Charfield Neighbourhood Development Plan (CNDP) Consultation Responses
These comments below were submitted in response to the Charfield 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 Respondent
ID
Name
847295

John Acton

Agent
Name

Feedback on the Charfield Neighbourhood Development Plan
The Charfield Neighbourhood Plan (CNP) has emerged from years of effort and Consultation.
The Steering Group has done extremely well to produce a logical Plan which has to be read
as a whole. The stated Vision is clear and I summarise it as:
For Charfield to remain a rural community; to safeguard wildlife and the countryside; and to
limit growth to small scale sustainable development, in line with the needs and wishes of the
community, supported by necessary infrastructure.
The Draft Joint Spatial Plan (JSP) has been withdrawn following concerns expressed by the
examining Inspectors. The proposal for Charfield to be a Strategic Development Location
(SDL) has therefore gone. The submitted CNP is in accord with this new context and its
policies are wholly appropriate. However, it identifies at Paragraph 1.11 a critical element of
infrastructure that would have to be considered if substantial development were again
proposed at Charfield:
The road and rail network.
This topic is further considered in Paragraphs 2.5 - 2.9 under Policy 005.
Yet again, the feasibility of a railway station at Charfield is being examined. No previous
examination during my 29 years' residence in the village has solved the problems of providing
associated car parking with safe access. Recent development has reduced the options. It
remains to be seen whether the problems can be satisfactorily overcome. Just as important
would be to improve the road network by providing a safe and free flowing route through or
around the village. Further tinkering with the existing B4058 would not achieve that end. I
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conclude that the CNP is well-founded and correct in its vision and policies for Charfield.
It is possible that some organisation, perhaps a potential developer, might object to the CNP
because it does not deal with the possibility and location of major developments. I submitted
extensive evidence to the Inspectors examining the JSP and had asked to appear at the
Examination when the question of the Charfield SDL was discussed. That stage was not
reached, because the Examination was abandoned. Bearing in mind some of the comments
made by the Inspectors, I am confident that they would not have accepted that the proposal
for Charfield SDL was sound. The principle of my evidence was that the proposed
development would be too great for the intended infrastructure and too small to justify the
necessary infrastructure. If major development were proposed at Charfield, a proper plan
should be produced and the outstanding problems solved. A Bypass could relieve the existing
B4058 and at the same time facilitate access to a new station. All this would involve much
greater development than proposed in the JSP and is outside the scope of this CNP.
John E. Acton
BSc BA MICE MRTPI ( )
14 September 2020

848029

Zoe James

I approve of the Plan. It is a very comprehensive, well researched and balanced Document. It
prioritises the residents, the environment and the ecology of the village.
Many of its features are even more relevant and important since the Covid-19 situation.
005 - Housing Density "having breathing space" "to secure well-designed, attractive and
healthy places."
Policy 012 - Business Hub.
Aspiration 04 - Home Working, which both acknowledge, encourage and facilitate home
working.
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Trevor James
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Feedback on the Charfield Neighbourhood Development Plan
I approve the Charfield Neighbourhood Development Plan in particular elements which relate
to creating a sustainable, low Carbon community and an improved quality of rural
environment.
Including, good quality pedestrian and cycling infrastructure with links to other local areas,
such as the Wotton-Kingswood-Charfield Greenway. Local facilities reducing the number of
car trips. Protection of existing trees and hedgerows. Brownfield development prioritised and
more quality control over building design, staying in character with a rural village.

848481

K. Harris

I believe that small retail units for independent local traders is a great idea, especially the
starter units. I myself have a baking business and am looking to rent/purchase my first
premises within the local area, after building up a client base within the surrounding villages.
As retail units for start ups/small businesses are few and far between/very expensive to rent I
believe that by helping small businesses like myself it will boost the local economy and bring
people into the village and surrounding villages.

848946

Yvonne
Kershaw

I thoroughly approve of this Plan. It has been put together by a team of dedicated people who
have the interests of Charfield at the heart of the Plan. All areas have been considered, from
housing to the environment and everything in between.

849730

Kirsty Gibbs

I am happy with the Charfield Neighbourhood Development Plan. In particular I think it's
important to do everything possible to combat Climate Change, particularly because
Charfield residents are currently so heavily reliant on private cars for getting anywhere.
I also support the requirements for new housing estates to be low density and to incorporate
green spaces and street trees. The new developments are becoming more and more crammed
in with tiny gardens and no space between houses, this contrasts with other, older, estates in
the village.

851564

James Warren

I agree with all the policies in the CNDP.

851685

Ian Kershaw

No objections.

854194

Diana Baker

I fully support this well thought through and thorough plan for any future developments for
Charfield.
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In particular I support the need for:
- The necessary infrastructure to be in place (roads, Schools, Health Centres etc) before any
new development is progressed (Page 1);
- Any new developments to contain more 1 and 2 bed dwellings to enable young people to
afford to live in the village, rather than larger 4 - 5 bed houses which are expensive and do
not help 1st-time buyers (Policy 004);
- Any new housing to be restricted to 2 storeys high, and built in sympathy with a rural
appearance (Policy 002), with 3m between dwellings (Policy 005);
- A new business hub within the village boundaries (Policy 012);
- Retail units for small shops to serve the community rather than larger ones which could
attract additional traffic (Policy 013).
854387

Raymond
Holmes

I fully support and approve of the vision for Charfield that is expressed in the Plan and
welcome the policies that are presented to complement this vision.

