
 

APPLICATION NO: 17/00135/FUL OFFICER: Miss Chloe Smart 

DATE REGISTERED: 24th January 2017 DATE OF EXPIRY: 25th April 2017 

WARD: Oakley Ward PARISH:  

APPLICANT: Gloucestershire County Council 

AGENT: CH2M HILL 

LOCATION: Priors Farm, Imjin Road, Cheltenham 

PROPOSAL: Two flood storage areas, creating new ditches and installation of new culverts.  
  

 
RECOMMENDATION: Recommendation at Committee 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
This site map is for reference purposes only. OS Crown Copyright. All rights reserved Cheltenham Borough Council 100024384 2007 

 
 
 
 
 



1. DESCRIPTION OF SITE AND PROPOSAL 

1.1 This application is for a scheme to address surface water flooding issues within Whaddon, 
Lynworth and Prestbury. The scheme forms part of a wider flood alleviation project, which 
crosses the boundaries of both Tewkesbury Borough Council and Cheltenham Borough 
Council. Due to the cross boundary nature of the proposals, planning applications have 
been submitted to both authorities to consider aspects of the scheme within the relevant 
administrative areas.  

1.2 The development as a whole comprises the construction of two flood storage areas, the 
creation of new ditches and the installation of new culverts. The site to which this report 
relates is known as ‘Priors Farm’ and will be the location of one of the proposed flood 
storage areas.  

1.3 The application is before planning committee as the applicant is Gloucestershire County 
Council and the land to which this planning application relates is owned by Cheltenham 
Borough Council.  

1.4 Due to the late submission of amendments to the scheme and additional consultation 
responses, the remainder of this officer report will follow by way of an update. 

 

2. CONSTRAINTS AND RELEVANT PLANNING HISTORY  
Constraints: 
 Smoke Control Order 
 
Relevant Planning History: 
N/A 
 
 

3. POLICIES AND GUIDANCE  

Adopted Local Plan Policies 
CP 3 Sustainable environment  
CP 4 Safe and sustainable living  
CP 7 Design  
GE 5 Protection and replacement of trees  
GE 6 Trees and development  
CO 1 Landscape character  
CO 2 Development within or affecting the AONB  
CO 10 Agricultural land  
NE 1 Habitats of legally protected species  
UI 2 Development and flooding  
TP 1 Development and highway safety  
 
National Guidance 
National Planning Policy Framework 
 
 

4. CONSULTATIONS 
 
County Archaeology 
6th February 2017 
Thank you for consulting me concerning the above planning application. I wish to make the 
following observations regarding the archaeological implications of this scheme. 
 



I note that this planning application is supported by reports on a geophysical survey 
(Stratascan, October 2016 and November 2016), as well as a report on an archaeological 
evaluation (Cotswold Archaeology, January 2017). I wish to make the following 
observations regarding the results of these investigations. 
 
I advise that the northernmost (Noverton Farm) flood storage area was the subject of a 
geophysical survey which was followed by the excavation of trial-trenches. No significant 
archaeological remains were found during these investigations, and on that evidence I am 
of the view that there is a low risk that any archaeological remains will be present. 
Therefore, I recommend that no further archaeological investigation or recording should be 
required in the northernmost flood scheme area. 
 
I advise that in the southernmost (Priors Farm) flood storage area the geophysical survey 
located numerous linear and curvi-linear ground anomalies indicative of archaeological 
remains. The scheme area was then investigated by the excavation of ten trial-trenches, 
the trenches being placed to investigate ground anomalies predicted by the previous 
geophysical survey, and also to test areas where no such anomalies were found. 
 
The result of the investigation was positive, in that the southern part of the proposed flood 
storage area was found to contain part of a Roman settlement. The Roman remains were 
represented by numerous ditched boundaries, and several enclosures would appear to be 
present. A deposit of stony rubble and a fragment of clay tile (in Trench 5) may indicate the 
former presence of a masonry structure. Several pits and a gulley allude to further activity 
within the settlement. Pottery recovered from the Roman features indicates that the 
settlement was occupied during the 2nd - 4th centuries AD, and possibly earlier. 
 
