Baseline
Annual
Rainfall (mm)

‘2020s’ (2015-2039)

‘2050s’ (2040-2069)

‘2080s’ (2070-2115)

High++ (H++)

100th

741

926

1074

1408

Upper End

90th

721

901

1010

1226

High Central

70th

680

782

850

918

Central

50th

646

711

775

808

Anticipated Annual Rainfall (mm) (based on 1961-1990 Baseline)

A Met Office report of highest monthly rainfall amounts during the 2007 Gloucestershire Flood lists Tewkesbury with 240.7 mm, which is 44% more
than the highest monthly rainfall in the dataset supporting Figure K.26. This may be the rainfall recorded at Little Rissington because there is no
weather station at Tewkesbury. There were higher monthly rainfall amounts at Pershore (252.4 mm) and at Hereford (245.0 mm).
EXAMPLES OF RIVER LEVEL RECORDS ALONG RIVER SEVERN
Haw Bridge is the final and lowest gauging station along the River Severn in the NRFA network. On the NRFA website, it is described as “velocity
area station downstream of Warwickshire Avon inflow that is tidally affected and subject to heavily regulated/modified flows owing to PWS (public
water supply) exports and effluent returns.”
On the following four pages are records of the river level at seven gauging stations along the River Severn, from Haw Bridge to Avonmouth. The most
important reason for looking at such a set of results is to compare the key information for each station. These are listed in Table K.29 following the
seven graphs copied from the GOV.UK website. This set of results is copied (at 6.45 pm on 18 April, 2021) when the river level at Haw Bridge is
0.89 metres above the gauge datum, which is near to the lowest typical river level of 0.53 metres. At the next two stations (Ashleworth and Sandhurst,
with the same gauge datum as Haw Bridge), the river is at a slightly lower level.
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At Minsterworth, the river level is clearly affected by the tide downstream; in the Severn Estuary. As the example from Haw Bridge (Figure J.1, in the
previous Appendix) copied nine days earlier shows (on 30 April, 2021), the tide may also reach the Haw Bridge and Deerhurst gauging stations. In
that case, the river level was higher at Haw Bridge with a high enough flow rate for the incoming tide to reduce the flow rate and the outgoing tide to
allow the flow rate to increase; causing the river level to rise and fall. At Epney, the river level (with reference to the Ordnance Datum) is similar to that
at Minsterworth. The graph has an appearance similar to Sandhurst and Ashleworth but different to Minsterworth, which suggests the gauge is a
different type at Minsterworth to the other three stations.
At Sharpness, clearly the tide is dominant but there is very little flow from the River to affect the river level. The difference between the measured
peak river level (the blue trace) and the highest level recorded (the black line) suggests the river flow would have a significant effect. Another trace
after heavy rainfall upstream would show this.
At Avonmouth Portbury, the description of the gauging station (Tidal at Avonmouth Portbury) indicates that the tide is the dominant influence, being
over 20 miles downstream of Sharpness.
Depending on who compiles the list, the tide in the Severn Estuary at Avonmouth is often listed as having either the second or third highest tidal
range in the World; exceeded only by the Bay of Fundy, in Nova Scotia, and Ungava Bay, in northern Quebec (both Canada). The sea level for the
past 30 days (at the time of writing) for Avonmouth Portbury is shown in Figure K.29; to indicate how the river level changes almost twice daily and
the tidal range rises and falls every 14 days.
FIGURE K.28 - EXAMPLES OF RIVER LEVEL RECORDS ALONG RIVER SEVERN
River Severn at Haw Bridge, 6.45 pm Sunday 18 April 2021; Datum 6.00 m AOD; Typical Range 0.53 m to 4.50 m; Highest Level 6.23 m (2007)

[continued next page]
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River Severn at Ashleworth, 6.45 pm Sunday 18 April 2021; Datum 6.00 m AOD; Typical Range 0.58 m to 3.58 m; Highest Level 6.03 m (2007)

River Severn at Sandhurst, 6.45 pm Sunday 18 April 2021; Datum 6.00 m AOD; Typical Range 0.52 m to 3.00 m; Highest Level 5.38 m (2007)