855640

Gloucestershire
Wildlife Trust

Dear ,
Thank you for getting in touch regarding the Neighbourhood Development Plan (NDP).
Gloucestershire Wildlife Trust welcomes the inclusion of policies for wildlife within NDPs and
these are a critical way by which local people can take action to support nature’s recovery.
We receive a lot of requests to review and contribute to NDP’s. As a Charity, we have limited
resources and have a large workload looking after our nature reserves and trying to reverse
countywide declines in Biodiversity. Sadly, this means that we rarely have capacity to review
draft Neighbourhood Development Plans or respond to Consultation requests.
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The best way to engage our expertise and knowledge is before the Plan has been written. You
can do this by engaging the Gloucestershire Centre for Environment Records (GCER), which
is part of the Wildlife Trust and offers a wildlife advice service for Neighbourhood
Development Plans. As the Wildlife Trust is a Charity, we do have to charge to cover our
costs, but at an early stage we can help you to better understand local wildlife and what
policies can help to protect and restore it.
The Trust has not been able to review your Plan so I cannot submit a comment to the
Consultation. However, our advice would always be to include policies that refer to protecting
and restoring local ecological networks as defined by the Gloucestershire Nature Recovery
Network and insisting that all developments deliver a net gain for Biodiversity.

855645

Mike Chinnick

New development houses car parking allocation:
The Neighbourhood Plan ‘NP’ only touched on new dwellings having off road car parking so
as not to impede or block Emergency Vehicles or buses.
This is not taken far enough, and with all new developments lack of enough car parking
spaces force cars to be parked half on pavements.
Realistically for a three bedroom house with 2 adults working and grown up children 3 to 4
car parking spaces are required. For a 4 bedroom house, 5 to 6 car parking spaces are
required.
This is because young people are typically not leaving home and can’t afford to buy a house
until the age of 30+.
New houses are allowed to allocate only a couple of parking spaces, and this has not changed
with the times.
Therefore the choice is, make new house developers agree to allocate more car parking
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spaces per household or provide a local car park for residents as part of the development.
The number of adults per household is not going to get better any time soon, and with
elevated house prices young adults will be staying with parents well into their late 30’s.
Little Bristol Lane:
All of the new housing developments I have seen recently show Little Bristol Lane as one of
two access points for vehicles, the other being the Wotton Road.
This lane is not wide enough as it is, and car users have to dodge oncoming traffic.
This lane should not be allowed to be considered in any future development, as it is not fit for
purpose for increased traffic.
Health:
Why is the acquisition of health buildings such as Doctors out of the remit of the NP?
Why does it have to be reliant on developers funding these? I understand Schools as there
will be limited places and Schools are full.
I think that the NP should be looking after the health requirements of the village, and should
think about funding this separately and not being on a wish list on a housing developer's plan
that may not happen.

855654

Jeanette Young

All I can say is,
No, No, No. We Have Enough, In Fact Too Much Already.
Not Here, Not Now, Not Ever. No To Bringing Further Air Polluting Traffic, No To Joining Up
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With Yate, Thornbury, No To Turning A Village Into A Town. No To Allowing Further The
Exploitation Of Our Countries’ Precious Rural Areas By Multi National’s Poor Building
Standard Housing, With No Attention/Provision To Eco./Environmental Best Practise Building
Design. No To Building On The Little Avon’s Flood Plain. No To Allowing The Conservative
Government’s Friends/Interested Partners To Get Away With This.

855659

Sir/ Madam

All I can say is,
No, No, No. We Have Enough, In Fact Too Much Already.
Not Here, Not Now, Not Ever. No To Bringing Further Air Polluting Traffic, No To Joining Up
With Yate, Thornbury, No To Turning A Village Into A Town. No To Allowing Further The
Exploitation Of Our Countries’ Precious Rural Areas By Multi National’s Poor Building
Standard Housing, With No Attention/Provision To Eco./Environmental Best Practise Building
Design. No To Building On The Little Avon’s Flood Plain. No To Allowing The Conservative
Government’s Friends/Interested Partners To Get Away With This.

855674

Victoria
Kirkham Natural
England

Dear Sir/Madam,
Charfield Neighbourhood Plan – Regulation 16:
Thank you for your Consultation on the above dated 20th August 2020.
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
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.
Natural England does not have any specific comments on the Charfield Neighbourhood Plan.
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For any further Consultations on your Plan, please contact:
consultations@naturalengland.org.uk.
855697