The archaeological field evaluation has therefore demonstrated that the southern flood 
storage area contains significant archaeological remains of Roman date. However, the 
archaeology is not of the first order of preservation, since it has undergone erosion from 
later ploughing with the result that surfaces formerly associated with the remains have been 
removed. 
 
For that reason it is my view that the archaeology present on this site is not of the highest 
archaeological significance, so meriting preservation in situ. Nevertheless, while not of the 
highest significance, the archaeological remains on this site have the potential to make an 
important contribution to our understanding of the archaeology of the locality and the wider 
region. 
 
On that basis I am pleased to confirm that I have no objection in principle to the 
development of this site, with the proviso that an appropriate programme of work to 
excavate and record any significant archaeological remains should be undertaken prior to 
the development of the Priors Farm flood scheme area in order to mitigate the ground 
impacts of this scheme. 
 
To facilitate the archaeological mitigation I recommend that a condition based on model 
condition 55 from Appendix A of Circular 11/95 is attached to any planning permission 
which may be given for this development, ie: 
 

'No development shall take place within the application site until the applicant, or 
their agents or successors in title, has secured the implementation of a programme 
of archaeological work in accordance with a written scheme of investigation which 
has been submitted by the applicant and approved in writing by the local planning 
authority'. 
 
Reason: It is important to agree a programme of archaeological work in advance of 
the commencement of development of the Priors Farm flood scheme area, so as to 
make provision for the investigation and recording of any archaeological remains 



that may be destroyed by ground works required for the scheme. The 
archaeological programme will advance understanding of any heritage assets which 
will be lost, in accordance with paragraph 141 of the National Planning Policy 
Framework 

 
I have no further observations. 
 
 
GCC Highways Planning Liaison Officer 
21st February 2017 
I refer to the above planning application received on the 13th January 2017, submitted with 
application form, design and access statement and drawing ref. 652358-DD-002. 
 
Location 
Noverton Flood Storage Area is located on private land with no general public access and 
Priors Farm Storage Area is on Cheltenham Borough Council land with no general public 
access; however Public Rights of Way pass close to Noverton Farm FSA. 
Construction Access 
Construction access to Noverton Farm FSA will be via the north of the FSA with a site 
compound to the east of the FSA. The access route extends south from Noverton Lane 
across fields to the west of the Noverton Farm entrance and joins the existing track south of 
the Noverton Farm buildings. A metal track will be laid to form this access. Access to Priors 
Farm FSA will be through the recreation ground which is accessed via Imjin Road to the 
west of the site. This will affect the recreation ground during construction and will be 
reinstated at the end of construction. 
 
Maintenance Access 
Access to the Noverton Farm FSA will be via Noverton Lane, through Noverton Farm via 
the existing agricultural field gate access to the north of the proposed flood embankment.  
 
Access to the Priors Farm 
FSA will be via the existing vehicular access to the FSA and control structures are via the 
recreation ground off Imjin Road. The area will be grazed by sheep meaning that 
maintenance access for grass cutting will be limited. 
The only planned routine inspection and maintenance to each of the FSA will be once per 
year. However an additional one or two unplanned visits may also occur throughout the 
year. 
 
Public Rights of Way 
PRoW Southam Footpath 91 will be affected in two locations during construction. To 
ensure the safety of users Southam Footpath 91 will be temporarily diverted to the south 
along Southam Footpath 90 and then around the development area. Site fencing will 
provide separation between the development and the diverted footpath during construction 
to prevent accidental interactions between the public and the construction team. 
Gloucestershire County Council Public Rights of Way have confirmed that they are satisfied 
with this proposal. 
 
