
Oldbury Neighbourhood Development Plan (ONDP) Consultation Responses 
These comments below were submitted in response to the Oldbury Neighbourhood Development Plan consultation. This was a 
consultation to comply with the Neighbourhood Planning (General) Regulation 2012 regulation 16 regarding the publicising of the 
plan proposal prior to the commencement of the examination. 

Response 
ID 

Respondent 
Name 

Agent 
Name 

I agree with the recommendations in the Neighbourhood Development Plan. 

Agree and support the local housing development plan. 

 

Object strongly to the scale of proposed nuclear development and the fact that this does not 
(largely) reuse the existing mass of concrete and urban waste left over from the old reactor. 
This could be pacified by an equally sized protected nature reserve with a development 
clause that lasts the duration of any nuclear reactor. 

 

Additionally feel that some minor further School investment is required to ensure that the 
grounds are maintained and refreshed. 

If sites at risk of flooding are being promoted, why isn't the Old Stores site/Anchor car park 
and nearby paddocks being promoted? 
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Response 
ID 

Respondent 
Name 

Agent 
Name 

Flood protection can be achieved by design, not just location. 

 

More information needs to be included on the proposed new power station development 
particularly with regard to access arrangements. If discussions with the developer are 
ongoing, as the Plan suggests, then please provide more information on how they propose 
accessing the site, particularly in the light of all the new residential development that has 
taken place at the top end of Butt Lane. 

 

Generally, I think the Plan lacks ambition - there should be more new housing in Oldbury 
(including a sheltered element). 

 

Oldbury is experiencing all of the costs and none of the benefits of concentrating significant 
housing allocations in Thornbury, as opposed to it being spread widely throughout the 
villages of South Glos. 

 

No more traffic calming measures/signage in the village. 

Dear Sir/Madam, 
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ID 
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Dear Strategic Planning Policy & Specialist Advice Team, 

 

Oldbury Neighbourhood Development Plan - Regulation 16: 

 

Thank you for consulting The Coal Authority on the above. 

Having reviewed your document, I confirm that we have no specific comments to make on it. 

Should you have any future enquiries please contact a member of Planning and Local 
Authority Liaison at The Coal Authority using the contact details above. 

Dear Sirs, 
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The British
Philip Hackett -1018863

or clarification. 
hesitate to contact nationalgrid.uk@avisonyoung.com if you require any further information 

client, National Grid.
We write to you with regards to the current consultation as detailed above in respect of our 

Please find attached our letter of representation (Please see Appendix A). Please do not

mailto:nationalgrid.uk@avisonyoung.com


Response 
ID 

Respondent 
Name 

Agent 
Name 

 

Dear Sir/Madam, 

 

Thornbury Town Council considered the Oldbury NP at their Planning and Town Development 
Committee. I have been asked to congratulate Oldbury Parish Council for the development of 
a thorough and professional Plan and Thornbury Town Council support them in their efforts 
to get the Plan approved. 

 

Thanks and kind regards. 

Good afternoon. 

 

Thank you for consulting Gloucestershire County Council on this.  We have no Officer 
comments to make. 
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County Council
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pertinent to Oldbury (Please see Appendix B).
included a more general comment about the inclusion of equestrians on public trails which is 
made in that consultation response be taken into consideration and in addition I have 
I have previously responded to the Thornbury Neighbourhood Plan. Please can the comments 



Response 
ID 

Respondent 
Name 

Agent 
Name 

 

Cheers. 
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Development Group.
our thoughts and concerns which may not have been apparent to those on the Neighbourhood 
I am writing now as I was unable to comment before, so this is our first opportunity to voice 

development of site 13B (Please see Appendix D).
Please find attached a response to the Oldbury Development Plan, specifically the proposed 

Dear Sir/Madam,

Neighbourhood Plan Consultation (Please see Appendix C).
Please find attached a representation in relation to the Oldbury on Severn 

I hope you are all keeping well.

Good Afternoon,



Response 
ID 

Respondent 
Name 

Agent 
Name 

 

These comments are being submitted on behalf of four residents . 

 

Dear Sir/Madam, 

Planning consultation: Thornbury Neighbourhood Development Plan: 

Thank you for your consultation on the above dated 11th June 2021 which was received by 
Natural England on the same date. 

Natural England is a non-departmental public body. Our statutory purpose is to ensure that 
the natural environment is conserved, enhanced, and managed for the benefit of present and 
future generations, thereby contributing to sustainable development. 

Natural England is a statutory consultee in Neighbourhood Planning and must be consulted 
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for your information (Please see Appendix E).
Please find attached the Environment Agency’s comment to the Oldbury Neighbourhood Plan 

Dear Sir/Madam,



Response 
ID 

Respondent 
Name 

Agent 
Name 

on draft Neighbourhood Development Plans by the Parish/Town Councils or Neighbourhood 
Forums where they consider our interests would be affected by the proposals made. 

Severn Estuary international and national designated site: 

Part of the NDP area is adjacent to the Severn Estuary, which is designated as a Special Area 
of Conservation (SAC), a Special Protection Area (SPA), and Ramsar site; it is also a Site of 
Special Scientific Interest (SSSI). 

We note that the provision of new housing to meet the needs of Oldbury Parish was a primary 
focus for the Neighbourhood Plan. The housing sites allocated have been selected following 
an assessment of flood risk, and consideration of archaeological and heritage interests. 

Given the proximity of Oldbury Parish to the Severn Estuary there is potential for new 
development supported by the NDP to impact on the qualifying interests of Site, for example 
from disturbance to qualifying bird species due to an increase in recreation from new 
residents, or from changes to water quality and/or air quality during construction and/or 
surface water run-off once occupied. 

The draft NPD recognises the ecological importance of the Severn Estuary designated site, 
notably in paragraphs 4.2.2 and 4.2.5. Paragraph 4.2.6 explains that South Gloucestershire 
Council has withdrawn from the JSP, but that the HRA set out a requirement for contributions 
to strategic mitigation measures for the cumulative effects of development on European sites 
within the West of England. Detailed information about the threshold for requiring 
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Name 

contribution to the strategic mitigation measures will be further developed in the South 
Gloucestershire Local Plan. 

Policy 7: Local Ecological and Wildlife Sites, includes the following reference: Sites allocated 
for development will be required to contribute to the strategic mitigation measures outlined 
in the Habitats Regulations Assessment prepared in support of the West of England Joint 
Spatial Plan, should it be concluded that the developments are of a scale as to meet the 
threshold. 

We welcome the intention of the Policy and supporting text, however as the JSP is not 
being progressed by the West of England Authorities, the Parish may wish to refer instead to 
the preparation of the WECA Spatial Development Strategy, and make clear that mitigation 
for cumulative impacts, such as recreation, will be needed at the project stage if the SDS 
HRA (and new Local Plan) determines that a strategic solution is needed. 

In the meantime the South Gloucestershire Policies, Sites and Places Plan (adopted 
November 2017) POLICY PSP18 –STATUTORY WILDLIFE SITES: EUROPEAN SITES AND 
SITES OF SPECIAL SCIENTIFIC INTEREST (SSSIs) highlights the very high level of 
protection afforded to the Severn Estuary and requirements for new development, and will 
continue to be relevant for new development supported by the Oldbury NDP, should it come 
forward ahead of the SDS and the new South Gloucestershire Local Plan. 

We would be happy to comment further should the need arise but if in the meantime you have 
any queries relating to the advice in this letter please contact me on . 
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For any new consultations, or to provide further information on this consultation please send 
your correspondence to consultations@naturalengland.org.uk. 
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Council

England
Historic
David Stuart -

1025589

1025603

Gloucestershire 
South

Please see attached final response for the NP Reg 16 consultation (Please see Appendix F).

Examination.
confirm as acceptable the suitability of the policies as drafted before the Plan be formally for 
We indicated our happiness to defer to the Council in this respect, and recommended that it 

from a historic environment perspective (see attached) (Please see Appendix G).
the policies are worded to ensure that any development can be sensitively accommodated 
from the proposed allocations of sites 9 & 13 (covered by policies 4 & 5 in the Plan), and that 
desirability of confirming that there are no residual (i.e. less than significant harmful) effects 
In our response to the Plan community’s Regulation 14 consultation we drew attention to the 

Neighbourhood Plan.
Thank you for your Regulation 16 consultation on the Submitted version of the Oldbury 

Dear Strategic Planning Policy & Specialist Advice Team,



Response 
ID 

Respondent 
Name 

Agent 
Name 

 

 

Report run at 9 Aug 2021 10:29:59. Total records: 14 
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There are no other issues associated with the Plan upon which we wish to comment.

Authority in this respect.
We would take this opportunity to reiterate this advice, and our willingness to defer to your 
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To help ensure the continued safe operation of existing sites and equipment and to facilitate 
future infrastructure investment, National Grid wishes to be involved in the preparation, 
alteration and review of plans and strategies which may affect their assets. Please remember to 
consult National Grid on any Development Plan Document (DPD) or site-specific proposals that 
could affect National Grid’s assets.   
 
We would be grateful if you could add our details shown below to your consultation database, if 
they are not already included: 
 

Matt Verlander, Director  Spencer Jefferies, Town Planner 
 

nationalgrid.uk@avisonyoung.com 
 

box.landandacquisitions@nationalgrid.com  
 

Avison Young 
Central Square South  
Orchard Street 
Newcastle upon Tyne 
NE1 3AZ  

National Grid  
National Grid House 
Warwick Technology Park 
Gallows Hill 
Warwick, CV34 6DA 

 
If you require any further information in respect of this letter, then please contact us.  
 
Yours faithfully, 
 

Matt Verlander MRTPI 
Director 

 
  

For and on behalf of Avison Young 
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Guidance on development near National Grid assets 
National Grid is able to provide advice and guidance to the Council concerning their networks 
and encourages high quality and well-planned development in the vicinity of its assets. 
 
Electricity assets 
Developers of sites crossed or in close proximity to National Grid assets should be aware that it 
is National Grid policy to retain existing overhead lines in-situ, though it recognises that there 
may be exceptional circumstances that would justify the request where, for example, the 
proposal is of regional or national importance. 
 
National Grid’s ‘Guidelines for Development near pylons and high voltage overhead power lines’ 
promote the successful development of sites crossed by existing overhead lines and the creation 
of well-designed places. The guidelines demonstrate that a creative design approach can 
minimise the impact of overhead lines whilst promoting a quality environment.  The guidelines 
can be downloaded here: https://www.nationalgridet.com/document/130626/download 
 
The statutory safety clearances between overhead lines, the ground, and built structures must 
not be infringed. Where changes are proposed to ground levels beneath an existing line then it is 
important that changes in ground levels do not result in safety clearances being infringed. 
National Grid can, on request, provide to developers detailed line profile drawings that detail the 
height of conductors, above ordnance datum, at a specific site.  
 
National Grid’s statutory safety clearances are detailed in their ‘Guidelines when working near 
National Grid Electricity Transmission assets’, which can be downloaded 
here:www.nationalgridet.com/network-and-assets/working-near-our-assets  
 
Gas assets 
High-Pressure Gas Pipelines form an essential part of the national gas transmission system and 
National Grid’s approach is always to seek to leave their existing transmission pipelines in situ. 
Contact should be made with the Health and Safety Executive (HSE) in respect of sites affected by 
High-Pressure Gas Pipelines. 
 
National Grid have land rights for each asset which prevents the erection of permanent/ 
temporary buildings, or structures, changes to existing ground levels, storage of materials etc.  
Additionally, written permission will be required before any works commence within the 
National Grid’s 12.2m building proximity distance, and a deed of consent is required for any 
crossing of the easement.   
  
National Grid’s ‘Guidelines when working near National Grid Gas assets’ can be downloaded here: 
www.nationalgridgas.com/land-and-assets/working-near-our-assets 

 
How to contact National Grid 
If you require any further information in relation to the above and/or if you would like to check if 
National Grid’s transmission networks may be affected by a proposed development, please 
contact:  
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• National Grid’s Plant Protection team: plantprotection@nationalgrid.com  
 
Cadent Plant Protection Team 
Block 1 
Brick Kiln Street 
Hinckley 
LE10 0NA 
0800 688 588 
 

or visit the website: https://www.beforeyoudig.cadentgas.com/login.aspx 
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A case for the inclusion of equestrians to all public trails                           
 
The British Horse Society (BHS) and other local equestrian access groups have a 
vision of a well-planned, joined up rights of way network that would be 
available and useable by all vulnerable non-motorised users*, namely walkers, 
cyclists and equestrians**. As the road network becomes increasingly busier 
and subsequently more dangerous, there is greater need for Authorities to do 
everything they can to adopt this vision and help bring it to reality. 
  