[continued next page]
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River Severn at Minsterworth, 6.45 pm Sunday 18 April 2021; Datum 4.00 m AOD; Typical Range 0.95 m to 5.70 m; Highest Level 6.28 m (1997)

River Severn at Epney, 6.45 pm Sunday 18 April 2021; Datum 3.00 m AOD; Typical Range 1.59 m to 7.00 m; Highest Level 7.31 m (1999)

[continued next page]
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River Severn at Sharpness, 6.45 pm Sunday 18 April 2021; Datum -1.33 m AOD; Typical Range 2.00 m to 10.20 m; Highest Level 11.71 m (2014)

Tide at Avonmouth Portbury, 6.45 pm Sunday 18 April 2021; Datum 0.00 m AOD; Typical Range -5.79 m to 7.70 m (Source: riverlevels.uk); Highest
Level 8.63 m (2014)
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The previous Over the period of four previous days available to copy, the maximum tidal change is approximately 11.5 metres but it reduces to a
minimum of 8.3 metres later. To show how the tide changes more than shown above with the lunar month, the following plot for a period of 30 days is
copied from the Environment Agency website.
FIGURE K.29 - SEVERN ESTUARY TIDAL RANGE AT AVONMOUTH PORTBURY
The following plot shows the almost twice daily tidal cycle and also a much longer cycle, approximately 14 days long (half the lunar cycle) between
when the tidal change reaches a minimum. In this example, the maximum tidal change (peak-to-peak) is 14.2 metres and the minimum 4.0 metres;
although the previous maximum is 12.2 metres and the following minimum is 6.0 metres. To estimate the effect of climate change, a typical maximum
change of 13.0 metres will be assumed.

[Data source: Environment Agency]
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SUMMARY OF RIVER AND ESTUARY DATA
The preceding collection of graphs (Figures K.28 and K.29) provide the data about the River Severn with which to estimate the future extent and
frequency of flooding using the allowances for climate change from the guidelines on the GOV.UK website.
TABLE K.30 - GAUGING STATIONS KEY INFORMATION - ORIGINAL DATA
Gauging Station

Haw Bridge

Ashleworth

Sandhurst

Minsterworth

Epney

Sharpness

0

6

10

25

32

62

Datum, m AOD

6.00

6.00

6.00

4.00

3.00

-1.33

0.00

Highest River Level, m

6.23

6.03

5.38

6.28

7.31

11.71

Tidal, +8.63

-

-

-

6.10

-

-

Minor Flooding at, m

4.50

3.58

3.00

5.70

7.00

10.20

Tidal, +7.70

Typical, Min, m

0.53

0.58

0.52

0.95

1.59

2.00

Tidal, -5.79

Distance from Haw Bridge, km

Property Flooding at, m

Avonmouth Portbury
96

-

Other than the typical tidal range assumed of 13.49 metres (+7.70 / -5.79 metres), all the river height data is taken from the key information for the six
listed gauging stations along the River Severn. The height data at each station is expressed relative to the gauging station datum. Each datum is
expressed as AOD (Above Ordnance Datum, or mean sea level). In the following table, all the height data is expressed relative to AOD.
TABLE K.31 - GAUGING STATIONS KEY INFORMATION - HEIGHTS ABOVE ORDNANCE DATUM (AOD)
Gauging Station

Haw Bridge

Ashleworth

Sandhurst

Minsterworth

Epney

Sharpness

12.23

12.03

11.38

10.28

10.31

10.38

-

-

-

10.10

-

-

10.50

9.58

9.00

9.70

10.00

8.87

Tidal, +7.70

Typical, Min, m AOD

6.53

6.58

6.52

4.95

4.59

0.67

Tidal, -5.79

Datum, m AOD

6.00

6.00

6.00

4.00

7.00

-1.33

Highest River Level, m AOD
Property Flooding at, m
Minor Flooding at, m AOD
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Most of the information from the previous table is transferred to the following graph, to show how the highest river level changes from station to
station along the River. Also shown are the levels at which minor flooding occurs and the height of each gauging station datum; these lines are
extended by the dotted lines to the tidal range assumed in the Severn Estuary. Mean Sea Level (or Ordnance Datum) is at zero on the vertical scale.
The height at which severe flooding occurs is only available at Haw Bridge (4.9 metres AOD) because the other five gauging stations are not part of
the National River Flood Archive (NRFA) network.
FIGURE K.32 - GAUGING STATIONS KEY INFORMATION (2021) - HEIGHTS ABOVE ORDNANCE DATUM (AOD)
River Levels along River Severn from Haw Bridge - Key Information (2021)
14
12
10