Construction Works 
Construction traffic and the impacts of this are an inevitable consequence of the proposed 
works and can not be avoided. However the submission of a traffic management plan 
together with any potential planning conditions which the LPA may deem necessary in 
terms of works restrictions will mitigate the impact. Largely, the planning system does not 
consider the impact of the construction phase of a development, except to ensure that 
authorities look to mitigate the impact as far as possible. 
 
As the required emerging visibility cannot be achieved without passing over 3rd party land, I 
do not deem it unreasonable to attach a traffic management plan condition to ensure that 



construction vehicles leaving the site are able to do so safely during the short period of re-
grading works. 
 
The Highway Authority recommends that no highway objection be raised subject to the 
following conditions being attached to any permission granted: 
 
Condition #1 Traffic Management Plan 
Details of a traffic management plan shall be submitted to and approved in writing by the 
Local Planning Authority before any development begins and the development shall be 
carried out in accordance with the approved plans. 
Reason: - To minimise hazards and inconvenience for users of the development by 
ensuring that there is a safe, suitable and secure means of access for all people that 
minimises the conflict between traffic, cyclists and pedestrians. 
 
Condition #2 Wheel Washing Facilities 
Wheel washing facilities shall be provided no less that 20m from the connecting public 
highway with the intervening area constructed out of a bound material, details to be agreed 
in writing with the Local Planning Authority prior to the development being constructed. The 
approved details shall be fully implemented and shall be maintained for the duration of the 
construction thereafter. 
Reason: - To reduce loose debris being carried out on to the public highway and 
accommodate the efficient delivery of goods and supplies in accordance paragraph 35 of 
the National Planning Policy Framework. 
 
 
Informatives: 
i. The applicant/ developer is required to obtain a road space permit for the proposed 

temporary traffic lights. This can be obtained from Gloucestershire County Council 
Streetworks Team on streetworks@gloucestershire.gov.uk before commencing any 
works. 

ii. The proposed development will require the provision of a formal temporary footpath 
closure and the Applicant/Developer is required to obtain the permission of the 
County Council and cover any associated costs before commencing any works on 
the highway. 

 
 

Statement of Due Regard 
Consideration has been given as to whether any inequality and community impact will be 
created by the transport and highway impacts of the proposed development. It is 
considered that no inequality is caused to those people who had previously utilised those 
sections of the existing transport network that are likely to be impacted on by the proposed 
development.  
 
It is considered that the following protected groups will not be affected by the transport 
impacts of the proposed development: age, disability, gender reassignment marriage and 
civil partnership, pregnancy and maternity, race, religion or belief, sex, sexual orientation, 
other groups (such as long term unemployed), social-economically deprived groups, 
community cohesion, and human rights. 
 
 
Environmental Health 
10th February 2017 
With regard to this application I have no adverse comment to make. 
 
However, I would be pleased if you would bring the applicant's attention to our standard 
hours of work with regard to demolition and construction, which are: 
 



0730 hrs to 1800 hrs Monday to Friday 
0800 hrs to 1300 hrs Saturday 
No work on Sundays and Bank Holidays 
 
 
County Ecologist 
7th February 2017 
Thank you for consulting me but I do not intend to make any comments on application 
17/00135/FUL. However I can inform you that I have briefly looked at the Ecological 
Appraisal and follow up Great Crested Newt report submitted with this County Council 
application to Cheltenham Borough Council. 
 
 
Tree Officer 
13th March 2017 
The Tree Section does not object to this plan providing various new plans can be submitted 
and agreed as well as several minor adjustments can be made to existing drawings. 
 
Noverton Farm FSA-Outline landscape masterplan of 15.04.16 shows a whole hedgerow to 
be removed and replanted with a new hedgerow to the south. Whilst the existing hedgerow 
does not contain any trees of extra-special merit, the amenity provided by this whole hedge 
line and the trees within it, is significant. It is recommended that the as much of the easterly 
end of this hedge is retained.  
 
A Tree Protection Plan needs to be submitted and agreed describing such protection 
(which should be to BS5837 (2012)). There are several significant trees to the east behind 
the proposed site compound as well as the hedge line from the north. Given the wet nature 
of the ground, it is recommended that ground protection suitable for heavy goods vehicles 
is laid adjacent to this hedge line (Trackway) which will reduce the degree of ground 
erosion adjacent.  
 