To promote safety, healthy lifestyles, active travel and tourism the we do not 
expect any Authority to deliver on an immediate, comprehensive network but 
do ask Authorities to work towards that goal and make provision for all 
vulnerable non-motorised users through any opportunities that arise including 
new developments, new public rights of way proposals and changes to the 
existing network including upgrading existing footpaths to Restricted Byway or 
Bridleway status.     
 
Many Authorities use inclusive terminology such as ‘Multi-User Path’ or 
‘Greenway’ and whilst these have no legal definition, we would see these as: - 
 

• A public Right of Way which permits all vulnerable non-motorised users, 
namely walkers, cyclists and equestrians. 
  

The BHS and other local equestrian access groups requests that Local Authority 
departments (Planning, Highways, Rights of Way etc.) ensure that where 
provision for vulnerable non-motorised users is being considered, equestrians 
are wholly included unless there is a compelling reason not to do so.  
 
 
 
 
* the exception to non-motorised users would be electric mobility vehicles.  
** equestrians refers to horse riders and where practicable, carriage drivers. 
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Neighbourhood Planning Team Date: 19 July 2021 
South Gloucestershire Council 
Badminton Road Our Ref: NA M21/0510-01 
Yate 
Bristol 
BS37 5AF 
 
 

By email only: 
planningpolicy@southglos.gov.uk  

 
 
Dear Sir/Madam 
 
RE: DRAFT OLDBURY ON SEVERN NEIGHBOURHOOD PLAN – REGULATION 16 

CONSULTATION  
 
Thank you for the opportunity to respond to the draft Oldbury on Severn Neighbourhood Plan Regulation 
16 Consultation. Tetlow King Planning (TKP) writes on the behalf of our clients Benjamin and Tom 
Guzman and their mother Liz Nichols whose family land interests are at Westmarsh Lane (Site 9). 
 
The site, land at Westmarsh lane, is identified in the emerging draft Neighbourhood Plan as being 
0.24ha and being within good proximity to local services. The images below show the site in the context 
of the surrounding area. 
 

 
 
We have considered the Regulation 16 Consultation Neighbourhood Plan in its current form, including 
its evidence base, and have considered the policies being proposed. We do not respond to all sections 
of the Neighbourhood Plan, only those which we currently consider relevant to the family’s land 
interests.  
 
This representation is therefore focused on emerging Policy 4 - Development on Westmarsh Lane (Site 
9). 
 
Need for Self-Build and Custom Housebuilding  
 
The Self-build and Custom Housebuilding Act 2015 (as amended by the Housing and Planning Act 
2016) provides a legal definition of self-build and custom housebuilding. The Act introduced the legal 
requirement for Local Planning Authorities to maintain a self-build register for those who wish to acquire 
serviced plots of land for building or commissioning their own homes. The emphasis on scaling up the 

Unit 2   Eclipse Office Park   High Street   Staple Hill   Bristol BS16 5EL 
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delivery of self-build and custom housebuilding forms a key part of the Governments wider housing 
strategy and constitutes an innovative way to increase diversity and choice in the housing market. 
 
The PPG, under the heading of ‘what are the benefits of self-build and custom housebuilding1’ is clear 
that:  
 

“Self-build or custom build helps to diversify the housing market and increase consumer choice. 
Self-build and custom housebuilders choose the design and layout of their home, and can be 
innovative in both its design and construction.” 

 
Although the approach to self and custom build homes can vary between authorities, South 
Gloucestershire Council’s policy position in response to this is set out within the Local Plan: Policies, 
Sites and Place Plan (2017) at Policy PSP42: Self-Build and Custom Housebuilding. This details that 
“when considering such proposals for self and custom build dwellings, the Council will take a positive 
approach” and that “the Council will work pro-actively with applicants to find solutions to enable the 
viable delivery of custom build housing.” 
 
Policy PSP42 details nine criteria against which the policy is applied. Criteria 8 seeks to “encourage 
local communities to provide land for self and custom builders through Neighbourhood Planning”. More 
recently, South Gloucestershire Council has adopted their Self and Custom Housebuilding 
Supplementary Planning Document (SPD) in April 2021. This document states that: 
 

‘South Gloucestershire Council has a strong ambition to promote and deliver self and custom build 
housing within the district, as well as a duty to deliver self and custom build plots through the Self-
Build and Custom Housebuilding Act 2015 (as amended by the Housing and Planning Act 2016).’ 

 
In relation to size and design, the SPD cross refers to Policy PSP42 which, at criteria 9 states that: 
 

‘Where custom build plots are provided on Council-owned land, large residential or mixed-use sites 
(100+ dwellings), the Council will expect dwellings to be no larger than 108sqm (gross internal floor 
space). However, it is recognised that the Council’s Self-build Register shows strong demand for a 
greater mix of plot sizes. There is scope to provide a mix of plot sizes that meets the range of 
demand and affordability.’ 

 
However, it is important to acknowledge that in the context of Policy PSP42 the size restriction of 108 
sqm is only applicable when criteria 2, 4 and 5 are engaged. In that context, criteria 2 relates to council 
owned land so is not applicable in respect of emerging Policy 4 (Site 9), criteria 4 relates to sites of 100 
or more dwellings so is not applicable in respect of emerging Policy 4 (Site 9) and criteria 5 relates to 
sites where the 35% affordable housing requirement on sites of 10 or more dwellings has been 
demonstrated to be unviable so is also not applicable in respect of emerging Policy 4 (Site 9). 
 
The adopted policy is clear that the application of the 108 sqm size restriction is only applicable when 
criterion 2, 4 and 5 of Policy PSP42 are engaged. As has been demonstrated, none of these are 
engaged by the proposed allocation at emerging Policy 4 (Site 9) and there is therefore no policy basis 
upon which to constrain the size of the self-build and custom housebuilding dwellings proposed within 
the emerging Neighbourhood Plan policy. 
 
One must not forget of course that the Self and Custom Housebuilding SPD does not constitute adopted 
policy, its contents are a material consideration rather than a requirement of Policy.  
 
The Self and Custom Housebuilding SPD provides guidance where it explains that consistent with the 
Right to Build i.e., the 2015 Self-Build and Custom Housebuilding act (as amended), ‘local requirements’ 
in the context of the need for self and custom housebuilding “is taken to mean demand across the whole 
district, as shown on the Councils Self-Build Register or any other market research they have available.”  
 
In light of which, it is relevant to consider the fact that Freedom of Information (FOI) data received from 
South Gloucestershire Council on 17 June 2021 indicates that there were 1,016 individuals plus one 
association of 8 individuals on the self and custom build register across Base Periods 1 to 6.  

 
1 Paragraph: 16a Reference ID: 57-016a-20210208 
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Across Base Periods 1 to 3 total demand comprises 698 individuals and 1 association of 8 individuals. 
In order for the statutory ‘Duty to grant permission etc.’ set out at Section 2A of the 2015 Self-Build and 
Custom Housebuilding Act (as amended) to have been met the Council must have issued permission 
for 706 serviced plots by 30 October 2021 to address this level of demand.  
 
FOI data received from the Council indicates that the Council are short by at least 231 plots with just 
four months left to remedy this. It is therefore our understanding that the Council have been unable to 
comply with their statutory duty under Section 2A(2) of the Self-Build and Custom Housebuilding Act 
2015 (as amended) and the provision of allocations that are able to be brought forward for self-build 
and custom housebuilding must be considered as part of the strategy to addressing this shortfall 
 
As the Council advises in their FOI response that they do not collect data on the preferred location of 
self-build and custom housebuilding plots, it is not possible to state how many of those on the self-build 
register wish to build a home in Oldbury on Severn specifically. However, the FOI records that the rural 
locations were the most desirable locations for self-build developments across the whole authority area, 
and subsequently Oldbury on Severn (as a rural area) will be seen as a desirable and attractive location 
for those wanting to design and/or build their own homes.    
 
The Planning Practice Guidance (PPG) sets out how a robust assessment of demand for self-build and 
custom housebuilding can be undertaken at the ‘housing needs of different groups’ section2 where it 
states that: 
 

“To obtain a robust assessment of demand for this type of housing in their area, local planning 
authorities should assess and review the data held on registers. This assessment can be 
supplemented with the use of existing secondary data sources such as building plot search 
websites, ‘Need-a-Plot’ information available from the Self Build Portal and enquiries for building 
plots from local estate agents.” 

 
With reference to the PPG, Buildstore hold the largest database of prospective self and custom-builders 
in the country. There are two elements to the data-set they hold, the first is their Custom Build Register 
which is people who are looking for a customisable housing opportunity – of which there are currently 
31 people seeking such an opportunity specifically within Oldbury on Severn Parish. The second 
element to their data-set is their PlotSearch platform which consists of people actively seeking a 
serviced plot to build or commission their own home – of which there are currently 125 people seeking 
such an opportunity specifically within Oldbury on Severn Parish. This data is cross-checked by 
Buildstore to remove duplications between the two which means that there are currently 156 people 
seeking self-build and custom housebuilding opportunities within the Parish. 
 
Appeal decisions have shown3 (including within South Gloucestershire) that substantial weight can be 
attributed to self and custom build provision and it is hoped that this, combined with the Councils 
acknowledged support for this type of development,  would mean that the provision of self and custom 
build plots through the  should be welcomed by both the Neighbourhood Plan Group and South 
Gloucestershire Council.  
 
As currently proposed, emerging Policy 4 (Site 9) seeks to restrict the two self-build and custom 
housebuilding units on the proposed site to a gross floor area of circa 115 sqm. There is absolutely no 
policy or evidential basis within the overarching Development Plan or the emerging Neighbourhood 
Plan evidence base for such an unduly restrictive requirement to be attached within the policy to these 
two units of housing. 
 
Conversely, there is however evidence that demonstrates that these units should be larger dwellings 
than the Policy currently proposes. The family (Mr Ben and Tom Guzman and their mother Elizabeth 
Nichols) own the land that the proposed allocation relates to   

 The purpose of the two self-build units within the site and the reason that the family was 

 
2 Paragraph: 003 Reference ID: 67-20190722 
3 East of Park Lane Coalpit Heath (APP/P0119/W/17/3191477);  
Hepworth Road, Woodville (APP/G2435/W/18/3214451); 
Church Lane, Whittington (APP/H1840/W/20/3255350); and 
Bullens Green Lane (APP/B1930/W/20/3265925) 
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amenable to working with the Parish Council to consider their land for residential development was that 
these two self-build units were expressly intended for Ben and Tom Guzman and their families to be 
able to move closer to their mother, Ms Nichols, to enable a greater degree of support and assistance 
to be provided, not just now, but also in the longer term.  
 
The Guzman brothers have families themselves with both being married and Ben having  children 
and Tom having  In respect of Ben Guzman, both he and his wife work from home and given the 
requirements of their jobs it is essential for them to have separate office spaces to enable them to be 
able to effectively operate. 
 
The Covid-19 pandemic has had a significant effect on the need to travel and the way in which people 
travel. In this respect, the prominence of home working and home deliveries has increased 
exponentially and is a trend expected to continue.  
 
There is no prospect of Ben Guzman or his wife returning to their former places of work in higher order 
settlements (Stroud and Bristol respectively) on a 5-day a week basis and it is therefore essential that 
there is the flexibility built into the policy to enable Ben Guzman and his wife to be able to have separate 
office spaces to continue to work from home.  
 
This is of particular relevance given that Ben Guzman’s wife is a midwife currently training in Foetal 
medicine and screening, which requires working from home 2-3 days a week to provide counselling and 
patient updates of a highly confidential nature. As such, it is absolutely essential that their new home is 
able to provide two separate office spaces so Mrs  Guzman can carry out her highly confidential work 
and Ben Guzman can also continue to work from home. 
 
In respect of Tom Guzman, he is self-employed and runs a landscaping business. It is also essential 
for Tom Guzman to be able to incorporate a separate office space to manage the administrative side of 
his business, in addition to which he also needs a storage area integrated within the main body of the 
dwelling  that are essential to the 
continued operation and growth of his business. At present Tom Guzman employs a part-time worker; 
however, he has been unable to expand his business to include further staff, mainly due to the current 
lack of space for further growth  and operation of administrative 
functions related to the business. As such a larger space is required within the new dwelling to allow 
his business to grow, which will in turn enable Tom Guzman to create new employment opportunities 
for people locally. 
 
The family agreed to the release of their land for residential development to support the Neighbourhood 
Development Plan strategy on the basis that there were considered to be social benefits arising for the 
family through enabling such release of land in order to provide a more sustainable support network 
and environment for is Mrs Nichols in the longer term. 
 