River Level - m AOD

8

Typical Tidal Range

6
Highest River/Tide

4

Minor Flooding

2

Typical Minimum

0

Datum Height
Ordnance Datum

-2
-4
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Mean sea level (Ordnance Datum) is the dotted line. The heights of the seven gauging stations are connected by the dashed line. Except in the
estuary, where the gauge datum is at the Ordnance Datum, each gauging station datum is below the typical minimum river level at each station.
Although it is not explained by its key information, each gauging station datum must be close to the river bed.
The shaded area is the normal tidal range of +7.70 / -5.79 metres at Avonmouth but the highest tide recorded is added to the line connecting the
highest flood levels at each station. There is a close match between the typical minimum river level at Haw Bridge and the normal high tide, which is
why the effect of the tide in the Severn Estuary can be seen in the river level data when the river level is low (approaching its typical minimum).
The next step in this analysis is to apply the climate change allowances for sea level to this simple “model” of the final part of the River Severn.
EFFECT OF CLIMATE CHANGE ON SEA LEVEL
The Haw Bridge gauging station has a catchment area of 9895 km2, which is the second largest in the UK network map on the NRFA website; the
largest being at Twickenham on the River Thames. The River Severn flows into the estuary with the third largest tidal ranges in the World. Given
these facts alone should cause concern about building houses near to the current boundaries of Flood Zone 1 or, as the Flood Risk guidelines allow,
in Flood Zone 2. Any significant rise in sea level must move these boundaries such that: (a) areas currently within Flood Zone 2 will move into Flood
Zone 3; and (b) areas currently within Flood Zone 1 will move into Flood Zone 2 or possibly into Flood Zone 3.
The rise in sea level due to climate change comes as two elements: (1) a rise of 1.62 metres (relative to the land) by the year 2125, due to the sinking
of southern part of the UK; and (2) a rise of 1.90 metres by the year 2100, due to global warming (reducing the density of sea water and causing polar
ice to melt). The rate of sinking from 2015 onwards is shown in Figure K.10. There is no start date for the rise due to global warming but the
guidelines were published in early in 2016, so it might be assumed to rise linearly over 85 years to 2100.
TABLE K.33 - CUMULATIVE RISE IN SEA LEVEL: 2000-2025
From the values in Tables K.10 and K.11, the cumulative rise in sea level can be calculated at each year used to define the climate change
allowances; over the period 2000-2125.
Sea Level Rise, metres, by Year

Cause of
Sea Level Rise

Allowance
Category

2000

2015

2035

2065

2095

2100

2125

Global Warming

High++

0.000

0.000

0.447

1.118

1.788

1.900

1.900

Sinking of UK

Upper End

0.000

0.105

0.245

0.587

1.067

1.159

1.619

TOTAL

0.000

0.105

0.692

1.705

2.855

3.059

3.519
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Together, the total rise in sea level by 2125 is 3.52 metres (to two decimal places); based of the highest category of allowance given in each case
(Tables K.10 and K.11). This ignores any further rise after 2100 due to global warning.
FIGURE K.34 - CUMULATIVE RISE IN SEA LEVEL: 2000-2125
To show how the sea level rises with time, these values are plotted on the following graph.