National Grid

Matt
Dear Sir/Madam,
Verlander
- Avison
Charfield Neighbourhood Plan Regulation 16 Consultation.
Young
August – October 2020.
Representations on behalf of National Grid.
National Grid has appointed Avison Young to review and respond to Neighbourhood Plan
Consultations on its behalf. We are instructed by our Client to submit the following
representation with regard to the current Consultation on the above Document.
About National Grid:
National Grid Electricity Transmission Plc (NGET) owns and maintains the electricity
transmission system in England and Wales. The energy is then distributed to the electricity
distribution network operators across England, Wales and Scotland.
National Grid Gas Plc (NGG) owns and operates the high-pressure gas transmission system
across the UK. In the UK, gas leaves the transmission system and enters the UK’s four gas
distribution networks where pressure is reduced for public use.
National Grid Ventures (NGV) is separate from National Grid’s core regulated businesses.
NGV develop, operate and invest in energy projects, technologies, and partnerships to help
accelerate the development of a clean energy future for consumers across the UK, Europe
and the United States.
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Proposed development sites crossed or in close proximity to National Grid assets:
An assessment has been carried out with respect to National Grid’s electricity and gas
transmission assets which include high voltage electricity assets and high-pressure gas
pipelines.
National Grid has identified that it has no record of such assets within the Neighbourhood
Plan area.
National Grid provides information in relation to its assets at the website below:
• www2.nationalgrid.com/uk/services/land-anddevelopment/planning-authority/shape-files/
Please also see attached information outlining guidance on development close to National
Grid infrastructure.
Distribution Networks:
Information regarding the electricity distribution network is available at the website below:
www.energynetworks.org.uk
Information regarding the gas distribution network is available by contacting:
plantprotection@cadentgas.com
Further Advice:
Please remember to consult National Grid on any Neighbourhood Plan Documents or sitespecific proposals that could affect our assets. We would be grateful if you could add our
details shown below to your Consultation Database, if not already included:
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Matt Verlander, Director
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
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:
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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
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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:
• 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

855713

Richard Bull Environment
Agency

Dear Sir/Madam,
CHARFIELD NEIGHBOURHOOD DEVELOPMENT PLAN CONSULTATION:
Thank you for consulting the Environment Agency on the above Neighbourhood Plan, which
was received 28th August 2020.
The Environment Agency can support this Neighbourhood Plan, but wishes to make the
following comments for your information:
We aim to reduce flood risk, whilst protecting and enhancing the water environment. We

Page 12 of 18
16 Oct 2020 15:56:49

Response Respondent
ID
Name

Agent
Name

Feedback on the Charfield Neighbourhood Development Plan
focus our detailed engagement where the environmental risks are greatest, therefore we
offer the following advice on this Neighbourhood Plan.
Together with Natural England, English Heritage and Forestry Commission we have
published joint advice on Neighbourhood Planning which sets out sources of environmental
information and ideas on incorporating the environment into Plans. This is available at:
Planning for the Environment at the Neighbourhood Level.
Flood Risk:
National and Local Plan Policy approach is to ensure that areas at little or no risk of flooding
from any source are developed in preference to areas at higher risk. The aim should be to
keep development out of medium and high flood risk areas, and other areas affected by
flooding. The Plan should also seek flood risk management opportunities (e.g. natural flood
management), and to reduce the causes and impacts of flooding (e.g. through the use of
sustainable drainage systems and natural flood management in developments).
Local Planning Authorities’ Strategic Flood Risk Assessments (SFRAs) should be the primary
source of flood risk information in considering whether particular Neighbourhood Planning
areas may be appropriate for development. The Environment Agency has previously advised
that the SFRA needs to be updated.
Other important sources include the interactive maps of flood risk available on the
Environment Agency’s website. Local Planning Authorities (LPAs) should make available to
the Parish Councils any reports or information relating to the SFRA, and share any other
information relevant to flood risk (such as the application of the Sequential and Exception
Tests to the Local Plan). There may also be specific issues or local policies, e.g. a Local Flood
Risk Management Strategy or Surface Water Management Plan, which should be considered
when assessing and managing surface water matters.
If the Plan proposes development in flood risk areas, the Sequential Test should be
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demonstrated and if necessary, the Exception Test applied. Where areas under consideration
for development are not consistent with growth identified in the Local
Plan, further information will be needed to demonstrate that any development proposed by
the Neighbourhood Plan passes both tests.
Further guidance on the approach to individual development proposals, or where a
Neighbourhood Development or Community Right to Build Order is proposed, in an area at
risk of flooding can be found at:
https://www.gov.uk/guidance/flood-risk-and-coastal-change
Works to any streamside walks may require Land Drainage Consent form South
Gloucestershire Council.
Biodiversity:
The National Planning Policy Framework (NPPF) is clear that pursuing sustainable
development includes moving from a net loss of Biodiversity to achieving net gains for nature,
and that a core principle for Planning is that it should contribute to conserving and enhancing
the natural environment and reducing pollution.
Similarly the Government’s 25 Year Environment Plan (February 2018) has policy for
embedding an ‘environmental net gain’ principle for development, including housing and
infrastructure. Therefore, we expect all Plans and policies to demonstrate how they will
deliver this principle.
Neighbourhood Plans have the potential to affect Biodiversity or Geodiversity. They should
seek opportunities to work collaboratively with other partners, including Local Nature
Partnerships, to develop and deliver a strategic approach to protecting and improving the
natural environment based on local priorities and evidence. Equally, they should consider the
opportunities that individual development proposals may provide to enhance Biodiversity and
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contribute to wildlife and habitat connectivity in the wider area.
The NPPF states that the Planning System should recognise the wider benefits of ecosystem
services. Information about ecosystems services is in Biodiversity 2020: A strategy for
England’s Biodiversity and ecosystems services. An Introductory guide to valuing ecosystems
services has also been published by Defra along with a practice guide, which could, where
appropriate, inform Plan-making and decision-taking on Planning Applications. The National
pollinator strategy: for bees and other pollinators in England is a 10 year plan to protect
pollinating insects which support our food production and the diversity of our environment.
Biodiversity enhancement in and around development should be led by a local understanding
of ecological networks, and should seek to include:
• Habitat restoration, re-creation and expansion;
• Improved links between existing sites;
• Buffering of existing important sites;
• New Biodiversity features within development; and
• Securing management for long term enhancement.
• Green/blue infrastructure and recreational opportunities
Further guidance can be found at:
https://www.gov.uk/guidance/natural-environment
Water Quality and Resources:
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Adequate water and wastewater infrastructure is needed to support sustainable development.
A healthy water environment will also deliver multiple benefits, such as helping to enhance
the natural environment generally and adapting to Climate Change.
Protecting and improving water bodies may be relevant when drawing up a Neighbourhood
Plan or considering a Neighbourhood Development Order. It is always useful to consult the
water company about whether water could be a concern.
We would therefore advise you speak to your local sewerage infrastructure provider to
understand any constraints in your local area.
Water efficiency measures should be incorporated into development as this conserves water
for the natural environment and allows cost savings for future housing occupants.
Further information can be found at:
https://www.gov.uk/guidance/water-supply-wastewater-and-water-quality
Further advice on the production of Neighbourhood Plans can be found at the Planning
Advisory Service function of the Local Government Association, which has detailed advice on
Neighbourhood Planning.
If you wish 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.