There has been absolutely no evidence whatsoever presented by the Parish Council that would justify 
limiting the self-build units proposed for the Guzman brothers to just 115 sqm, indeed it is entirely 
impractical to do so in the case of either brother given the relevant material considerations outlined 
above.  
 
We consider that there should be no limitation imposed, but in the unlikely event that it is considered 
necessary and justified by evidence to impose some form of restriction then this should be aligned with 
the specific space requirements of the Guzman brothers that would facilitate the release of the family 
land and would requires a GIA floorspace ceiling of circa 200 sqm.  
 
Finally, the immediate surrounding area is characterised by larger detached properties fronting 
Westmarsh Lane. It would be contrary to the local character of Westmarsh Lane to deviate from this in 
design and layout terms, albeit noting that the site will make provision for some smaller units but that 
these should be set further back from the frontage to Westmarsh Lane to respect the existing visual 
character and appearance of the area.   
 
It is also notable that the provision of self-build units on our client’s lane would help to meet the need of 
downsizers and would be appropriate in this location given the ageing population and affordability 
constraints for younger people. In our experience there tend to be two primary types of ‘self-builders’: 
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1. Older people, typically retirees, who can release capital from their property and/or pensions 

who are seeking to build a home that will allow sufficient flexibility to deal with their changing 
health and social care requirements as they age whilst simultaneously releasing traditional 
family housing stock in the local area; and 
 

2. Younger people who can utilise a self-build/self-finish/shell property or customisable dwellings 
as a more affordable route to home ownership which accords with the Government’s key 
ambition for the housing market to address the national housing crisis. 

 
As the Council’s own Self and Custom Housebuilding SPD also acknowledges, the provision of self and 
custom build plots could be a route onto the property ladder for some. 
 
Affordable Housing 
 
The Written Ministerial Statement (WMS) published in 2014 discussed affordable housing thresholds 
and has been superseded by the 2019 National Planning Policy Framework (NPPF) which amended 
the language used in the WMS.  
 
The WMS removed Affordable Housing obligations from sites of 10 or less, whilst the NPPF cites 10 or 
more. Therefore, under the WMS one could provide up to 10 units without the affordable housing 
threshold being triggered, whereas under the 2019 NPPF only 9 dwellings may be provided before the 
affordable housing contributions threshold is triggered. The exception to this is where a site falls within 
a designated rural area.  
 
The WMS also considered obligations necessary if the combined new floorspace was over 1,000sqm, 
the 2019 NPPF however does not apply this to residential development, instead it considers affordable 
housing contributions necessary if the site has an area of 0.5 hectares or more. 
 
Our client accepts that their land is identified as falling within a designated rural area by the Housing 
(Right to Acquire or Enfranchise) (Designated Rural Areas in the South-West) Order 1997 and as such 
meets the threshold requirement for a policy compliant level of affordable housing to be provided on-
site. 
 
Core Strategy Policy CS18: Affordable Housing, states that affordable housing will be required in rural 
areas, where there are 5 or more dwellings or the site area is over 0.20 hectares, unless there are 
demonstrable issues in relation to economic viability.  
 
Given both the local and national policy requirement for affordable housing provision on this site our 
clients propose that it should include 35% affordable housing provision on-site, in accordance with Core 
Strategy Policy CS18. The family are not averse to providing this policy compliant level of provision 
(which amounts to 3 affordable dwellings), however the currently proposed six affordable units is twice 
the level of provision required by adopted policy and does not correlate with identified local housing 
need within the 2018 Housing Need Assessment that forms part of the evidence base to the emerging 
Neighbourhood Plan.  
 
Not only is no policy justification or requirement for such levels of provision but there is no evidential 
basis for such an approach either. As such, we recommend that the emerging Policy 4 (Site 9) is 
amended to include three affordable housing units in line with adopted policy requirements. 
 
The Policies, Sites and Places Plan does not provide further details on affordable housing thresholds, 
instead it defers to Core Strategy Policy CS18. Whilst it is agreed that there is a policy requirement to 
provide affordable housing on this site, there is no policy requirement nor justification for six of the eight 
units to be provided as affordable which would constitute the equivalent of a 75% affordable housing 
contribution. Based upon an allocation for eight dwellings on the site, the inclusion of the requirement 
that three of the overall unit numbers to be provided as affordable housing would be in line with adopted 
policy requirements and an appropriate approach to ensure the deliverability and viability of the site. 
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The Housing Need Assessment (2018) that forms part of the evidence base to the Neighbourhood Plan 
also provides guidance in this regard where at paragraph 112 it is clear that the NPPF requires 10% of 
homes on major development to be provided as affordable home ownership dwellings with the PPG 
defining major development as sites of more than 10 units.   
 
Notwithstanding this, the family acknowledges that there is an unmet need for affordable housing within 
Oldbury on Severn and given the long-standing family connections to the Parish and desire for wider 
benefits to arise from the development of their land interests they are agreeable to the provision of an 
element of affordable housing through emerging Policy 4 (Site 9), however such provision must be 
proportionate and in line with adopted Core Strategy Policy CS18 and a blanket provision for the six 
dwellings that are not already proposed as self and custom housebuilding to be provided as size 
restricted affordable housing is plainly disproportionate to the scale of development proposed on this 
site. 
 
Deliverability must also be a key concern. The Neighbourhood Plan is not underpinned by any viability 
appraisal work that considers whether the application of 75% affordable housing provision to emerging 
Policy 4 (Site 9) would be viable. Our experience is that such an approach would not be viable, and it 
is of relevance to note that the 35% requirement at Policy CS18 was clearly underpinned by Plan-wide 
viability work which found that this was the appropriate level of provision that would not adversely affect 
the deliverability and viability of the Plan.  
 
In addition to which the settlement is considerably constrained by flood risk and our clients land remains 
one of the relatively few sites that can feasibly be brought forward without being unduly constrained by 
flood risk so ensuring its deliverability will be fundamental to the success of the Neighbourhood Plan as 
a whole. 
 
The Assessment of Flood Risk in Oldbury report which forms part of the evidence base to the emerging 
Neighbourhood Plan explains that the Level 2 SFRA includes our clients land at Site 9 as being one of 
the sites with the greatest potential for development and that this site does not have flood risk identified 
as a reason not to be considered for development in the Site Assessment Report. Out of the 14 sites 
considered, our clients land at Site 9 was ranked as being the third best site in respect of having the 
lowest risk of flooding as illustrated below. 
 

 
 
As the 2018 Housing Need Assessment (HNA) itself recognises at paragraph 263 “it is crucial to 
acknowledge the impact flood risk regulations have on the likely amount of housing to be built in the 
Parish”. 
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In addition to the lack of local and national policy basis on which to require 75% affordable housing 
provision from our client’s site, the evidence base underpinning the Neighbourhood Plan also does not 
provide any reasonably sound basis to apply such requirements.  Section 1.5 of the Oldbury-on-Severn 
HNA (2018) outlines the type of housing needed within table 1.2 and is clear that: 
 

“Only a very small number of households are in urgent need of affordable housing and overcrowding 
and household concealment are not pressing issues within the Neighbourhood Area.” 

 
It goes on to highlight a need for up to 3-bedroom properties for those households living with parents 
unable to form their own households but also for older household looking to downsize. To limit such 
households to 1-2 bedrooms is a short-sighted approach, particularly in the case of the former who are 
likely to form families of their own in future and if they are within the smaller dwellings the policy currently 
proposed then there would be insufficient capacity for their family unit to grow and they might again be 
unable to remain in the village as their housing needs would no longer be able to be met.  
 
It is far more sensible and realistic an approach to plan for such an eventuality to help ensure the longer-
term sustainability of the settlement by requiring a mix of house types and sizes, including homes of at 
least 3-bedrooms, to allow for the growth of local families.  
 
The Population, Household, and Housing Statistics for Town & Parish Areas in South Gloucestershire 
(April 2013) reports that the average household size in South Gloucestershire and Oldbury-on-Severn 
is as set out below. The average household appears to be slightly larger in Oldbury-on-Severn than it 
does for the county average and therefore the provision of larger homes is evidentially justified. 
 

 
 
Section 1.5 of the 2018 HNA goes on to consider tenure of housing and states that: 
 
“Based on the evidence gathered earlier, a distribution of housing tenures is recommended as follows: 
 

- Intermediate housing: 17%; 
- Social housing: 14%; and 
- Market housing: 69%” 

 
Broadly speaking, it recommends a tenure split of 69% market housing and 31% affordable housing. It 
does not follow therefore that 75% affordable housing proposed through emerging Policy 4 (Site 9) is 
in any way justified by the evidence base that underpins the emerging Neighbourhood Plan. The 
evidence base suggests that the recommended mix at emerging Policy 4 (Site 9) should in fact be for 
5 open market dwellings and 3 affordable dwellings which also accords with the 35% affordable housing 
requirement in Policy CS18. 
 
It is also of relevance to consider Policy CS17: Housing Diversity, of the South Gloucestershire Core 
Strategy which requires that “new housing development must deliver a wide variety of housing types 
and sizes to accommodate a different range of households, as evidenced by local needs assessment”. 
The approach currently taken towards emerging Policy 4 (Site 9) is not in conformity with Policy CS17 
as it does not reflect the evidence of the local needs assessment underpinning the Neighbourhood Plan. 
 
Reference is made to Starter Homes at paragraph 1 of emerging Policy 4 (Site 9), and it is considered 
that this should be removed given that this form of affordable home ownership looks set to be replaced 
with First Homes. As such, the current policy wording should be amended to avoid becoming out-of-
date in the near future.  
 
We suggest replacing the reference to Starter Homes with reference to the affordable housing 
definitions at Annex 2 of the NPPF (2019) and the recent Written Ministerial Statement on First Homes 
to ensure the policy is flexible enough to provide a range of affordable housing products. The 



  

8 
 

replacement of Starter Homes with First Homes also demonstrates the Governments’ clear objective of 
increasing home ownership across the UK, which should be reflected in the policy wording.  
 
As has been illustrated already that there is no justification for the exclusion of open market dwellings 
as part of the housing mix on this site. The unjustified exclusion of open market dwellings has the 
potential to harm the deliverability and viability of the site which is an important consideration given how 
constrained the settlement is in terms of flood risk and the need for sites to be delivered as part of the 
Neighbourhood Plan. 
 
Draft Policy 2 states that: ‘If for viability reasons other development proposals are considered necessary 
or market housing required then this will need to be justified by a viability assessment made available 
on a non-confidential basis to the Parish Council and the Local Planning Authority.’ There does not 
appear to be any viability assessment that underpins the emerging Neighbourhood Plan and its 
proposed policy approach. As a result of which the blanket application of size restricted affordable 
housing to the six non-self/custom-build units proposed by the emerging allocation is not informed by 
any consideration of the impacts this may have on the deliverability and viability of the site and cannot 
be considered to be in any way justified by the evidence. 
 
Given the extent of need for self-build and custom housebuilding within South Gloucestershire found 
on the Council’s Self-Build Register, the Council’s shortfall in respect of its statutory ‘Duty to grant 
planning permission etc’ and the Oldbury on Severn Parish demand for 156 plots as illustrated by 
Buildstore data, it is considered that the provision of self-build and custom housebuilding units should 
not be solely restricted to the two units proposed for the Guzman brothers. There is the opportunity for 
sufficient flexibility to be built into the policy wording to enable the entirety of the site to be brought 
forward as self-build and custom housebuilding units, including the provision of a proportion of 
affordable homes as the NPPF 92019) is clear at footnote 26 that “self and custom-build properties 
could provide market or affordable housing”.  
 
The policy wording should be amended to build in the flexibility for the entirety of the site to be able to 
be delivered as self-build and custom housebuilding. 
 
This will allow residents to create a house which meets their needs. Such an approach has the added 
bonus of being particularly appropriate for older residents who may have changing lifestyle and 
accommodation needs which the current housing stock does not provide for. The provision of self-build 
homes will allow these residents to downsize, or ‘right-size’, if this is what deemed necessary but in a 
way which meets their specific needs.  
 
At the same time such an approach provides opportunities for younger households or first-time buyers 
or to create family homes people can grow into. The recent announcement of the Governments £150M 
‘Help to Build’ fund for self and custom builders would assist in this regard.  
 
Minimum Space Standards 
 
Nationally described space standards were introduced by the Government in 2015, to replace the 
different space standards used by local authorities across the UK. These standards were implemented 
to improve the quality of new-build housing across the Country, by ensuring they are built to an adequate 
minimum size. 
 