Cumulative Rise in Sea Level due to Climate Change
4.0

Rise in Sea Level - metres
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From these climate change allowances, it can be assumed that the rise is sea level from 2021 to 2125 will be 3.24 metres. Relative to the current
mean sea level (or Ordnance Datum), the assumed normal tidal range of +7.70 / -5.79 metres would become +10.94 / -2.55 metres AOD. This would
make the highest tidal level just higher (by 0.04 metres) than the river level causing minor flooding at Haw Bridge (and nearby Deerhurst).
Adding the same rise in sea level to the highest tide recorded at Avonmouth Portbury (8.63 metres) would give 11.87 metres, just 0.36 metres below
the highest level (12.23 metres) of the 2007 Gloucestershire Flood at Haw Bridge; 1.37 metres higher than the river level (10.50 metres) causing
minor flooding; and 0.97 metres higher than the “bankfull” river level (10.90 metres), causing severe flooding.
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This rise in sea level can be applied to the previous graph (Figure K.32) showing the key information for the gauging stations along the River Severn.
Both the shaded area and the highest flood level at Avonmouth are shown 3.24 metres higher; compared to the same gauging station data as before.
FIGURE K.35 - GAUGING STATIONS KEY INFORMATION (2021) WITH TIDAL RANGE AT 2125 (3.24 metres higher than 2021)
River Levels along River Severn from Haw Bridge with Sea Level Rise Added (2125)
14
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It is clear from the above graph that, with the allowances for climate change applied to the sea level, high tide in the Severn Estuary typically will be
higher than the current highest flood levels at Minsterworth, Epney and Sharpness.
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In addition:
(1)

flooding would occur at every gauging station due to the predicted higher sea level (by 3.24 metres);

(2)

if the highest tide recorded (8.63 metres) were to rise by the same amount (3.24 metres), the sea would cause flooding at Haw Bridge and
Ashleworth almost to the level of the 2007 Gloucestershire Flood; and

(3)

flooding due to the sea at high tide (ignoring the flow along the River) would occur twice a day but, as shown in Figure K.29, the tidal range
varies on a four week cycle.

In all three cases, such flooding would occur without any flow of water along the River Severn (causing the river level to be higher).
Having predicted the rise in sea level using the allowances in the flood risk guidelines, there remains to assess the effect of the river flow rate on the
river level. Since it is anticipated that there will be flooding, the cross-section of the river extends beyond its banks onto the floodplain, as shown in the
following diagram.
FIGURE K.36 - CROSS-SECTION OF RIVER AND FLOODPLAIN
During a major flood event near Haw Bridge, the flow area of the river is largely over the floodplain which is assumed to be level. The flood bank
either side of the river is also higher than the floodplain.
River Level (Flood)

Flood Bank

River

Floodplain

The baseline for applying river flow rate climate change allowances is based on data up to 1990. These allowances are listed in Figure K.8. The
Gloucestershire Flood in 2007 occurred in the period (1991-2014) between the baseline and the first of three periods (2014-2039, 2040-2069 and
2070-2115) for which the climate change allowances apply. The river flow rate when the highest river level (6.23 metres) occurred was 1400 m³/s
(possibly an estimate), which exceeds the highest flow rate (1296 m³/s) predicted using the climate change allowances.
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To understand why the river flow rate was so high on 23 July 2007 (when the highest river level occurred), it is worth knowing the sea level at the
same time. This data is available from the British Oceanographic Data Centre (BODC) website.
FIGURE K.37 - SEVERN ESTUARY TIDAL RANGE AT AVONMOUTH PORTBURY DURING JULY 2007
For the month of July (2007), the rise and fall of the tide at Avonmouth is shown below. The highest tide at midnight on 23 July 2007 (the start of that
Sunday) is marked (3.98 metres). The original data has been converted by the subtracting 6.50 metres; the difference between the Admiralty Chart
Datum (ACD) and the measurement of sea level Above Ordnance Datum (AOD).
Severn Estuary Tidal Range During 2007 Gloucestershire Flood
8.0
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0.0
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21/07/2007 00:00