Priors farm FSA-The proposed access route will necessitate the removal of many young 
birch, alder, hawthorn, dog rose etc along the side of Wymans Brook. These trees are well 
established and are beginning to have an impact on the adjacent area. Similarly there are 
several young oak trees within the proposed storage area which could be removed and 
replanted adjacent. However, the biggest arboricultural impact will be from the removal of 
many self-sown willow. One of these trees earmarked for removal is a very significant 
(visual amenity-wise), old willow pollard. However the cumulative impact on the proposed 
willow removals, whilst significant, can be mitigated with proposed new tree planting which 
is being shown as new hedge row to the north as well as other planting areas throughout.  
Note 3 of the Outline Landscape Plan states that a hedgerow survey 'will be undertaken to 
determine which hedge are important under the 1997 Hedgerow Regulations. It is not clear 
if this survey has been undertaken.  
 
The suggested mitigative species planting list contains a selection of native tree types to be 
planted. Ash (Fraxinus excelsior) needs to be removed off this list-due to current plant 
movement restrictions, it is not possible to transport live ash material. Please could filed 
maple (acer campestre) be added to this list of trees to be planted as hedgerow species. 
No other details of planting density, size, protection from deer, rabbits is given. Such details 
need to be submitted and agreed. Please also submit details of any specimen tree planting. 
 
 
Local Lead Flood Authority 
7th February 2017 
I refer to your communication received on 6th February 2017 regarding the above 
application and your request for the Lead Local Flood Authority (LLFA) to provide advice on 
the proposals for the management of surface water and associated flood risk.  



 
Please note that the LLFA is the applicant for this development and it is necessary 
therefore to declare an interest in the proposal. The LLFA is promoting a flood alleviation 
scheme designed to reduce flood risk for 213 properties at Priors and Oakley estates The 
LLFA has appointed CH2mHill as the design engineer and has been consulted at all stages 
in the preparation of the scheme. The development will improve the level of flood risk 
protection for 213 properties at the 1:100 year flood event. The flood storage areas are 
designed to store and slowly release the 100 year plus climate change event.  
 
For the worst case, where either of the embankments fail, a breach scenario has been 
carried out in accordance with the Environment Agency’s Reservoir Flood Map Guidance. 
With the development in place there is a reduced peak flow of water going past the flood 
storage areas into the downstream end of Wyman’s Brook and Noverton Brook during all 
significant rainfall events.  
 
Due to the capture and release of the stored water the total volume taken along Wyman’s 
Brook is increased but at a reduced flow, this is to be expected as the short-duration peak 
overland flows which previously caused surface water flooding in the area are now being 
contained for a steady return.  
 
The proposed development will not increase the impermeable area within the development 
and consequently, there is no need to mitigate against an increase in runoff rates. The 
attenuation structures are designed to provide a free board of 600mm above the probable 
maximum flood level and will be subject to a regime of inspection by qualified panel 
engineers together with a system of regular maintenance.  
 
It is proposed that, after completion, the scheme will be designated by the LLFA as a flood 
risk management asset using powers under the Flood and Water Management Act 2010 
and will therefore be the responsibility of the LLFA for maintenance and management. 
 
 

5. PUBLICITY AND REPRESENTATIONS  
 

Number of letters sent 2 

Total comments received 0 

Number of objections 0 

Number of supporting 0 

General comment 0 

 
5.1 Four notices have been posted in various locations within close proximity of the 

application site. An advertisement has also been placed within a local newspaper to draw 
attention to the proposal. Two letters of representation have been received.  

 
 

6. OFFICER COMMENTS  

6.1 Determining Issues  

6.2 Due to the late submission of amendments to the scheme and additional representations, 
the remainder of this officer report and recommendation will follow by way of an update. 

 
 
   
 

 