It is important to note that these are minimum space standards. Emerging Policy 4 (Site 9) as currently 
worded however appears to seek to apply these as a maximum. This is a wholly inappropriate way to 
apply the minimum space standards and we consider that the reference to gross internal floor areas 
should be removed entirely from emerging Policy 4 (Site 9) as there is no justifiable or evidential basis 
for including these. 
 
We welcome that the Neighbourhood Plan group have acknowledged at the start of the draft 
Neighbourhood Plan that a ‘new attempt should be made to deliver some modest housing development’ 
and our client agrees with the scale of development proposed on their land and is not seeking to 
increase housing numbers, they are merely seeking to ensure that the policy reflects the evidence base 
that underpins it and results in an allocation that is both deliverable and viable. 
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The Vision of the draft Neighbourhood Plan states: 
 

‘Oldbury Parish will be a place that provides new homes that are resilient and resistant to flooding 
and meet a locally identified need, encourage a diverse community while protecting the landscape 
setting and character of the village and parish. A greater sense of inclusion, safety and pride in the 
community, will be encouraged and sustainable and vibrant economic activity promoted.’ 

 
We support the provision of new homes within Oldbury Parish, providing that these homes are 
appropriate to the local housing need. We consider that emerging Policy 4 (Site 9) as currently proposed 
is unduly restrictive in respect of the type of development proposed to be allocated, particularly in 
relation to the level of affordable housing proposed. For the Neighbourhood Plan to be deliverable and 
viable it must make provision for a greater degree of flexibility. 
 
This representation is focussed on emerging Policy 4, and we have set out some minor recommended 
changes to the wording of emerging Policy 4 to reflect the matters set out within this representation on 
behalf of our clients. These relate solely to the first paragraph of the emerging Policy, and it is important 
to make clear that there are no objections to any of the remaining requirements of the draft Policy 
detailed in paragraphs 2, 3, 4 and 5. 
 

Policy 4 - Development on Westmarsh Lane (Site 9) 

It is expected that up to 8 dwellings can be accommodated on this site. Of these at least up to two 
can be self-build/custom build (Gross Floor Area circa 115m2 per dwelling). The site will provide a 
mixture of dwelling types, sizes and tenures including three affordable home ownership units in line 
with the affordable housing definitions at Annex 2 of the 2019 NPPF, the PPG and the Written 
Ministerial Statement of 24 May 2021 for first time buyers, younger families and/or accommodation 
for older residents downsizing the remainder will provide smaller (Gross Floor Area circa 90m2 per 
dwelling) discounted market sales housing or starter homes for younger families or accommodation 
for older residents downsizing.  Design should enable accommodation to be adapted to lifetime needs 
and meet Building Regs part M (2) standards as a minimum. This provides information about the 
ease of access to, and use of, buildings, including facilities for disabled visitors or occupants, and the 
ability to move through a building easily including to toilets and bathrooms.  

Using the Village Character Assessment to inform and guide their design, all development should 
integrate into the character of the village in terms of siting, form, scale, height, massing. Detailing, 
colour and materials must respect and enhance the character, distinctiveness and amenity of both 
the site and its context.  

A Landscape Visual Impact Assessment and Heritage Statement for the proposed development will 
be required to ensure the setting of heritage assets is respected and the character of the village is 
preserved. A tree and hedgerow screening belt is to be provided adjacent to the lane. Access may 
be taken directly from the lane, but in order that the planting on the lane presents the impression of 
a ‘leafy lane, a shared drive solution, to serve three dwellings as a maximum, may also be needed. 
Safe vehicular access to and from the site will be required, allowing for the leafy lane character to 
also be preserved. A design brief will be required to demonstrate how the development will respond 
to boundary treatment influenced by the Village Character Assessment.  

Existing mature trees on the site and its boundary are to be retained were possible and protected 
during development. Soft landscaping to be incorporated into the site development interspersed with 
the new homes to reflect local character. It will be necessary to demonstrate that biodiversity and 
wildlife as a whole have been considered and a net gain improvement to biodiversity achieved as 
encouraged by national planning policy to protect and enhance the natural environment. 

A Site-Specific Flood Risk Assessment (FRA) will be required for any new development that is within 
the floodplain. The FRA would be required to demonstrate the proposal is not at risk of flooding, and 
that there is no increase in the risk for any third parties. This would be for the lifetime of development 
and include an allowance for climate change. The FRA should include details of finished floor levels, 
flood mitigation, flood resilience construction, safe refuge, flood warning and evacuation. Ecological 
assessments of sites with evidence of protected species will require an Environmental Report and 
Survey and an Archaeological survey will be required in areas of interest affected by any 
development proposal. 
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Conclusions 

 
Neighbourhood Plans are required to meet seven basic conditions as set out in paragraph 8(2) of 
Schedule 4B of the Town and Country Planning Act 1990as applied to Neighbourhood Plans by Section 
38A of the Planning and Compulsory Purchase Act 2004. The basic conditions are: 
 

a. Having regard to national policies and advice contained in guidance issued by the Secretary 
of State it is appropriate to make the order (or neighbourhood plan).  

b. Having special regard to the desirability of preserving any listed building or its setting or any 
features of special architectural or historic interest that it possesses, it is appropriate to make 
the order. This applies only to Orders.  

c. Having special regard to the desirability of preserving or enhancing the character or 
appearance of any conservation area, it is appropriate to make the order. This applies only to 
Orders.  

d. The making of the order (or neighbourhood plan) contributes to the achievement of 
sustainable development.  

e. The making of the order (or neighbourhood plan) is in general conformity with the strategic 
policies contained in the development plan for the area of the authority (or any part of that 
area).  

f. The making of the order (or neighbourhood plan) does not breach, and is otherwise 
compatible with, EU obligations.  

g. Prescribed conditions are met in relation to the Order (or plan) and prescribed matters have 
been complied with in connection with the proposal for the order (or neighbourhood plan).  

 
Having reviewed the available evidence we consider that the Neighbourhood Plan as currently drafted 
does not meet basic conditions ‘d’ and ‘e’. 
 
In respect of basic condition ‘d’ the Plan as currently drafted fails because it takes a short-term approach 
to the future sustainability of the settlement. The Oldbury on Severn Housing Needs Assessment (2018) 
highlights the need for up to 3-bedroom properties for those households living with parents unable to 
form their own households but also for older household looking to downsize.  
 
To limit such households to 1-2 bedrooms as the emerging Plan does at present is a short-sighted 
approach, particularly in the case of the former who are likely to form families of their own in future and 
if they are within the smaller dwellings the policy currently proposed then there would be insufficient 
capacity for their family unit to grow and they might again be unable to remain in the village as their 
housing needs would no longer be able to be met.  
 
It is far more sustainable an approach to plan for such an eventuality to help ensure the longer-term 
sustainability of the settlement by requiring a mix of house types and sizes, including homes of at least 
3-bedrooms, to allow for the growth of local families. The social objective of sustainable development 
at paragraph 8(b) of the NPPF (2019) is clear that this means “ensuring that a sufficient number and 
range of homes can be provided to meet the needs of present and future generations”. 
 
The Population, Household, and Housing Statistics for Town & Parish Areas in South Gloucestershire 
(April 2013) reports that the average household size in South Gloucestershire and Oldbury-on-Severn 
is as set out below. The average household appears to be larger in Oldbury-on-Severn than it does for 
the county average and therefore the provision of larger homes is evidentially justified. 
 
The PPG4 under the heading of ‘what must a qualifying body do to demonstrate that a draft 
neighbourhood plan or Order contributes to sustainable development’ states that a qualifying body 
should demonstrates how its plan will contribute to improvements in environmental, economic and 
social conditions – the emerging Plan fails to do so. 
 
It also sets out in the PPG that in order to demonstrate that a draft neighbourhood plan contributes to 
sustainable development, sufficient and proportionate evidence should be presented on how the plan 
guides development to sustainable solutions. Once again, the emerging Plan falls short in this respect.  
 

 
4 Paragraph 72 Reference ID 41-072-20190509 
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In respect of basic condition ‘e’ the Plan as currently drafted fails because it is not in general conformity 
with the strategic policies contained in the South Gloucestershire development plan, in particular in 
respect of Core Strategy Policy CS18 which requires 35% on-site affordable housing provision on sites 
of 5 or more dwellings in rural areas. The Plan as drafted requires 75% affordable housing provision on 
the proposed allocation at emerging Policy 4 (Site 9) which far exceeds the strategic affordable housing 
policy of the overarching development plan, and which has also not been subject to any degree of 
viability testing to underpin such an approach. 
 
The PPG5 under the heading of ‘what is meant by general conformity’ explains that when considering 
whether a policy is in general conformity a qualifying body, independent examiner, or local planning 
authority should consider the following: 
 

• Whether the neighbourhood plan policy or development proposal supports and upholds the 
general principle that the strategic policy is concerned with 

o The general principle of Policy CS18 is for 35% on-site affordable housing provision on 
qualifying sites. This policy was underpinned by Plan-wide viability evidence that 
demonstrated that such level of provision would not prejudice the deliver of the Plan. There 
is no such viability evidence supporting the emerging neighbourhood Plan requirement for 
75% affordable housing provision through emerging Policy 4 (Site 9). 

o It is also of relevance to consider Policy CS17: Housing Diversity, of the South Gloucestershire 
Core Strategy which requires that “new housing development must deliver a wide variety of 
housing types and sizes to accommodate a different range of households, as evidenced by 
local needs assessment”. The approach currently taken towards emerging Policy 4 (Site 9) is 
not in conformity with Policy CS17 as it does not reflect the evidence of the local needs 
assessment underpinning the Neighbourhood Plan. 

• The degree, if any, of conflict between the draft neighbourhood plan policy or development 
proposal and the strategic policy 

o There is considerable conflict between Core Strategy strategic policies CS17 and CS18 and 
emerging Neighbourhood Plan Policy 4 (Site 9) as outlined above. 

• Whether the draft neighbourhood plan policy or development proposal provides an additional 
level of detail and/or a distinct local approach to that set out in the strategic policy without 
undermining that policy 

o The Housing Need Assessment (2018) that forms part of the evidence base to the 
Neighbourhood Plan recommends a tenure split of 69% market housing and 31% affordable 
housing. It does not follow therefore that 75% affordable housing proposed through 
emerging Policy 4 (Site 9) is in any way justified by the evidence base that underpins the 
emerging Neighbourhood Plan and does not form a distinct local approach as it is not 
supported by the evidence. It undermines Policy CS18 by seeking to apply a level of 
affordable housing contributions that have not been in any way viability tested to consider 
how they might impact upon the delivery of the emerging Plan.  

• The rationale for the approach taken in the draft neighbourhood plan or Order and the evidence 
to justify that approach 

o No rationale or evidence is provided to justify a requirement for 75% affordable housing 
provision through size restricted dwellings as currently set out at emerging Policy 4 (Site 9). 
As is set out in this representation there is a wealth of evidence to illustrate why the policy 
should only seek 35% affordable housing and that the size restrictions to these units should 
be removed.  

 
In summary, whilst our clients welcome the production of the Neighbourhood Plan and the proposed 
inclusion of their land interests as an emerging allocation for residential development, there remains 
concern that the proposed emerging Policy 4 (Site 9) as currently worded is unduly restrictive and not 
reflective of the evidence base that underpins the emerging Plan.  
 

 
5 Paragraph 074 Reference ID 41-074-20140306 
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Whilst there is an identified need for smaller and more affordable houses in Oldbury on Severn of 
between up to 3 bedrooms, it is considered that including a restriction at emerging Policy 4 (Site 9) in 
relation to the maximum size of dwellings is not compliant with nationally described space standards, 
which provides guidance on the minimum size of homes. We therefore recommend that the size 
restrictions proposed are removed from the draft emerging Policy 4 (Site 9) wording entirely. 
 
In addition to which, requiring 75% of units to be provided as affordable dwellings is not only overly 
restrictive, it also fails to provide the flexibility that is required to ensure the homes meet the local need 
and ensure the site is deliverable and viable, and is also not in accordance with Core Strategy Policy 
CS18.  
 
As the site falls within a designated rural area, there is a national policy requirement to provide 
affordable housing, however it is critically important to recognise that there is no local nor national 
requirement to provide 75% of the overall unit numbers proposed as affordable housing on a site of 8 
dwellings. In line with both Policy CS18 and the tenure recommendations of the HNA (2018) that 
underpins the emerging Neighbourhood Plan, three of the proposed units should be provided as 
affordable housing that accords with the definitions set out in the NPPF and the WMS of 24 May 2021. 
The provision of a greater degree of flexibility within the policy wording will enable the landowners to 
deliver much-needed new homes, including affordable housing, in the shorter-term within a sustainable 
location. 
 