14/07/2007 00:00
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-8.0

30/06/2007 00:00
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Date, Time

Was the high river flow rate simply the result of the difference in height between the river levels at Haw Bridge (12.23 metres) and the tidal range
(from 3.98 to -3.17 metres) on 23 July 2007; allowing the water to reach the Severn Estuary more quickly?
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Had the heavy local rainfall and flooding upstream occurred twelve tides earlier (on 16 July 2007), when the highest sea level was 6.71 metres, would
this have caused an even higher flood level at Haw Bridge (Deerhurst, Ashleworth and Sandhurst)? To answer this question requires knowing if the
highest flow rate (1400 m³/s) was the result the difference in height (8.25 metres or more) between Haw Bridge and Avonmouth or the result of the
river conditions upstream; or (most likely) a combination of both.
A quick calculation reveals how much higher the flood might have been at Haw Bridge and Deerhurst, had it occurred when the tidal range at
Avonmouth was higher:
(12.23 - 10.50) × (√ ((12.23 - 3.98) / (12.23 - 6.71)) - 1) = 0.38 metres (higher river level)
where:
12.23 metres = highest river level at Haw Bridge (23 July 2007)
10.50 metres = level for minor flooding at Haw Bridge (assumed level of floodplain in Figure K.36)
3.98 metres = highest sea level at Avonmouth (23 July 2007)
6.71 metres = highest sea level at Avonmouth (16 July 2007)
This simple calculation assumes that:
(a)

Flow rate is proportional to the square root of the difference in height between river levels

(b)

Flow rate (m³/s) is equal to the river flow area (m²) multiplied by the water velocity (m/s)

CONCLUSIONS
What conclusions can be drawn from the preceding information about climate change and the nature of future flooding affecting the low-lying parts of
Deerhurst Parish? While reducing carbon emissions is intended to reduce the predicted rises in sea level (1.90 metres by 2100), river flow rate and
rainfall (both 90% increase by 2115), it will have no effect on the sinking of south-west England (1.62 metres by 2115).
The most optimistic case would result in Flood Zone 2 (and the slightly smaller Flood Zone 3) extending approximately to the 14 metre contour, which
is shown on the next page in Figure K.38, which is a contour map of Deerhurst Parish at its immediate surroundings, produced from LIDAR data
downloaded from the GOV.UK website.
A more pessimistic case would result in Flood Zone 2 extending approximately to the 15 metre contour, which is shown in Figure K.39. The worst
case could be the 16 metre contour, which would result in Apperley Hill being an island during increasingly frequent and severe flood events.
Flooding due to higher river flow rates is anticipated, which will increase the number of days when flooding causes the closures of: the B4213
between Lower Apperley and Haw Bridge; Wainlode Lane; and the flood gates protecting Deerhurst (village).

06 June, 2021

FOR CONSULTATION

Page 290 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

Unless flood defences are either built or significantly enhanced, flooding due to the rise in sea level relative to the land (both due the sinking of
mainland Britain and predictions of climate change) is also anticipated. As the sea level rises, the effects of the tide over its seasonal and roughly
four-week and twice-daily cycles will increasingly cause the River Severn to exceed its “bankfull” level repeated and, combined with the effects of
higher river flow rates, cause flooding over parts of Deerhurst Parish where flooding hasn’t occurred before.
FIGURE K.38 - CONTOUR MAP INDICATING FLOODING TO 14 METRES ABOVE ORDNANCE DATUM
Deerhurst

B4213

Walton Hill
Deerhurst Walton
Apperley
Haw Bridge
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FIGURE K.39 - CONTOUR MAP INDICATING FLOODING TO 15 METRES ABOVE ORDNANCE DATUM
Deerhurst