855719

David Stuart Historic
England

FAO Strategic Planning Policy and Specialist Advice Team
Dear ,
Thank you for your Regulation 16 Consultation on the submitted version of the Charfield
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Neighbourhood Plan.
I can confirm that there are no issues associated with the Plan upon which we wish to
comment.

855731

Oliver Lowe Highways
England

Dear Planning Policy Team,
Thank you for providing Highways England with the opportunity to comment on the formal
submission version of the Charfield Neighbourhood Development Plan. We are responsible for
operating, maintaining and improving the Strategic Road Network (SRN). In this case the M5
Junction 14 is located to the West of the Plan area and has the potential to be affected by
development in Charfield.
We are satisfied that the proposed policies within the Plan are unlikely to result in
development which will adversely impact the SRN and we therefore have no specific
comments to make.
This does not however prejudice any future responses Highways England may make on site
specific Applications as they come forward through the Planning process, and which will be
considered by us on their merits under the appropriate policy at the time.
We wish you well in the progression of the Charfield Neighbourhood Development Plan.

855763

CEG and the
Charfield
Landowners
Consortium

855772

Christopher
Telford - The
Coal Authority
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Dear Sir/Madam,
Gillett Lichfields On behalf of our Client, CEG and the Charfield Landowners Consortium, please find attached
a letter of Representation (Please see Appendix A) to the Consultation on the Charfield
Neighbourhood Plan.
Dear Strategic Planning Policy Team,
Charfield Neighbourhood Plan - Regulation 16:
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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.
855782

Strategic
Planning Policy
and Specialist
Advice Team South
Gloucestershire
Council

Please see the attached Response (Please see Appendix B).

Report run at 16 Oct 2020 15:56:49. Total records: 22
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Appendix A:
CEG and the Charfield Landowners
Consortium - Hannah Gillett, Lichfields
Letter of Representation

•

Draft Policy 020 – Climate Change (previously draft policy 026)

•

Draft Policy 021 – Emissions (previously draft policy 027)

•

Draft Policy 025 – Hedgehog Preservation (previously draft policy 031)

•

Draft Policy 026 – Wildlife Mitigation Routes (previously draft policy 032)

Additional comments are provided below and we note at the outset that a number of draft policies do not
meet the requirements of the NPPF or the guidance contained within the PPG. The context for these
comments is Paragraph 16 of the NPPF, which states that Plans should “be prepared positively, in a way
that is aspirational but deliverable”’ and should “contain policies that are clearly written and
unambiguous, so it is evident how a decision maker should react to development proposals”. Planning
Practice Guidance (PPG) provides further clarity and states ‘A policy in a neighbourhood plan should be
clear and unambiguous… It should be concise, precise and supported by appropriate evidence.’ (Paragraph:
041 Reference ID: 41-041-20140306).

Draft Policy 001 – Electric Vehicle Charging
The NPPF does not require every home to have an Electric Vehicle (EV) charging point. Instead it suggests
the need to ensure “adequate provision” (paragraph 105, point (e)) and “be designed to enable charging of
plug-in and other ultra-low emission vehicles in safe, accessible and convenient locations” (para 110, point
(e)). Draft Policy 001, therefore, goes beyond the requirements of the NPPF.
We acknowledge that national policy in respect of EV charging points is evolving. Last year the Government
consulted on the document entitled, ‘Electric Vehicle Charging in Residential and Non-Residential
Buildings’ (July 2019) and in due course, this may result in changes to the NPPF and new parking standards
from SGC. Also, the Government is proposing to amend the Building Regulations to deal with infrastructure
for EV charging points but the extent of amendments and timescales for implementation are not yet clear.
A report commissioned by the West of England (WoE) sub-regional unitary authorities in May 2019
(‘Evidence Base: Introducing Planning Policy for Electric Vehicles in New Development’) suggested
minimum and optimum policy requirements for both active and passive EV parking provision by land use
class. For residential uses (allocated and unallocated spaces) the report suggests the minimum requirement
is 100% passive provision and the optimum requirement is 100% active provision. However, the report states
that the recommendations are ‘intended to give local authorities a basis on which to decide where on the
spectrum towards the optimal policy position they wish to be’. It is therefore important that any NP policies
regarding EV charging align with SGC’s ambitions in relation to emerging development plan requirements.
We acknowledge that the shift towards increased EV parking provision forms an important part of the wider
transition to sustainable travel modes and reduced emissions. However, we consider the current wording of
draft policy 001 does not align with strategic policies and does not provide sufficient flexibility. It is not
considered reasonable to require all new build homes to be connected with fast charging points for electric
vehicles and there is insufficient justification for this requirement. We therefore suggest the wording of the
policy is amended to:
‘All new residential developments should have access to EV charging provision, including a combination of
both active and passive provision. EV charging points should be provided for both on-street and off-street
spaces and should include a combination of standard and fast charging points.’