We recommend that there should be a greater degree of flexibility built-in to the policy to allow for 
increased provision of self-build and custom housebuilding given that secondary data sources 
demonstrate that there is a local need for at least 156 plots in the Parish of Oldbury on Severn. There 
are currently 1,016 individuals plus one association of 8 individuals on the South Gloucestershire self 
and custom build register across Base Periods 1 to 6 and the Council has not granted a sufficient 
number of consents to have met its statutory ‘Duty to grant planning permission etc’ for 706 serviced 
plots by 30 October to meet demand arising from Base Periods 1 to 3. There is a clear need to make 
provision for more sites for self-build and custom housebuilding both the address current shortfalls and 
meet future demand.  
 
The NPPF is clear that self-build and custom housebuilding can be provided as market and affordable 
housing so such an approach would not prejudice the delivery of the three affordable housing units the 
site would make provision for. Self-build and custom housebuilding provision would have the added 
benefit of providing local people with the opportunity to design and build the homes that meet their 
individual needs. This is equally applicable both to older residents who are looking to downsize/rightsize 
and create a property which meets their changing needs as they age; and also, for younger people 
where it presents the opportunity to take their first step onto the property ladder - as acknowledged by 
the Council’s own Self and Custom Housebuilding SPD.   
 
On behalf of our clients, Tetlow King Planning recommend that the content of this representation is 
given due consideration and that our proposed changes to emerging Draft Policy 4 - Development on 
Westmarsh Lane (Site 9), are implemented. 
 
We look forward to engaging in the Neighbourhood Plan process in a constructive way. As the 
Neighbourhood Plan progresses and the Council’s consideration evolves, we welcome the opportunity 
to discuss the Plan and the site further; please get in touch on the details below.  
 
Please notify Tetlow King Planning of any updates to the Neighbourhood Plan by email at 
consultation@tetlow-king.co.uk. 
 
Yours faithfully 

 
 
 

Natalie Atkinson 
Assistant Planner BSc (Hons) MSc 
For and On Behalf Of 
TETLOW KING PLANNING 
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Oldbury Neighbourhood 
Development Plan 

Response Form 
 

GUIDANCE ON COMPLETING THIS FORM 
 

Please return this form if you have any comments on the Oldbury Neighbourhood 
Development Plan submission or supporting evidence base. 
 
Completed forms should be emailed to: neighbourhoodplanning@southglos.gov.uk. 
 
Alternatively they can also be mailed to: 
 
South Gloucestershire Council 
Department for Environment and Community Services, 
Planning Policy Team, 
PO Box 1954, 
Bristol, 
BS37 0DD 
 
Completed response forms must be received no later than 5pm on Monday 23 
July 2021. 
 

The information collected as part this consultation will also be used by the council in 
accordance with the data protection principles in the Data Protection Act 1998. The 
purposes for collecting this data is: to assist in plan making; and to contact you, if 
necessary, regarding the planning consultation process. Some of the data may be made 
public as it will form part of the evidence base used to inform the creation of planning 
policy documents. The above purposes may require public disclosure of any data received 
on the response form, in accordance with the Freedom of Information Act 2000. 

 

The purpose for holding your personal information is to assist in preparing development 
plan documents and supporting supplementary planning guidance and advice; and to 
contact you, if necessary, regarding the planning consultation process relating to their 
preparation. In order to provide the above service we may share your information with the 
following:  

• Other South Gloucestershire Council departments 

• External consultants working on behalf of South Gloucestershire Council 

• Other Local Planning Authorities (LPAs) 

• Other groups preparing statutory development plans relevant to South 
Gloucestershire 

 

Please follow the link to our Privacy Policy and Data Protection Policy to find out more. 
 

 
  



Part One: Your Details 
In circumstances where there are individuals / groups / organisations who share a similar 
view as to how the plan should evolve, it would be helpful if they make a single response. It 
would also be useful to state how many people the submission is representing and how the 
comment was authorised.  
 

Your Details Your Agent’s Details (If applicable) 

Title: Ms 
 

Title: Mr / Mrs / Miss / Ms / Dr /  Other: 

Surname: Mahoney 
 

Surname: 

Forename: Catriona 
 

Forename: 

Organisation / Company: n/a 
 

Organisation / Company: 

Address: 
 

 
 

 
Postcode:  

Address: 
 
 
 
 
Postcode: 

Contact No: 
 

Contact No: 

Email: 
 

Email: 

 
Part Two: Your Comments 

Your comments 

Feedback on Oldbury Neighbourhood Development Plan 
 
Please provide your comments on the Oldbury Neighbourhood Development Plan below. 
 
(Please reference specific policies to which your comments relate). 
 



Dear Sir/Madam 

 

Please find below six points regarding the proposed development of site 13B. 

 

I am writing now as I was unable to comment before, so this is our first opportunity to voice our 

thoughts and concerns which may not have been apparent to those on the Neighbourhood 

Development Group.  

 

These comments are being submitted on behalf of four residents of Westend Lane.  

 

Point 1: VISUAL IMPACT AND RURAL SETTING OF SITE 13B 

 

I believe the rural and arable character of site 13B and the importance of this to the character of 

the village, has been overlooked by the AECOM report1, a report which has also overlooked 

guidance by Historic England2 .  

 

The report notes that “much of Site 13, particularly towards the northern boundary of the site, is 

detached from the village core and has a rural, arable character. Development would not be 

appropriate in this part of the site. The site is open and this openness helps maintain the village’s 

rural setting and character.”  

I consider the whole area of site 13B to fit in to the above description, especially as the report fails 

to note that the land directly next to West End Cottage (the planned development site 13B) is 

grazing area for Charolais cattle, a rare and visually interesting breed whose water trough is 

situated in the south east corner of site 13B, next to Westend Lane.  

 

This unique mixture of historical houses (part of West End Cottage is 350 years old) and rural land 

used for grazing animals significantly contribute to the village’s rural setting and character. This 

field is an important asset in respecting the character of the village.  I believe site 13B (like sites 1 

and 4) should be rejected as it is “open and exposed and these qualities contribute to the village’s 

rural setting and character”. 

 
1 “Much of Site 13, particularly towards the northern boundary of the site, is detached from the village core and has a 

rural, arable character.” – the report fails to note that the land directly next to West End Cottage is grazing area for cattle. 
2 Comments from Historic England in Appendix 2 of Further Site Assessment Report: “The Report is generally disappointing 

as there is no evidence that our guidance, which has been referred to AECOM for such exercises on many previous similar 

occasions, has been utilised.” 

 



 

 

Point 2: HIGH DENSITY OF HOUSES 

Site 13 is situated in a low density housing area. The mix of rural land and homes – some of which 

are 350 years old, significantly contribute to the rural setting and character of the village. 

The Oldbury Neighbourhood Development Plan notes that new settlements “should be dispersed” 

(point 4.1.5) and should be over “several lanes”. In the current plan the settlements are neither of 

these things, i.e. not dispersed and only over two lanes.  

This will especially affect site 13B where the planned development will constitute 27 

dwellings/hectar – significantly more than the current density. This extreme change in density will 

affect the rural setting and character of this part of the village.  

 

Point 3: ACCESS AND SIZE OF ROAD AND INCREASE IN TRAFFIC 

Point 4.3.1 refers to “traffic on Oldbury’s narrow lanes that is often travelling at speeds that are 

intimidating for pedestrians and other vulnerable road users”. Equally as intimidating is the 

frequency with which road users need to pass large farm machinery. West End Lane, is both 

narrow and poorly lit due to the high trees along its borders but also needs to maintain passage 

for precisely this type of machinery. The increase in dwelling density would naturally increase 

both traffic and pedestrian numbers, specifically the number of vulnerable people (the elderly and 

young children), and would only exacerbate this issue.  



 

In addition to this rubbish and recycling collection teams already struggle to access Westend lane 

– they do so by reversing down the lane. As there are no passing points on the lane this means 

that other vehicles are unable to pass throughout the duration of the collection process. This 

would take even longer with an increase in housing on this lane. As there is no gas main, oil 

tankers and gas bottle trucks and various other large vehicles who frequently need to use the lane 

cause the same issue.  

 

A final point on this topic is that Westend Lane is a cul de sac with the only access available from 

Camp Road. Parts of Camp Road are already difficult to pass and in a state of disrepair due to on 

street parking and traffic volumes. Increasing the traffic on Westend Lane will only further 

increase these issues. 

 

Point 4: HARM TO PROTECTED SPECIES AND BIODIVERSITY SUPPORTING HEDGEROWS: 

Badger setts are located within Site 13B, and the neighbouring gardens of houses backing on to 

site 13B. As a protected species building on Site 13B would disturb the badgers’ home.  

Chris McNulty Report Oldbury-on-Severn Neighbourhood Plan notes that “Site 13 is large and is 

principally constrained by landscape and openness as well as impact on biodiversity supporting 

habitats in some parts of the site.  … it is acknowledged that it could be challenging to deliver 

development here without a degree of harm to biodiversity supporting hedgerows.” 

This is similar to Site 5, where the AECOM report notes that “there are also potential biodiversity 

concerns associated with removing established hedgerows to enhance visibility splays from the 

existing access point”.  

 

Point 5: PROXIMITY TO SCHEDULED ANCIENT MONUMENT 

As highlighted in Appendix 2 below, the site of the national monument extends past West End 

Cottage, almost as far as the boundary with site 13B. This is the same reason for the rejection of 

Site 2 and therefore I feel the same level of caution should apply to proposing site 13B for 

development. The red arrow on the left is site 13B, the red arrow on the right is site 2. 





with each shortlisted site, and the changed green belt policy situation – which AECOM felt in May 

2018 restrained then from suggesting any site in the green belt was potentially suitable. 

3.2 … Site 8 and Parts of Sites 7 and 9 were also felt to have potential if their location within the 

green belt could be overcome. Figure 2 shows the location of sites assessed by the AECOM Report 

and Level 2 SFRA. 

5.2 The preferred option for development was for it to be undertaken on several small sites that 

followed the existing form of the village. A form described in the Village Character Assessment as 

a dispersed settlement with development fronting several lanes that intersect at the centre of the 

village. Site allocations within the current green belt boundary offers a more satisfactory dispersal 

of new housing among several small sites, and keep each site small and in scale with the existing 

village character. The shortlisted sites within the green belt are all within the top 5 ranking for 

lower flood risk, and indeed the green belt covers much of the higher land in the village. Sites 7 

and 9 were both within the green belt, and with the allocation of only a small part of each of these 

sites in the neighbourhood plan, the required alteration to the green belt is minor and suited to 

the degree of alteration the NPPF allows neighbourhood plans to make in specific cases. 

 

Thank you for reading and considering our comments,  

Regards 

The four residents  
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Rivers House, East Quay, Bridgwater, Somerset, TA6 4YS. 
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Strategic Planning Policy & Specialist 
Advice Team, 
Environment and Community Services, 
South Gloucestershire Council, 
PO Box 1954, 
Bristol 
BS37 0DD 
 
 

 
 
Our ref: WX/2006/000331/OR-
19/PO1-L01 
Your ref:  
 
Date:  22 July 2021 
 
 

Dear Sir/Madam 
 
OLDBURY NEIGHBOURHOOD DEVELOPMENT PLAN – REG 16 CONS 
 

Thank you for consulting the Environment Agency on the above Neighbourhood Plan 
(NP), which was received 11 June 2021. 
 
The Environment Agency wishes to make the following comments for your information: 
 
Flood Risk 
 
We reviewed the Draft Oldbury Neighbourhood Plan in February 2020 and note that the 
updated version submitted by Oldbury Neighbourhood Plan Group has taken most of 
our previous comments on board, however the following issues we raised remain: 
 
We note that the Westmarsh Lane and Westend Lane sites are being proposed for 
housing allocations. Westmarsh Lane is situated within Flood Zones 2 and 3 and 
Westend Lane within Flood Zone 1 but with access/egress passing through Flood Zone 
3. Based on the anticipated flood depths it will be challenging to demonstrate that the 
developments can be made safe. We are not able to support these sites for housing 
allocation if safe access and egress cannot be provided. We advise that further work 
should be done now before adoption of the plan referring to our latest flood modelling 
(which effectively supercedes the SFRA Level 2) to ensure that safe access and egress 
can be provided that will not increase flood risk to surrounding land for the lifetime of 
residential development (100 years). Given that the two preferred sites in the Oldbury 
Neighbourhood Plan rely on access and egress through the floodplain, we advise that 
further work should be done at this stage to ensure this is safe in line with the criteria 
set out in the SFRA L2. 
 