B4213

Walton Hill
Deerhurst Walton
Apperley
Haw Bridge
The preceding maps (from LIDAR data) illustrate how the climate change allowances on the GOV.UK website might affect Flood Zone 1 ( ) and
Flood Zone 2 ( ) over the next 100 years, or so. Due to the slopes of adjacent high ground, as now, Flood Zone 3 would cover a slightly smaller area
than Flood Zone 2. Due to the large tidal range in the Severn Estuary, there would be periods between flood events when access would be possible
by road to Apperley and Walton Hill, restricted by the speed at which the flooded areas drain.
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SITE-SPECIFIC FLOOD RISK ASSESSMENT: CHECKLIST
The following guidance on flood risk and coastal change is from the GOV.UK website. It advises how to take account of and address the risks
associated with flooding and coastal change in the planning process.
Source: https://www.gov.uk/guidance/flood-risk-and-coastal-change
These guidance notes are reproduced in full because they include many important topics affecting development sites not only in Flood Zones 2 and 3
(for river or sea flooding) but also affected by surface water flooding, requiring access through the Flood Zones and affected by future climate
changes with their expected lifetime. In practice, the sections on climate change (item 4) and significant physical constraints (footnote to item 6) are
often not considered.
Over the expected 100 year life of new dwellings, the allowances for climate change in the National Planning Policy Guidelines (NPPG) predict that
the current Flood Zones 2 and 3 will enlarge. As the allowances for river flow rate and rainfall are defined over several epochs, it is possible that flood
zones will be updated in 2025 (the end of the current epoch).
There are several references to paragraph numbers of the National Planning Policy Framework (NPPF), which are clearly identified as such. Other
references to paragraphs (without mention of the NPPF) are to the guidance itself.
1. Development site and location
You can use this section to describe the site you are proposing to develop. It would be helpful to include, or make reference to, a location map which
clearly indicates the development site.
a. Where is the development site located? (e.g. postal address or national grid reference)
b. What is the current use of the site? (e.g. undeveloped land, housing, shops, offices)
c.

Which Flood Zone (for river or sea flooding) is the site within? (i.e. Flood Zone 1, Flood Zone 2, Flood Zone 3). As a first step, you should check
the Flood Map for Planning (Rivers and Sea). It is also a good idea to check the Strategic Flood Risk Assessment for the area available from the
local planning authority.

2. Development proposals
You can use this section to provide a general summary of the development proposals. It would be helpful to include, or make reference to, an existing
block plan and a proposed block plan, where appropriate.
a. What is/are the development proposal(s) for this site? Will this involve a change of use of the site and, if so, what will that change be?
b. In terms of vulnerability to flooding, what is the vulnerability classification of the proposed development? See Table 2 of this guidance for an
explanation of the vulnerability classifications.

06 June, 2021

FOR CONSULTATION

Page 293 of 300

Deerhurst Neighbourhood Development Plan
c.

FOR CONSULTATION

Planning Policies Background Paper

What is the expected or estimated lifetime of the proposed development likely to be? (e.g. less than 20 years, 20-50 years, 50-100 years?). See
paragraph 026 of this guidance for further advice on how to assess the lifetime of developments for flood risk and coastal change purposes. (It
may also be advisable to seek advice from the local planning authority).

3. Sequential test
For developments in flood zones 2 or 3 only. (If the development site is wholly within flood zone 1, you can skip this section and go to section 4).
You can use this section to describe how you have applied the sequential test (if needed as set out in paragraph 158 of the National Planning Policy
Framework) to the proposed development, and the evidence to demonstrate how the requirements of the test have been met. See paragraph 033 of
this guidance for further information. (You are advised to contact the local planning authority to confirm whether the sequential test should be applied
and to ensure the appropriate level of information is provided).
a. What other locations with a lower risk of flooding have you considered for the proposed development?
b. If you have not considered any other locations, what are the reasons for this?
c.

Explain why you consider the development cannot reasonably be located within an area with the lowest probability of flooding (flood zone 1); and,
if your chosen site is within flood zone 3, explain why you consider the development cannot reasonably be located in flood zone 2. See Table 1
for definitions of the flood zones.