Pg 2/5
18895974v1

Draft Policy 003 – Design of Dwellings
As highlighted in our previous letter of representation, technology and energy efficiency standards are likely
to evolve over the lifetime of the NP such that a wider-ranging policy on renewable energy would be more
appropriate. Other approved NPs include policies akin to the text below and we suggest that draft policy 003
is amended along these lines:
“To be supported, development proposals must:
•

Incorporate measures to mitigate and adopt to climate change and reduce carbon dioxide emissions;

•

Promote the efficient use of natural resources;

•

Promote the production and consumption of renewable energy;

•

•

Ensure all new renewable energy proposals take account of landform, layout, building mass and
orientation and landscape so as to minimise consumption and be appropriate for both the type and
scale of the proposed development and avoid any adverse impacts for flooding; and
Promote renewable and low carbon technologies in locations where they will not harm the character or
appearance of the parish or the surrounding landscape.”

Draft Policy 005 – Housing Density
As outlined in our previous letter of representation, the draft policy is contrary to guidance contained within
the NPPF which states at paragraph 122 that “Planning policies and decisions should support development
that makes efficient use of land”. Planning Practice Guidance also states that a range of considerations
should be taken into account when establishing the appropriate density for a site or in a particular area.
These can include accessibility measures such as distance and travel times to key facilities, including public
transport stops or hubs; characterisation studies and design strategies; environmental and infrastructure
assessments and assessments of market or site viability (Paragraph: 004 Reference ID: 66-004-20190722).
The evolution of Charfield is such that the village now comprises elements of development displaying a wide
range of form, style and density interspersed with areas of open space of varying scale. As such, it would be
more appropriate for the Policy to offer support for housing design (and hence density) that meets certain
criteria such as:
•

•

Respecting and where possible enhancing the natural, built and historic environment of the Parish and
taking every opportunity through design and materials to reinforce local distinctiveness and a strong
sense of place incorporating local features (which could be defined).
Be of a scale and form which complements the character of the area and will not result in a loss of
amenity for existing residents.

The policy should be redrafted along these lines.

Draft Policy 024 – Landscape Buffering
Our Client agrees that a landscape buffer should be provided adjacent to existing housing, but the
requirements listed are over prescriptive. For example, it may not be possible, or appropriate, to provide
trees, ditches, hedgerows and footpaths within a landscape buffer. It may be more appropriate to provide a
landscape buffer comprised of private garden space to prevent issues of maintenance and potential security
issues.
SGC recently consulted on a draft Householder Design Guide SPD (June 2020) which provides guidance on a
range of issues including suggested window to window distances which should be maintained between
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dwellings to safeguard privacy for both existing and proposed dwellings. The NP group might want to review
this document with a view to ensuring that emerging policies align.
That aside, and suggested in our previous letter of representation, the policy could be redrafted to define the
purpose of the landscape buffer (e.g. to prevent over-looking and protect privacy) and then state that the
housing layout design will need to ensure that the purpose is addressed.

We hope the comments made above are helpful. Should you wish to discuss these representations further,
please do not hesitate to contact me.
Yours faithfully

Hannah Gillett
Planner

Copy
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CEG

Annex 1: Lichfields letter of representation to the
Charfield Neighbourhood Plan Consultation
(v.1.4) (September 2019)
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Plan (NP) group and the local community. We would, therefore, be more than happy to meet with you to
discuss any of the points in this letter.

Draft Policy 001 – Electric Vehicle Charging
At present, the National Planning Policy Framework (NPPF) does not require every home to have an Electric
Vehicle (EV) charging point. Instead it suggests the need to ensure “adequate provision” (paragraph 105,
point (e)) and “be designed to enable charging of plug-in and other ultra-low emission vehicles in safe,
accessible and convenient locations” (para 110, point (e)). Draft Policy 001, therefore, goes beyond the
requirements of the NPPF.
However, national policy in respect of EV charging points is evolving and the Government is currently
consulting on the document entitled, “Electric Vehicle Charging in Residential and Non-Residential
Buildings” (July 2019 publication). In due course, this may result in changes to the NPPF and new parking
standards from SGC.
Also, the Government is proposing to amend Building Regulations to deal with infrastructure for EV
charging points but the extent of amendments and timescales for implementation is not yet clear.
Draft policy 001 needs to be redrafted to bring it in line with strategic policies. SGC will be able to advise
further on what might reasonably be covered by SGC standards and NP policy and what might fall under the
remit of Building Control. We note, for example that the Government’s July 2019 publication states that the
requirement for three-phase connections is a matter for Ofgem and electricity network operators and is
outside the remit of Building Regulations. For the same reason, it could not, therefore, be a NP policy
requirement.