The Local Planning Authority will need to be satisfied that the Sequential and Exception 
Tests have been passed and no other sites are available for development at lower flood 
risk. The proposals will introduce a number of new families into the floodplain placing 
increased burden for potential evacuation by emergency services. 
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Policy 4 and 5: We note the changes to the wording in Policy’s 4 and 5. Policy 4 and 5 
should also include demonstrating the sites have safe access and egress for the lifetime 
of the development. As per our comments above, we would not be able to support this 
site for housing allocation if safe access and egress cannot be provided. 
 
Policy 6 G6 still refers to single storey dwellings. As per our previous comment, it will be 
difficult to demonstrate that these can be made safe over the developments lifetime 
taking into account the impacts of climate change. It is noted however that Policy’s 4 
and 5 require a FRA to demonstrate the proposal is not at risk of flooding over the 
lifetime of development including an allowance for climate change. 
 
Policy 9: Flood risk. We advise that safe access and egress should be added to the list 
of items that needs to be included as part of a site specific FRA. 
A site-specific FRA for the proposed development sites should refer to the best 
available flood risk information. The SFRA Level 2 for Oldbury-on-Severn was prepared 
for this purpose, however, it should be acknowledged that planning guidance and 
hydraulic modelling techniques will develop over time. As referred to above, the 
Environment Agency has now produced new coastal hydraulic modelling for the 
purpose of testing some of the tidal flood defences between Aust and Sharpness 
building upon earlier models from 2012. The new coastal model has been developed 
using better science and methodologies, for example including a wave component, so 
the results will be more reliable. A breach scenario has been included at Oldbury outfall. 
The EA can supply the hydraulic modelling and accompanying reports to you or other 
third parties through our Wessex Enquiries team – email contact: 
WessexEnquiries@environment-agency.gov.uk 
 
We also advise that the planning guidance for preparing FRA’s was revised in February 
2020 to reflect the latest climate change guidance; UK Climate Projections 2018 
(UKCP18), which is available here: https://www.gov.uk/guidance/flood-risk-
assessments-climate-change-allowances 
 
Biodiversity 
 
We support and encourage the principles of Net Gain, (as well Community Infrastructure 
Levy and Section 106), to make contributions for environmental gains either on or off-site. 
This Net Gain aspiration is detailed in the National Planning Policy Framework and is further 
supported by the 25 Year Environment Plan. This sets an expectation for development, 
including housing and infrastructure, by all organisations and individuals, that will help 
deliver net gain. We are pleased it has been incorporated within the NP. 

 
Water Quality and Resources 
 
We encourage climate change reduction measures to ensure greater climate change 
resilience are included within the NP.  
 
We support sustainable development, in particular the encouragement of resource 
efficiency, waste minimisation and recycling with energy levels and water efficiency 
requirements for new housing as included within the NP. 
  
The concept of Water Sensitive Urban Design (WSUD) is recommended, and the following 
CIRIA guidance document provides useful information on the concept and how to apply it in 
urban planning - wsud_ideas_book.pdf (susdrain.org)  
 
We also support Blue/Green Infrastructure as they provide a real opportunity to link with and 
deliver against Carbon Net Zero targets. The opportunity for carbon sequestration through 
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wetlands, improved floodplain connection, wet woodlands, etc. should be considered within 
the approach for carbon net zero development. Our soils are one of the biggest carbon 
sinks available to reduce climate change therefore we suggest the concept of building soil 
depth and quality could be encouraged. The prevention of further soil depletion through 
runoff, at the very least, should be included. Sustainable land management practices will 
play a large role in this.  
 
It is important that Blue/Green infrastructure is considered as a connected network across 
the NP to allow a significant and meaningful impact from this work. This will allow 
floodplains to be better connected and increase green spaces for people and wildlife.  
 
If you would like to discuss any of the above I can be contacted on the number below.  
 
Please quote the Agency's reference on any future correspondence regarding this matter. 

 
Yours faithfully 
 
 
 
 
 
 
Richard Bull 
Sustainable Places - Planning Advisor 
 

 
Direct e-mail nwx.sp@environment-agency.gov.uk 
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Oldbury Neighbourhood Development Plan Regulation 16 

consultation 

South Gloucestershire Council formal comments 

 

These comments relate to the Oldbury Neighbourhood Development Plan (ONDP) 

submission and are made by South Gloucestershire Council as the Local Planning 

Authority and district in which the Neighbourhood Plan Area is located. These 

comments are in response to the Neighbourhood Planning (General) Regulation 

2012, in particular, Regulation 16 regarding the publicising of a plan proposal. 

The council is pleased to see the Plan progress to this stage, being one of the first 

Neighbourhood Plan in South Gloucestershire to reach this milestone. This response 

highlights the council’s support for the Oldbury Neighbourhood Plan Group (form 

here on referred to as ‘the Group’) as the Qualifying Body, for the ambitions of the 

community of Oldbury reflected in the Oldbury Neighbourhood Plan. The plan covers 

a wide range of local issues that are important to the community including housing 

and site selection, the natural and historic environment, work, traffic and community. 

The plan proposal consists of 13 policies under the headings above. The plan as a 

whole will set the community on an exciting trajectory to tackle issues important to 

them including design quality, providing affordable housing stock as well as 

protecting local heritage and character and natural assets.  

 

Response to the Basic Conditions 

One of the duties of the Local Planning Authority is to support the Neighbourhood 

Planning Group to meet the Basic Conditions. The neighbourhood plan can only be 

put to referendum and be made if the Basic Conditions are met. The Basic 

Conditions are set out in paragraph 8(2) of Schedule 4B to the Town and Country 

Planning Act 1990. This response will also outline the approach to meeting those 

basic conditions relevant to the plan proposal. 



Basic condition (a) requires the plan’s proposals to have regard to national policies 

including local plans. The plan’s proposals outlined in the Basic Conditions 

Statement that the plan has had due regard for national policy and that policies do 

not conflict with national policy. Through close working between the Qualifying Body 

the Local Planning Authority and statutory bodies, we are satisfied that the plan is 

not inconsistent with the objectives of national policy. 

Basic Conditions (b) and (c) relate only to Development Orders and are therefore 

not relevant to this plan proposal as the Oldbury NP does not contain these.  

Basic Condition (d) requires the plan’s proposals to set out how it will contribute to 

sustainable development. The plan’s proposals outline how the plan will contribute to 

achieving sustainable development against the three National Planning Policy 

primary objectives (economic, social and environmental). This can be found in the 

Basic Conditions Statement. The plan does seek to allocate a small number of sites 

to ensure the long term sustainability of the village and community by providing 

smaller more affordable homes for downsizing and young people looking to start a 

family. As part of this a Strategic Environment Assessment Screening Opinion was 

also undertaken which can be viewed as part of the evidence base. The Screening 

Opinion concluded that a full Strategic Environmental Assessment as unnecessary. 

These policies support the objective of achieving sustainable development in a wide 

range of ways. The plan seeks to support economic and social objectives with the 

provision of a small number of homes to increase smaller and more affordable 

housing stock in the area and allow the village community to continue thrive. The 

plan also seeks to protect community facilities from redevelopment to non-

community uses to promote a vibrant village. The plan meets the environmental 

objective through a number of policies which seek to protect village character, 

heritage assets ecological assets as well as protect future development against flood 

risk. 

Basic Condition (e) requires the plan’s proposals to be in general conformity with 

the strategic policies contained in the development plan for the area of the authority. 

Through close working between the council and the Qualifying Body we are satisfied 

that the policies within the plan’s proposals are in general conformity with the Local 

Authority’s Local Plan policies and in many cases add further local detail to existing 

policy. The Neighbourhood Plan Group has worked closely over the last few years 

with the Local Authority, the community, Natural England, the Environment Agency 

and Historic England to identify the most appropriate sites for a small number of 

smaller more affordable homes to allow the village to continue to thrive and provide 

homes for younger families to continue to live in the village and older residents to 

downsize. Although the village is highly constrained with Flood Risk areas, Green 

Belt and Heritage assets, this close working relationship has allowed the approach 

presented within the plan to be agreed. Further information on this can be found 

further down in this response. 

Basic Condition (f) requires the plan’s proposals does not breach, and is otherwise 

compatible with, EU obligations. The council has no concerns with regard to the plan 

proposal and basic condition (f). The Statement of Determination and Screening 



Opinion to assess the requirement for an SEA has been undertaken and has been 

published with this consultation. 

Basic Condition (g) requires the plan’s proposals to meet prescribed conditions as 

set out in regulations 32 and 33 of the Neighbourhood Planning (General) 

regulations 2012 (as amended) to have regard to schedules 2 and 3 of the 

regulations. The council has no concerns with regard to the plan proposal and basic 

condition (g). 

 

Consultation Statement 

The plan’s proposals includes the Consultation Statement prepared to fulfil the legal 

obligations required by the Neighbourhood Planning (General) Regulation 2012 in 

particular regulation 15 (1)a and (2). The statement outlines the different ways in 

which the Oldbury Neighbourhood Plan Group has engaged the community to 

ensure the plan meets the vision, objectives and aspirations of the local community. 

The statement outlines both informal and formal stages of consultation. The 

statement shows that the group has continually engaged the local community in 

using a variety of means at their disposal over a number of years from 2017-2019. 

This outlines that a formal consultation was undertaken in March 2020 which met the 

requirements of the Neighbourhood Planning (General) Regulation 2012 regulation 

14. The council can also confirm that this consultation met the requirements under 

regulation 14 (a), (b) and (c) allowing the plan to continue to regulation 15.  

 

Working with the local planning authority 

The council recognises that neighbourhood planning is for and led by the local 

community. The plan has been driven by the community’s vision and aspirations. 

The Qualifying Body and the council have worked closely together to review earlier 

drafts of the plan’s proposals to ensure that the aspirations of the local community 

and the council are aligned.  

 

Legal compliance check 

Upon submission of the plan’s proposals and the supporting documents to the 

council under regulation 15 of the Neighbourhood Planning (General) Regulations 

2012 a legal compliance check was undertaken. This was to ensure the Qualifying 

Body had followed the correct legal procedure as outlined in paragraph 8 of 

Schedule 4B to the Town and Country Planning Act 1990 (as amended). The council 

can therefore confirm that the plan’s proposals has met these requirements and can 

proceed to examination once this consultation has concluded. 

 



Strategic Environmental Assessment (SEA) – Screening Opinion 

Statement of Determination 

To assist production of the Oldbury Neighbourhood Development Plan, South 

Gloucestershire Council undertook a Strategic Environmental Assessment (SEA) 

screening opinion. The screening opinion must consider the likely environmental 

effects of the neighbourhood development plan against the criteria set out in 

Schedule 1 of the Environmental Assessment of Plans and Programmes Regulations 

2004. Once this opinion has been consulted on with statutory consultees, it is used 

to determine whether or not the Neighbourhood Development Plan (NDP) requires a 

full Strategic Environmental Assessment. 

Following analysis of likely significant effects, South Gloucestershire Council 

considered that the Oldbury Neighbourhood Development Plan was unlikely to have 

any significant effects on the environment. The initial opinion was that a Strategic 

Environmental Assessment of the Oldbury Neighbourhood Development Plan was 

not required. 

All three statutory consultees responded to South Gloucestershire Council’s 

screening opinion. However both Historic England and Natural England required 

further information before they could agree with the screening opinion that the 

Oldbury Neighbourhood Development Plan was unlikely to give rise to significant 

environmental effects and therefore would not require Strategic Environmental 

Assessment. Further information was compiled and sent to the statutory consultees 

and the Neighbourhood Planning Group to address any issues raised. 

Through close working with the statutory consultees (Historic England, Environment 

Agency and Natural England) providing further information and making changes to 

the proposals, all three agencies agreed with the conclusion that a full SEA was not 

required. A Statement of Determination was therefore published. Both the SEA 

Screening Opinion and the Statement of Determination have been published as part 

of this consultation. 

 

Proposed Housing Allocations 

A key driver of the plan, the group and the community has been to identify and 

allocate sites for a limited number of homes to rebalance the community housing 

stock to benefit both young families and older persons who may wish to downsize. 

The homes are intended to provide smaller more affordable homes within the parish 

to improve the future sustainability of the community and support local services and 

facilities. 

Through an initial Housing Needs Assessment the group worked with AECOM to 

identify a local housing need for Oldbury. 

The village is highly constrained with a large proportion of the adjacent land covered 

by high flood risk areas. A Green Belt boundary also adjoins the village to the south. 

The village also has a Scheduled Ancient Monument located centrally in the village.  



In light of these constraints, the group has worked proactively with South 

Gloucestershire Council, the community, the Environment Agency, Natural England, 

Historic England, AECOM and other key stakeholders to identify the most 

appropriate sites to provide the small number of homes to meet a locally identified 

need.  