d. As well as flood risk from rivers or the sea, have you taken account of the risk from any other sources of flooding in selecting the location for the
development?
4. Climate Change
How is flood risk at the site likely to be affected by climate change? (The local planning authority’s Strategic Flood Risk Assessment should have
taken this into account). Further advice on how to take account of the impacts of climate change in flood risk assessments is available from the
Environment Agency.
5. Site specific flood risk
You can use this section to describe the risk of flooding to and from the proposed development over its expected lifetime, including appropriate
allowances for the impacts of climate change. It would be helpful to include any evidence, such as maps and level surveys of the site, flood datasets
(e.g. flood levels, depths and/or velocities) and any other relevant data, which can be acquired through consultation with the Environment Agency, the
lead local flood authority for the area, or any other relevant flood risk management authority. Alternatively, you may consider undertaking or
commissioning your own assessment of flood risk, using methods such as computer flood modelling.
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a. What is/are the main source(s) of flood risk to the site? (e.g. tidal/sea, fluvial or rivers, surface water, groundwater, other?). You should consider
the flood mapping available from the Environment Agency, the Strategic Flood Risk Assessment for the area, historic flooding records and any
other relevant and available information.
b. What is the probability of the site flooding, taking account of the maps of flood risk available from the Environment Agency, the local planning
authority’s Strategic Flood Risk Assessment and any further flood risk information?
c.

Are you aware of any other sources of flooding that may affect the site?

d. What is the expected depth and level for the design flood? See paragraph 055 of this guidance for information on what is meant by a “design
flood”. If possible, flood levels should be presented in metres above Ordnance Datum (i.e. the height above average sea level).
e. Are properties expected to flood internally in the design flood and to what depth? Internal flood depths should be provided in metres.
f.

How will the development be made safe from flooding and the impacts of climate change, for its lifetime? Further information can be found in
paragraphs 054 and 059 (including on the use of flood resilience and resistance measures) of this guidance.

g. How will you ensure that the development and any measures to protect the site from flooding will not cause any increase in flood risk off-site and
elsewhere? Have you taken into account the impacts of climate change, over the expected lifetime of the development? (e.g. providing
compensatory flood storage which has been agreed with the Environment Agency).
h. Are there any opportunities offered by the development to reduce the causes and impacts of flooding? See paragraph 050 of this guidance for
further advice.
6. Surface water management * (see footnote)
You can use this section to describe the existing and proposed surface water management arrangements at the site using sustainable drainage
systems wherever appropriate, to ensure there is no increase in flood risk to others off-site.
a. What are the existing surface water drainage arrangements for the site?
b. If known, what (approximately) are the existing rates and volumes of surface water run-off generated by the site?
c.

What are the proposals for managing and discharging surface water from the site, including any measures for restricting discharge rates? For
major developments (e.g. of 10 or more homes or major commercial developments), and for all developments in areas at risk of flooding,
sustainable drainage systems should be used, unless demonstrated to be inappropriate – see paragraphs 079-086 of this guidance for further
advice.

d. How will you prevent run-off from the completed development causing an impact elsewhere?
e. Where applicable, what are the plans for the ongoing operation and/or maintenance of the surface water drainage systems?
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7. Occupants and users of the development
You can use this section to provide a summary of the numbers of future occupants and users of the new development; the likely future pattern of
occupancy and use; and proposed measures for protecting more vulnerable people from flooding.
a. Will the development proposals increase the overall number of occupants and/or people using the building or land, compared with the current
use? If this is the case, by approximately how many will the number(s) increase?
b. Will the proposals change the nature or times of occupation or use, such that it may affect the degree of flood risk to these people? If this is the
case, describe the extent of the change.
c.

Where appropriate, are you able to demonstrate how the occupants and users that may be more vulnerable to the impact of flooding (e.g.
residents who will sleep in the building; people with health or mobility issues etc) will be located primarily in the parts of the building and site that
are at lowest risk of flooding? If not, are there any overriding reasons why this approach is not being followed?

8. Exception test
You can use this section to provide the evidence to support certain development proposals in flood zones 2 or 3 if, following application of the
sequential test, it is appropriate to apply the exception test, as set out in paragraphs 159 of the National Planning Policy Framework. See paragraph
035 of this guidance for further information on the exception test. It is advisable to contact the local planning authority to confirm whether the
exception test needs to be applied and to ensure the appropriate level of information is provided.
a. Would the proposed development provide wider sustainability benefits to the community? If so, could these benefits be considered to outweigh
the flood risk to and from the proposed development? See paragraph 037 of this guidance for further information.
b. How can it be demonstrated that the proposed development will remain safe over its lifetime without increasing flood risk elsewhere? See
paragraph 038 of this guidance for further information.
c.