Draft Policy 002 – Appearance of Dwellings
Our Client is supportive of the requirement that new development should reflect the rural character of
Charfield and take account of local characteristics. We appreciate the concern with regards to buildings
higher than 2 storeys and the desire to set a threshold. However, policy should not be overly restrictive,
especially as there is no clear justification for the proposed threshold, and as such, the policy requirement is
not robust.
More generally, we believe that in the right location, well-designed buildings of a greater height (up to 3
storeys) could provide a focal point within the streetscape. We would be more than happy to show you
relevant examples and explain how this might work on our Client’s site should development come forward.
Proposals should be determined on a site by site basis, whilst taking into consideration the principles of
efficient use of land which this policy restricts. In this context, we would like to ask the NP group to consider
deleting the reference to: “New build designs should not seek to build higher than two storeys and in
developments no more than 10% should be two and a half storeys high” and insert text which is along the
following lines:
“The majority of new dwellings should be two storeys but consideration will be given to greater height (no
more than three storeys) at key locations and subject to justification through a Design and Access
Statement and/or a reserved matters application”.

Draft Policy 003 – Design of Dwellings
Our Client agrees that new development should achieve high environmental standards. Indeed, strategic
policies and Building Regulations will deal with some of the considerations that are listed in the draft policy.
Draft policy 003 makes reference to Passivhaus Standards but these standards can present challenges– for
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example, the reliance on low levels of air permeability (well below Building Regulations) and high levels of
thermal insulation can result in “sick buildings” if not properly executed. Also, consideration must be given
to the cost of certification and this would need to be carefully evaluated on a case by case basis. As such, it
could not be a blanket requirement. Therefore, and because technology and energy efficiency standards are
likely to evolve over the lifetime of the NP, a wider-ranging policy on renewable energy would be more
appropriate. By way of example, other NPs include policies akin to the text below and we are asking the NP
group to consider a similar approach:
“To be supported, development proposals must:
x

Incorporate measures to mitigate and adopt to climate change and reduce carbon dioxide emissions;

x

Promote the efficient use of natural resources;

x

Promote the production and consumption of renewable energy;

x

x

Ensure all new renewable energy proposals take account of landform, layout, building mass and
orientation and landscape so as to minimise consumption and be appropriate for both the type and
scale of the proposed development and avoid any adverse impacts for flooding; and
Promote renewable and low carbon technologies in locations where they will not harm the character or
appearance of the parish or the surrounding landscape.”

Draft Policy 005 – Housing Density
Draft Policy 005 states all new build developments should aim to reduce the overall density of the village,
including leaving a gap between detached buildings of 3 metres. Without reference to a current density
figure, it is difficult to say whether this policy would be in general conformity with strategic policies.
Notwithstanding this point, in our opinion, the draft policy is contrary to guidance contained within the
NPPF which states at paragraph 122 that “Planning policies and decisions should support development that
makes efficient use of land”. Planning Practice Guidance also states that a range of considerations should be
taken into account when establishing the appropriate density for a site or in a particular area. These can
include accessibility measures such as distance and travel times to key facilities, including public transport
stops or hubs; characterisation studies and design strategies; environmental and infrastructure assessments
and assessments of market or site viability (Paragraph: 004 Reference ID: 66-004-20190722).
The evolution of Charfield is such that the village now comprises elements of development displaying a wide
range of form, style and density interspersed with areas of open space of varying scale. As such, it would be
more appropriate for the Policy to offer support for housing design (and hence density) that meets certain
criteria such as:
x

x

Respecting and where possible enhancing the natural, built and historic environment of the Parish and
taking every opportunity through design and materials to reinforce local distinctiveness and a strong
sense of place incorporating local features (which could be defined).
Be of a scale and form which complements the character of the area and will not result in a loss of
amenity for existing residents.

The policy should be redrafted along these lines.

Draft Policy 006 – Broadband Connectivity
Installation of full-fibre broadband is dependent on Openreach and the communications provider.
Sometimes, there are therefore, barriers to connectivity and issues with the timing of infrastructure delivery
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which are beyond the control of housing developers. To reflect this, and to make the policy deliverable, our
Client is asking the NP group to consider redrafting the policy to state:
“All new developments will need to provide suitable connections to services to ensure that future occupiers
have access to full fibre broadband.”

Draft Policy 007 – Traffic Control, Draft Policy 008 – Wootton Road Parking and
Draft Policy 010 – Access to Wotton Road Draft Policy 011 – Parking Restrictions
We have concerns regarding the deliverability of these draft policies and the justification for the proposed
transport improvements. Given that SGC will need to agree any proposed traffic control measures, we will
leave it with them to advise on the requirements. Details of any agreement should be made public as a means
of demonstrating a robust evidence base for the policy.

Draft Policy 009 – Relief Road
Draft Policy 009 states that in the event of new major developments, it should be necessary to have a
secondary route through/around the village. It goes on to state that this route should provide an alternative
means of crossing the railway line and include a safe foot/cycle path.
Our Client objects to this draft policy. It is not supported by evidence and there are concerns regarding
deliverability of a relief road (given the overall cost and issues with regard to the release of third party land).
Also, there are concerns about the capacity of both Churchend roundabout and Renishaw roundabout which
would require significant upgrades in order to function effectively with the increased amount of traffic. Other
issues include the potential impact of the relief road on the setting of listed buildings within Charfield,
particularly the Grade I listed St James’ Church as well as the potential ecological impacts and loss of
habitats.
If a relief road were considered a necessary precursor for major development in Charfield it would have been
identified within the draft JSP. In our opinion, the draft plan should, therefore, focus on measures to
improve the traffic flow through the village. For example, our Client’s planning application proposes an
improvement at Churchend Roundabout which will provide additional capacity and reduce/remove queues.