The group has undertaken substantial assessment of the sites proposed which can 

be found in the Oldbury Site Assessment report, the Oldbury Site Selection Further 

Considerations and Evaluation report and the Oldbury Sites Assessment Process 

and Rationale (summary) document. 

It should be made clear that this is in the interest of delivering a locally identified 

need that can in effect only be achieved in Oldbury village. Therefore, although 

alternative sites outside of the neighbourhood plan area may be available, this would 

fail to meet the key objective of the Plan which is to specifically address the housing 

need that has been directly identified as arising for the Village. 

Further comment on the key issues concerning Flood Risk and the Green Belt are 

addressed below. 

 

Justification 

The council is also supportive of the objective to strengthen and diversify the housing 

stock of the village. This is an objective identified by the community and led by the 

Neighbourhood Plan Group and as the local authority we have therefore been 

proactive is helping the group find an appropriate plan led approach. The council 

recognises the highly constrained area in which the group has had to work however 

through close working we can now support the final submission plan which we 

believe is proportionate and appropriate and in the spirit of neighbourhood plans 

supporting community aspirations. The council’s Small Schools Strategy identifies 

that in order to support local schools like Oldbury new homes would need to be 

delivered. This provides further justification as to the sustainability of these housing 

site allocations.  

 

Affordable Housing Provision 

The sites proposed for allocation are proposed to come forward as 100% affordable 

as rural exception sites. The plan refers to the homes being ‘affordable market 

housing’ (para 4.1.9) as defined in the NPPF. The council would ask for clarity on 

this term which is not given in the NPPF and would r suggest that the term 

‘discounted market sales housing’ may perhaps be the term for what the community 

wish to deliver. The Group may also wish to consider the inclusion of First Homes 

and whether this would also be appropriate in order to achieve the communities’ 

objectives. The definition of discounted market sales housing can be found below: 

‘Discounted market sales housing: is that sold at a discount of at least 20% below 

local market value. Eligibility is determined with regard to local incomes and local 



house prices. Provisions should be in place to ensure housing remains at a discount 

for future eligible households’ 

If this is the intention of the Plan’s reference to ‘affordable market housing’ then this 

is not beyond the formal planning definition and accordingly the text should be 

reworded for clarity. 

 

Green Belt 

The proposals in the submission version of the plan seek to build a small number of 

homes on a site currently covered by Green Belt. However, this approach has been 

the result of close working between the Neighbourhood Plan Group, Local Planning 

Authority and other stakeholders to find the most appropriate response to meet the 

local needs of the community. The points made below outline why, in this 

circumstance, a small amount of development in the Green Belt is considered 

appropriate. This refers to Site 9, Westmarsh Lane: 

• There is an identified local need for new dwellings as set out by the Housing 

Needs Assessment and that the only practical way to meet that need is to identify 

additional sites at Oldbury Village. 

• Alternative sites are heavily constrained due to Flood Risk or impact on 

heritage assets (Oldbury Hillfort Scheduled Ancient Monument). The sequential 

approach is also highlighted in CS5 point 7. The assessment for Site 9 Westmarsh 

Lane shows the site is unaffected by Flood Zone 3 and that data from the 

Environment Agency indicates a very low risk. The development of a small number 

of homes to meet an identified local need will help to ensure the long term viability 

and vitality of community, services and facilities and village of Oldbury. 

 

Flood Risk 

The Neighbourhood Planning Group has been proactive in assessing the likely 

impacts of flood risk on several sites identified for potential allocation. This included 

a Site Assessment Report and Strategic Flood Risk Assessment for Oldbury. On top 

of this the group has been in contact with the Environment Agency who has provided 

comments on the proposed approach to ensure that any future development is 

located in the appropriate place and with the necessary policy to ensure each site 

allocated will be supported by further Flood Risk Assessments and that the 

recommendations of these are met in full at the planning application stage. 

The plan has clearly outlined the stages of assessment and supporting evidence 

produced to demonstrate that the sequential and exceptions tests have been met 

and passed for the sites they propose to take forward for allocation. It should be 

made clear that this is in the interest of delivering a locally identified need that can in 

effect only be achieved in Oldbury village. Therefore, although alternative sites 

outside of the neighbourhood plan area may be available, this would fail to meet the 



key objective of the Plan which is to specifically address the housing need that has 

been directly identified as arising for the Village. 

The proposed allocations will be subject to further assessment at the application 

stage. As recommended by the Environment Agency each site will be expected to 

provide a further flood risk assessment which should demonstrate how any proposal 

is protected from flooding and that there is no increase in risk to any third parties 

over the lifetime of the development. The assessments should also consider and 

include finished floor levels, flood mitigation, flood resilience construction, safe 

refuges, flood warning and evacuation. This has been included within the individual 

allocation policies (Policy 4 and 5), as well as Policy 9: Flood Risk. 

A copy of the Oldbury-on-Severn Strategic Flood Risk Assessment can be found on 

the consultation webpage as part of the supporting evidence base. 

Conclusion 

To conclude this response the council agrees that the legal compliance has been 

undertaken on the plan and that the plan’s proposal can proceed to examination. 

The plan outlines how it has met the basic conditions through the Basic Conditions 

Statement and the Consultation Statement. The Statement of Determination outlines 

that the plan does not require a full Strategic Environmental Assessment which has 

been agreed with the statutory bodies. The Oldbury Neighbourhood Plan Group has 

worked with the council and taken on board many suggestions to help improve the 

plan. The council will continue to support the group where possible at the future 

stages of the plan process. 
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Additional comments on the plan 

As part of this formal response, the planning policy team has encouraged other 

departments to consider the plan proposal and submit comments for the attention of 

the examiner. Through close working with the qualifying group the local planning 

authority has been in contact with other departments within the council throughout 

the plan making process. These comments can be found in the schedule below. 

The planning policy team recognise that some comments below may not have been 

previously raised and would encourage the Qualifying Body to take the opportunity to 

respond in the two week window after the close of the consultation for the benefit of 

the examiner. 

Department Section of the 
plan proposal 

Comment 

Housing 
Enabling 

 
Paragraphs 
4.1.9 and 4.1.10 

Refer to ‘Affordable Market Housing’ as 
defined by the NPPF. However, there is no 
such definition in the NPPF. There are 
definitions of Discounted market housing and 
Affordable home ownership within the NPPF 
definition of Affordable Housing, which may 
be what they intend to refer to.   

Housing 
Enabling 

 The plan proposes a buffer zone extension to 
the settlement boundary to allow the 
Westmarsh Lane site, which lies within the 
green belt, to be developed. As an exception 
site this is not necessary. 

 
Strategic 
Nuclear 
Projects 

 While the site at Oldbury remains nominated 
in national policy (EN-6) for nuclear new 
build, and while it is possible that a large 
scale nuclear power station could be 
proposed on this site, there has been a 
change in context as other power generation 
technologies are emerging.  As both Oldbury 
Parish and Thornbury Town Council are 
aware, the Oldbury site has been nominated 
to host a world first prototype fusion power 
plant.  This is part of a joint nomination 
known as Severn Edge and promoted by 
Western Gateway, that also include 
proposals for Berkeley to host associated 
business and related development.  Even if 
the fusion nomination is not successful, there 
is the possibility that other emerging 
technologies such as the Small Modular 
Reactors being promoted by Rolls Royce 
could in future be proposed for Oldbury.  
 
It may therefore be appropriate for the 
Neighbourhood Plans to consider whether 
relevant wording is flexible enough to 
respond to different eventualities in terms of 
the scale and nature of proposals that may 
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come forward on the Oldbury nuclear new 
build site, and or on part of the Magnox site 
that are not required for decommissioning.  

Self-Build 
Officer 

 Policy 1  
Sites for new housing has allocated five sites 
for potential exception sites and limited 
provision of self-build or custom build homes. 
This is encouraging that the NHP has 
allocated specific parcels of land for future 
local housing needs. The provision of self 
and custom built housing can help deliver a 
mix of housing types and sizes, which can 
address local demand. 

Self-Build 
Officer 

General 
comment 

The Self-build Officer is pleased to see self 
and custom build homes being promoted in 
the Oldbury NDP as means of providing a 
mix of housing types and sizes in the village. 
Specifically, the allocation of sites for self and 
custom build housing is a particularly positive 
and encouraging move. 

Self-Build 
Officer 

Paragraph 
4.1.11 

Factual correction: those with a local 
connection to join the self-build register which 
can save money and make the development 
more affordable” isn’t correct. Joining the 
self-build register is about measuring local 
demand, it does not reduce or control the 
price of plots. Only the landowner would have 
control over the price of plots. 

Self-Build 
Officer 

Policy 4 Development on Westmarsh Lane (site 9) – 
the site has a number of constraints (flood 
risk and Green Belt, etc.) which, if overcome, 
could deliver a small residential development 
that integrates with the village. The site has 
been earmarked to potentially accommodate 
8no. dwellings, 2no. of which will be for self 
and custom build (the GIA of 115m2 would 
easily accommodate 3-4 bedroom dwellings). 

Self-Build 
Officer 

Policy 5 Development on Westend Lane North and 
South (site 13) – collectively the plots could 
deliver 10no. dwellings. Alternatively, the 
policy also allows 3no. larger self and custom 
build dwellings. A mix of housing types and 
sizes on these sites would be a positive 
addition to the village. Clarity would be 
appreciated on the reference to viability for a 
larger home? 
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From: Stuart, David

Sent: 27 April 2020 15:40

To:

Cc:

Subject: Regulation 14 Public Consultation Notice In accordance with Neighbourhood 

Planning (General) Regulations 2012,

Attachments: Oldbury NP, additional site SEA info, 27.11.19..msg

Dear  
 
Thank you for your Regulation 14 consultation on the Pre-Submission version of the Oldbury on 
Severn Neighbourhood Plan. 
 
Our focus with such Plans is where they propose policies allocating sites for development.  In 
previous liaison with your community, its consultant, and the local planning authority through the 
associated SEA Screening Opinion exercise, we have highlighted the need for sufficient evidence 
to demonstrate that such policies are in conformity with the National Planning Policy Framework 
(NPPF) in its provisions for the protection and enhancement of the historic environment. 
 
Through this liaison the local planning authority has utilised its conservation and archaeological 
expertise to confirm that the delivery in principle of sites 9 & 13 (covered by policies 4 & 5 in the 
Plan) can be achieved without generating significant environmental (ie heritage) effects and as a 
consequence a full SEA is not required.  In our last communication with the authority on this point 
we emphasised that while this is reassuring there may remain a need to confirm that there are no 
residual (ie less than significant harmful) effects from these allocations, and that the policies are 
worded to ensure that any development can be sensitively accommodated from an historic 
environment perspective (see attached). 
 
The supporting text within the Plan refers to the community’s liaison with the authority and its 
officers but does not give any indication that there are no residual harmful effects from the manner 
in which the policies are proposed or that the authority and its officers are fully happy with them 
from a heritage perspective.  Having looked on the Plan’s website we can see no obvious 
documentation subsequent to the various exchanges in the latter part of last year to confirm this in 
writing. 
  
We are happy to defer to the Council in this respect and would therefore recommend that the 
suitability of the policies as drafted is confirmed by it as acceptable before submitting the Plan 
formally for Examination. 
 
On that basis there would be no issues associated with the Plan upon which we would maintain 
an interest or need to comment, other than to congratulate your community on its progress to date 
and to wish it well in the making of its Plan.  
 
Kind regards 
 
David Stuart 
  
David Stuart | Historic Places Adviser South West 

 
 
Historic England | 29 Queen Square | Bristol | BS1 4ND 
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https://historicengland.org.uk/southwest 
 

  
Sent: 01 March 2020 12:14 

  
Subject: Regulation 14 Public Consultation Notice In accordance with Neighbourhood Planning (General) Regulations 
2012, 

 
THIS IS AN EXTERNAL EMAIL:  do not click any links or open any attachments unless you trust the 
sender and were expecting the content to be sent to you 

Subject - Regulation 14 Public Consultation Notice In accordance with Neighbourhood Planning (General) 

Regulations 2012,  

  

Dear Sir/ Madam 

Notice is hereby given that a formal pre-submission public consultation on the Draft Oldbury on Severn 

Neighbourhood Development Plan (NDP) will start 16th March 2020 for  a period of 6 weeks ending 27th April 2020. 

Your  organisation  is listed in Schedule1  as a consultation body . It is considered that you may be affected by the 

draft Neighbourhood Plan and we are required to consult with you.  