Will it be possible to for the development to reduce flood risk overall (e.g. through the provision of improved drainage)? See paragraph 050 for
further advice.

9. Residual risk
You can use this section to describe any residual risks that remain after the flood risk management and mitigation measures are implemented, and to
explain how these risks can be managed to keep the users of the development safe over its lifetime. See paragraph 042 of this guidance for more
information.
a. What flood related risks will remain after the flood risk management and mitigation measures have been implemented?
b. How, and by whom, will these risks be managed over the lifetime of the development? (e.g. putting in place flood warning and evacuation plans).

06 June, 2021

FOR CONSULTATION

Page 296 of 300

Deerhurst Neighbourhood Development Plan

FOR CONSULTATION

Planning Policies Background Paper

10. Flood risk assessment credentials
You can use this section to provide details of the author and date of the flood risk assessment.
a. Who has undertaken the flood risk assessment?
b. When was the flood risk assessment completed?
Other considerations
Managing surface water
The site-specific flood risk assessment will need to show how surface water runoff generated by the developed site will be managed. In some cases it
may be advisable to detail the surface water management for the proposed development in a separate drainage strategy or plan. You may like to
discuss this approach with the lead local flood authority (see paragraph 006 of this guidance).
Surface water drainage elements of major planning applications (e.g. of 10 or more homes) are reviewed by the lead local flood authority for the area.
As a result, there may be specific issues or local policies, for example the Local Flood Risk Management Strategy or Surface Water Management
Plan, that will need to be considered when assessing and managing surface water matters.
It is advisable to contact the appropriate lead local flood authority prior to completing the surface water drainage section of the flood risk assessment,
to ensure that the relevant matters are covered in sufficient detail.
Proximity to main rivers
If the development of the site involves any activity within specified distances of main rivers, a flood risk activity permit may be required in addition to
planning permission. For non-tidal main rivers, a flood risk activity permit may be required if the development of the site is within 8 metres of a river,
flood defence structure or culvert. For tidal main rivers, a flood risk activity permit may be required if the development of the site is within 16 metres of
a river, flood defence structure or culvert. Details on obtaining a Flood Risk Activity Permit are available from the Environment Agency.
What are the ‘areas at risk of flooding’ mentioned in paragraph 155 of the National Planning Policy Framework?
For the purposes of applying the National Planning Policy Framework, areas at risk from all sources of flooding are included. For fluvial (river) and
sea flooding, this is principally land within Flood Zones 2 and 3. It can also include an area within Flood Zone 1 which the Environment Agency has
notified the local planning authority as having critical drainage problems.
Table 1 sets out the definitions of the Flood Zones, from low to high probability of river and sea flooding, and refers to the Environment Agency’s
Flood Map for Planning (Rivers and Sea) which shows the location of these Flood Zones. This map and maps showing other sources of flooding are
available from the Environment Agency.
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* Significant physical constraints:
1. Where all or the majority of a site is located within Flood Zone 2 and/or 3 such that the site is considered undeliverable, it will not be ‘screened
out’. This is consistent with NPPF. Where a site can only be accessed through Flood Zones 2 and/or 3 this will be subject to detailed
consideration within Stage 3 of the site assessment process. The preference would be to avoid (sequential approach) such site, however in
circumstances where other constraints mean that a site with access through Flood Zones 2 and/or 3 is preferred for allocation, detailed
assessment of the implications for an access through Flood Zone will be considered within Level 2 of the Strategic Flood Risk Assessment. This
distinction recognises the different approach taken within the NPPF and NPPG with regard to site suitability when located within Flood Zone 2
and/or 3 and establishing safe access through Flood Zone 2 and/or 3.
2. The majority of the site contains an identified open space.
3. The site can only be accessed through an identified open space.
4. The topography of the site is such that development could not occur (this has been very cautiously applied).
5. The site is separated from the built form of the settlement (unless the land separating the site from the built form is also promoted and will
progress through this screening).
6. The site is landlocked/does not have a road frontage (unless another promoted site will progress through this screening and could provide the site
a road frontage for this site).
7. The site is more closely associated with the built form of an alternative settlement
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