Draft Policy 011 – Parking Restrictions, Draft Policy 012 - Maintenance of Bus Routes
and Draft Policy 014 – Pavement Size
For robustness, these policies could reference development being carried out in accordance with the
Government’s Manual for Streets (MfS) document, which provides recommended standards for street
design. SGC will advise further on any policy requirements that affects the highway network and details of
any correspondence should be made public as a means of demonstrating a robust evidence base.

Draft Policy 013 – Bus Stops
Draft Policy 013 states that bus stops, both existing and new, should incorporate a layby and bus shelter.
However, in some instances, a shelter and layby may not be feasible (because of issues with land availability,
ownership, safety and bus operator requirements etc.). As such, the Policy should be reworded to provide
flexibility and ensure appropriate provision in line with SGC and bus operator requirements.
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Draft Policy 019 – Tortworth Footway
We are unclear as to the deliverability of the Tortworth Footway given that third party land outside the NP
Area is required for implementation. The robustness and the evidence base for the draft policy should,
therefore, be reviewed.

Draft Policy 020 – Wootton-Kingswood-Charfield Greenway
Our Client supports the principle of the Greenway but understands that feasibility is still being investigated.
The NP group may want to await the outcome of that study before finalising this policy. SGC will be required
to agree the proposed Greenway and we will leave it to them to advise further on this draft policy. Assuming
that feasibility is confirmed, and subject to agreement with SGC, the policy would be more robust if it
required developments to make appropriate financial contribution towards implementation as a part of a
sustainable transport package (which would be secured via a S106 Agreement).

Draft Policy 026 – Air Quality
Our Client supports the need to reduce greenhouse gas emissions and agrees that new developments should
contribute towards achieving this target. However, the policy needs to be amended to align with strategic
policies. SGC can advise further on whether Policy CS8 of the Core Strategy and policies PSP6 and PSP21 of
the Policies, Sites and Places Plan should be referenced and on the direction of travel for future policies.

Draft Policy 027 – Emissions
In our opinion, this Policy should be brought in to line with best practices seen elsewhere in the UK where
viability and deliverability are also taken in to account. In these instances, zero carbon strategies aim to
achieve betterment from emissions limits set by Part L1a, with the remaining balance to zero carbon
(regulated energy) achieved via an offsetting mechanism secured by a S106 financial contribution. SGC will
be able to advice further on the strategic position. However, as a matter of principle, any policy will need to
ensure that housing development is not made unviable, because to do so would undermine housing delivery
which would not be in general conformity with strategic policy.

Draft Policy 030 – Landscape Buffering
Our Client agrees that a landscape buffer should be provided adjacent to existing housing but the
requirements listed are over prescriptive. For example, it may not be possible, or appropriate, to provide
trees, ditches, hedgerows and footpaths within a landscape buffer. The policy could be redrafted to define the
purpose of the landscape buffer (e.g. to prevent over-looking and protect privacy) and then state that the
housing layout design will need to ensure that the purpose is addressed.

Draft Policy 031– Hedgehog Preservation and 032 - Wildlife Migration Routes
For development management purposes and to be concise, these policies could be amalgamated and
redrafted to reflect the approach put forward by the British Hedgehog Society and the Warwickshire Wildlife
Trust for the Solihull and Rugby Hedgehog Improvement Area. Based on their approach, the policy could
read as follows:
“Hedgehogs have been reported within the Neighbourhood Area. Development should therefore,
incorporate features to help the species. Boundaries and barriers should be made permeable, for example
through the use of fence panels with hedgehog holes at the base. Connectivity and shelter for grounddwelling wildlife should also be encouraged through features such as native species hedgerows and grassy
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margins. The local community values the presence of hedgehogs and other wildlife within the
neighbourhood and is keen to ensure that they are protected and encouraged.”
SGC will be able to advise on hedgehog conservation in the context of the Biodiversity Action Plan and it may
be that relevant references can be added to bolster the policy.
We hope the comments made above are helpful. Our Client would welcome further opportunities to
participate in and support the preparation of the Plan as it progresses. Should you wish to discuss these
representations further, please do not hesitate to contact me.
Yours faithfully

Sophie White
Planning Director

Copy

CEG
South Gloucestershire Council
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Appendix B:
Strategic Planning Policy and Specialist
Advice Team - South Gloucestershire
Council
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Department for Environment and Community Services
Date:
Our Ref:
Enquiries to:
Section:
E-mail:

12 October 2020
CNDP Response
Planning Policy and specialist Advice Team
policy.consultation@southlgos.gov.uk

Charfield Neighbourhood Plan Regulation 16 consultation
South Gloucestershire Council formal comments
These comments relate to the Charfield Neighbourhood Development Plan
submission and are made by South Gloucestershire Council as the Local Planning
Authority and district in which the Neighbourhood Plan Area resides. 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 the first
Neighbourhood Plan in South Gloucestershire to reach this milestone This response
highlights the council’s support to Charfield Neighbourhood Plan Group as the
Qualifying Body, for the ambitions of the community of Charfield reflected in the
Charfield Neighbourhood Plan. The plan covers a wide range of local issues that are
important to the community including housing, infrastructure, retail & employment,
getting around, leisure & wellbeing, environment, sustainability & design quality, as
well as construction environmental management plans. The plan proposal consists
of 29 policies under the headings above. The plan as a whole will set the community
on an exciting trajectory to tackle climate change and improve the local housing
stock, services and facilities including green space through the polices proposed in
this neighbourhood plan.
The plan also includes Appendix 4: Aspirations which highlights other concerns and
ambitions for the local community. The points included are not intended to have the
status of planning policy, as many of these fall outside the remit of neighbourhood
plans. However, as an important local community document the group were
encouraged to highlight these in the plan so that they may be given regard to, should
opportunities arise which would allow the community to progress these ambitions.
South Gloucestershire Council is supportive of this approach and the distinction
made between.