The draft plan may be viewed on line at  http://www.oldburyonsevern.org.uk/ where you will also find a response 

form , it would be helpful if you would use this to reply, if preferred  comments can be emailed  to 

    

All responses received  will be considered by the Working Group to inform a submission version of the Plan . This will 

then be submitted to South Glos Council in accordance with Regulation 15.   

This NDP was initiated  in 2016  when the Neighbourhood Area was designated  and has been through a number of 

iterations after feedback from  community engagement events  and advice/ comments from the relevant 

statutory  consultative bodies. South Gloucestershire Council (SGC) has undertaken a Strategic Environmental 

Assessment (SEA) screening opinion and has concluded that following analysis of likely significant 

effects  Oldbury Neighbourhood Development Plan was unlikely to have any significant effects on the 

environment. The initial opinion of the SGC  is  that a SEA of the Oldbury Neighbourhood Development Plan is 

not required subject to certain conditions being met . The responses provided to SGC by the statutory 

consultees  to arrive at this decision  have been given full consideration  and  it is felt  that this draft plan  now 

addresses  their concerns . Much of the detailed background work  which  is the foundation of this draft plan 

can be viewed on the above mentioned website , links are provided at the end of the  plan document . 

If you wish to comment   on this draft  please do so by 27th April 2020 

  

 (Secretary to The Oldbury on Severn Neighbourhood Plan Working Group) 
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From: Stuart, David

Sent: 27 November 2019 13:35

To:

Subject: RE: Revised site allocations for Oldbury in the NDP [EXTERNAL]

Hi  
 
Yes, sorry, clarification: 
 
I had assumed that a revised Screening Report might be necessary for the record but that you 
might exercise discretion when it came to engaging in another external consultation with the 
statutory agencies  I appreciate that my wording might imply that we would anticipate that 
consultation as a matter of course whereas I meant to indicate that should a consultation come 
forward we would raise no objection. 
 
So to confirm that we are happy with your proposed approach and look forward to the Reg 14 
consultation early in the New Year. 
 
Kind regards 
 
David 
 
David Stuart | Historic Places Adviser South West 

 
 
Historic England | 29 Queen Square | Bristol | BS1 4ND 
https://historicengland.org.uk/southwest 
 

  
Sent: 27 November 2019 13:23 
To: Stuart, David 
Subject: RE: Revised site allocations for Oldbury in the NDP [EXTERNAL] 

 

THIS IS AN EXTERNAL EMAIL:  do not click any links or open any attachments unless you trust the 
sender and were expecting the content to be sent to you 

Hello David, 
 
Thanks for your email to confirm your thoughts.  
 
However I notice you mention another consultation. I was hoping to publish the statement of reasons for 
determination before Christmas which would set out a schedule of changes required to satisfy the requirements to 
proceed without an SEA. This would include updates required from yourself, Natural England and the Environment 
Agency.  
 
The Oldbury Neighbourhood Planning Group would then consult on the updated plan in January (Regulation 14 
consultation) after confirmation of the changes we require at which point both South Gloucestershire and the 
consultation bodies would be able to comment that they are satisfied with the changes made. 
 
This would be instead of running another Screening Opinion consultation. Just wanted to clarify this was our 
intended approach to move the plan forward. 
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If you are happy with this approach would it be possible to amend your email to remove reference to a second 
Screening Opinion? Happy to discuss further if you have any further thoughts. 
 
Thanks, 
 

 
 

 
Planning Policy Officer 
Strategic Planning Policy & Specialist Advice Team 
 

 
 

 
 

From: Stuart, David  
Sent: 19 November 2019 12:04 

  
Subject: Revised site allocations for Oldbury in the NDP [EXTERNAL] 
 

Hi  
 
To confirm the main points of our telephone conversation just now: 
 

1.    The outcome of the Liz Beth exercise and your conservation and archaeology colleagues 
involvement is to reduce the number of sites which the Plan will propose for development to 
just two – numbers 9 & 13. 

 
2.    In doing so this will reduce the likelihood of environmental effects, as determined by 

potential (and harmful) impact on heritage assets, to a level which is less than significant. 
 
3.    As a consequence, based on this and a community commitment/revised draft Plan, you will 

produce a revised SEA Screening Report.  On the basis of the above I can confirm that in 
response to a new consultation we will raise no objection to any Opinion that a full SEA is 
not required. 

 
4.    While this exercise is helpful in firming up on the outcome of the SEA Screening it is 

important to remember that the provisions of the NPPF also need to be satisfied.  This 
exhorts the avoidance of harm to heritage assets as a presumption and starting point in any 
site allocation/option evaluation, with minimisation and mitigation being acceptable only if 
other sites are deemed less suitable in the delivery of the housing outcomes for which 
evidence has suggested a need. 

 
5.    While the community may have aspirations for a certain quantum of new housing to be 

delivered over the Plan period it is not clear what this is, what the evidence base for this 
might be, or the extent to which numbers of housing units might feature specifically in the 
site allocations now proposed.  The more prescriptive the allocation policy the more 
evidence will be necessary to ensure that harm to heritage assets can be 
avoided/minimised/mitigated to an acceptable degree.  Depending on the evidence 
available and the community’s appetite for more evidence gathering if necessary, it may 
therefore make sense to restrict housing number aspirations to references in the text rather 
than in the policies themselves. 

 
6.    There is also the question of whether the Council’s conservation/archaeology investigations 

identified any residual impact/harm to heritage assets from the allocation of the two sites 
now remaining notwithstanding it being at a level less than significant and regardless of 



3

how the sites might be developed.  If the issue with Site 9, for example, is impact on the 
setting of the church it may be appropriate for the policy to be worded to ensure that 
development will only be acceptable if there is no harmful impact.  If evidence has been 
created which helps finesse such a provision in terms of site boundaries, height thresholds 
etc then so much the better.  An LVA can help confirm what the impacts from a proposed 
development will be on identified receptors and their defined sensitivities to change but 
though useful such exercises tend to adopt different methodology to that needed to 
determine impact on heritage setting.  Such an approach to policy formulation overall might 
though in the process help avoid having to engage in the determination of a quantum of 
development for the site and the nature of its design, scale etc, an exercise would then 
form part of the subsequent planning application process once the Plan is made.  

 
7.    We would commend the community and your authority for its collaborative approach to the 

further work necessary to help refine site allocations in the Plan.  This has proved 
especially useful in identifying the need to review some of the outcomes of the AECOM Site 
Assessment Report in the light of the additional evidence gathered. 
 

Kind regards 
 
David   
 
David Stuart | Historic Places Adviser South West 

 
 
Historic England | 29 Queen Square | Bristol | BS1 4ND 
https://historicengland.org.uk/southwest 
 

  
Sent: 15 November 2019 08:43 
To: Stuart, David 
Subject: FW: Revised site allocations for Oldbury in the NDP [EXTERNAL] 

 

*** THIS IS AN EXTERNAL EMAIL:  do not click any links or open any attachments unless you trust 
the sender and know the content is safe *** 

Hello David, 
 
Hope you are well.  
 
Just following up on emails, have you had a chance to look at the email below. 
 
Happy to discuss further, please feel free to email or call if that is easier. 
 
Thanks, 
 

 
 
 

 
Planning Policy Officer 
Strategic Planning Policy & Specialist Advice Team 
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Sent: 06 November 2019 10:02 

  
 

 
Subject: RE: Revised site allocations for Oldbury in the NDP [EXTERNAL] 
 
Hello David, 
 
Hope you are well. 
 
Our Conservation & Archaeology Officers have now reviewed the Oldbury on Severn Further considerations and 
evaluation report compiled by Liz Beth. The report was to compile the further work undertaken between Liz, 
Oldbury Neighbourhood Planning Group and South Gloucestershire Council to assess the heritage considerations, 
which it was not felt was clearly demonstrated between the conclusions of the AECOM report to the Draft Oldbury 
Neighbourhood Plan. 
 
Having reviewed the report, colleagues have made the following recommendations in order to remove any 
remaining concerns and therefore are happy for the plan to go ahead without a full SEA, subject to your agreement. 
 
Below are the changes that must be made to the plan in order to proceed without an SEA: 

 Removal of Church Hill East Site 7; 
 Change to the boundary extent of Westmarsh Lane Site 9 as well as the requirement for a Landscape and 

Visual Impact Assessment in the allocation policy; and 
 Westend Lane Site 13 requirement for a watching brief condition must be changed to a pre-determination 

assessment as part of the allocation policy. 
 
The above changes have been justified and agreed by Officers and the Oldbury Neighbourhood Planning Group. 
 
Please find attached a copy of the original report from Liz. Before I complete a statement of reasons of 
determination please can you confirm that you are happy with the conclusions above and that, with the changes 
made, an SEA will not be required which is the view of our specialist officers based on their local knowledge. 
 
Happy to discuss further if you have any questions or require any further information. 
 
Kind regards, 
 

 
Planning Policy Officer 
Strategic Planning Policy & Specialist Advice Team 
 

 
 

 
 
 
 
 

From: Stuart, David  
Sent: 03 September 2019 15:50 

  
  

Subject: RE: Revised site allocations for Oldbury in the NDP [EXTERNAL] 
 

Hi  
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Many thanks for giving me the option of offering a view on the additional information provided to 
the Council. 
 
Our response to the SEA consultation was that as it seemed that Council officers had been 
involved in the site assessment process that it made sense to obtain confirmation from its heritage 
team that the conclusions then formed were appropriate and accurate based on that input. 
 
This relies on possessing a degree of local knowledge (which we do not have), and having also 
had a quick scan of the report it would seem that what we would mostly say at this stage would be 
to reiterate the need for those officers’ verification of the key assertions which it makes. 
 
I appreciate that intermediate input from us before your colleagues have completed their task 
might seem useful and possibly time saving given the likely end of month delivery but I am not 
sure it would make much difference. 
 
The best thing therefore I think is to allow due process to run its course! 
 
Kind regards 
 
David 
 
David Stuart | Historic Places Adviser South West 

 
 
Historic England | 29 Queen Square | Bristol | BS1 4ND 
https://historicengland.org.uk/southwest 
 
 

 

We are the public body that helps people care for, enjoy and celebrate England's spectacular historic 
environment, from beaches and battlefields to parks and pie shops. 
Follow us:  Facebook  |  Twitter  |  Instagram     Sign up to our newsletter      

This e-mail (and any attachments) is confidential and may contain personal views which are not the views of Historic England unless specifically stated. If 
you have received it in error, please delete it from your system and notify the sender immediately. Do not use, copy or disclose the information in any way nor 
act in reliance on it. Any information sent to Historic England may become publicly available. We respect your privacy and the use of your information. Please 
read our full privacy policy for more information. 

 

  
Sent: 03 September 2019 13:55 
To: Stuart, David 

  
Subject: FW: Revised site allocations for Oldbury in the NDP [EXTERNAL] 

 
Hello David, 
 
I hope you are well. 
 
Our Heritage and Conservation Officers have been asked to review the further assessment report that Liz has put 
together to support the Oldbury Neighbourhood Plan. However we thought it may also be helpful to get your 
thoughts while waiting for our Conservation and Heritage Officers thoughts. Currently due to competing work 
programmes they are likely to provide these toward the end of September. 
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Any initial thoughts from yourself before this would therefore be very helpful if possible. Please find the report 
attached. 
 
Please do not hesitate to get in touch to discuss how best you may be able to input or if you have any questions. 
 
Many thanks, 
 

 
 

 
Planning Policy Officer 
Strategic Planning Policy & Specialist Advice Team 
 

 
 

 
 
 
 
 

  
Sent: 21 August 2019 10:31 

  
  

Subject: Revised site allocations for Oldbury in the NDP [EXTERNAL] 
 

  

WARNING 

Clicking links or opening attachments you do not recognise can infect your computer with malicious software. If you are 
unsure, please contact: South Gloucestershire Council ICT Service Desk.  

Hi  
 
Attached is my report on Further Considerations of Site Allocations in the Oldbury NDP.  It has mostly concentrated 
on heritage issues, as these needed more detailed work. 
 
I’m sure you were intending to; but please forward the report to the conservation section for their comments.  I 
know David Stuart’s view of whether heritage issues have now been properly considered will be based on their 
opinion. 
 
The report accepts that site 2 adjacent to the Toot is not acceptable as proposed, and that site 8 to the west of 
Church Hill would have unacceptable impact on the setting of St Arilda’s Church.  Further work has been done on 
site 7 with consideration of impact of heritage assets, their setting and general landscape issues.  With the 
alterations proposed, it is now felt that a modified small development proposal here is acceptable, but any 
development proposal would need to provide a Visual Impact Assessment as part of any application. 
 
Best wishes 
Liz 
 

Ms L Beth BA (2.1 hons) MA MRTPI Dip Design in the Built Environment 
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