Response to the basic conditions
One of the duties of the local 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 condition 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 proposal to have regard to national policies
including local plans. The plan proposal outlines in the basic conditions statement
that the plan has had due regard for national policy and that policies within the plan
proposal do not conflict with national policy. Through close working between the
Qualifying Body and the council, 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 Charfield NP does not contain these.
Basic condition (d) requires the plan proposal to set out how it will contribute to
sustainable development. The plan proposal outlines how the plan will contribute
achieving sustainable development against the three National Planning Policy
primary objectives (economic, social and environmental). Although the plan does not
allocate sites, several policies do seek to influence development where it takes place
within the Neighbourhood Plan Area. These policies support the objective of
achieving sustainable development in a wide range of ways. This includes the
provision of electric vehicle charging points, tackling climate change, reducing gas
and emissions, protection of wildlife and foliage as well as construction management
plans.
Basic condition (e) requires the plan proposal 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 proposal are in general conformity with the local plan
policies and in many cases add further local detail to existing policy.
Basic condition (f) requires the plan proposal 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 is published
with this consultation.
Basic condition (g) requires the plan proposal to meet prescribed conditions as set
out in regulations 32 and 33 of the Neighbourhood Planning (General) regulations
2012 (as amended). The council has no concerns with regard to the plan proposal
and basic condition (g).

Consultation Statement
The plan proposal 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 Charfield 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. This outlines
that a formal consultation was undertaken in September 2019 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.

Equalities Statement
The plan includes a statement on equalities which assesses the plan proposal
against the Equality Act 2010 to ensure that no person associated with the protected
characteristics (either unintentionally or deliberately) negatively impacted or
discriminated against as a result of the plan proposal. The plan proposal is
supported by the consultation statement which shows that the Neighbourhood Plan
Group has made every attempt to cast engagement as wide as possible.

Working with the local planning authority
The council recognises that neighbourhood planning is for and lead 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 proposal to ensure that the aspirations of the local community and
the council are aligned.

Legal compliance check
Upon submission of the plan proposal 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 proposal 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 Charfield 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 Charfield Neighbourhood Development Plan was unlikely to have
any significant effects on the environment. The initial opinion was that a Strategic
Environmental Assessment of the Charfield Neighbourhood Development Plan was
not required.
Through consultation the statutory consultees (Historic England, Environment
Agency and Natural England) also 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.

Conclusion
To conclude this response the council accept that the legal compliance has been
undertaken on the plan and that the plan proposal can proceed to examination. The
plan outlines how it has met the basic conditions through the Basic Conditions
Statement, the Consultation Statement and Equalities 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 Charfield
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.

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
Housing
Enabling

Housing
Enabling

Section of the
plan proposal
Paragraph 1.17

Comment

Policy 003
Design of
Dwellings

Housing Enabling suggest the following
wording be included under Policy 003:

Under paragraph 1.17 the parish
acknowledges low volumes of social housing
and under Policy 004 states that the village
supports the Local Plan Policy CS18 for
Affordable Housing although it refers only to
purchasing a property.
It would be helpful if the parish could make it
clear it supports Local Plan Policy CS18 in
meeting identified Affordable Housing need
for rent and sale.

Local Plan standards would apply, including
PSP37 of the Policies, Sites and Places
Document regarding size and access
standards for Affordable Housing.
Housing
Enabling

Policy 004 Size
of Dwellings

Under policy 004 the final paragraph
distinguishes between NPPF Affordable
Housing for purchase and housing for
purchase by those on lower incomes on the
open market. The final sentence could be
amended to read as follows “….but also
recognises that this is not necessarily the
same as housing that is affordable to those
on lower incomes at the lower end of the
open market.

Housing
Enabling

Appendix 6:
Glossary

Housing Enabling suggest that the proposed
definition is amended to reflect the current
NPPF wording as set out below:
Affordable Housing: housing for sale or
rent, for those whose needs are not met by
the market (including housing that provides a
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subsidised route to home ownership and/or is
for essential local workers).
Streetcare

Policy 007
Parking
Restrictions

Self-Build
Officer

Housing

Self-Build
Officer

Housing

Streetcare support the policy provision
however do note that waste collection
vehicles are often larger then emergency
vehicles but there is no mention of these
vehicles in the policy.
The plan outlines a desire to rebalance the
housing stock in Charfield to give greater
opportunity to those wishing to downsize into
2-3 bedroom homes. Self and custom build
would be a suitable fit to meet the
community’s aspirations.
Residents feel that recent housing
developments in Charfield have catered for
larger, family-sized dwellings predominantly.
Whilst some self and custom build plots have
already been secured on the new
developments in Charfield, encouraging
further self and custom build plots in the
village would enable existing local residents
to meet their specific needs and encourage
the desired housing diversity.
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