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11/00107/FUL - SITE CLEARANCE AND MIXED USE REDEVELOPMENT
COMPRISING 10 NO. BLOCKS ON THE GREYFRIARS SITE (LAND TO THE
NORTH WEST OF BRUNSWICK ROAD) AND 5 NO. BLOCKS OF THE MEDIA
SITE (LAND TO THE SOUTH EAST OF BRUNSWICK ROAD). RESIDENTIAL
DWELLINGS COMPRISE 254 TOTAL (INCLUDING 183 DWELLINGS ON THE
GREYFRIARS SITE AND 71 DWELLINGS ON THE MEDIA SITE). 350 SQUARE
METRES OF CLASS A3 USE ON THE GREYFRIARS SITE (GROUND FLOOR TO
BLOCKS A AND B), 1335 SQUARE METRES OF CLASS D1 AND D2 USES ON
THE MEDIA SITE (BLOCK M), 367 SQUARE METRES OF CLASS A1 USE ON
THE MEDIA SITE (BLOCK M) AND 490 SQUARE METRES OF CLASS B1 USE
ON THE MEDIA SITE (BLOCKS J AND M). 207 CAR PARKING SPACES TOTAL
(INCLUDING 132 SPACES ON THE GREYFRIARS SITE AND 75 SPACES ON
THE MEDIA SITE). CONSTRUCTION OF ACCESS ROADS, NEW PUBLIC
THOROUGHFARES, SPACES, SQUARES AND ASSOCIATED LANDSCAPING
AND INFRASTRUCTURE (EIA APPLICATION — ENVIRONMENTAL STATEMENT
SUBMITTED).

11/00109/CON — DEMOLITION OF BUILDINGS COMPRISING THE TECHNICAL
COLLEGE BUILDING FRONTING BRUNSWICK ROAD ON THE GREYFRIARS
SITE (SITE TO THE NORTH WEST OF BRUNSWICK ROAD) AND ALL
BUILDINGS ON THE MEDIA SITE (SITE TO THE SOUTH EAST OF BRUNSWICK
ROAD)

REPORT BY : ADAM SMITH
NO. OF APPENDICES/ : SITE PLAN
OBJECTIONS GREYFRIARS AND MEDIA SITE LAYOUTS

27 REPRESENTATIONS
BACKGROUND PAPER - PETITION TO
COUNCIL
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SITE DESCRIPTION AND PROPOSAL

These applications relate to the former Gloscat campuses to the north west
and south east of Brunswick Road. For ease of reference in this report | shall
refer to the main campus to the north west of Brunswick Road (that between
Parliament Street, Via Sacra, Southgate Street and Brunswick Road) as the
‘Greyfriars site’. | shall refer to the media campus to the south east of
Brunswick Road (that between the former ‘Jumpin’ Jacks’ site, Hertha House,
Cromwell Street and Brunswick Road) as the ‘Media site’.

Members will recall that Conservation Area Consent was given in December
2010 for the demolition of the nine-storey tower and associated buildings on
the ‘Greyfriars’ site. Demolition has recently been undertaken. The current
applications propose the demolition of all of the remaining buildings on both
sites (in the Conservation Area Consent application 11/00109/CON), and the
redevelopment of both sites (in the application for Full Planning Permission
11/00107/FUL).

The remaining buildings now proposed for demolition comprise on the
Greyfriars site the two-storey 1941 Technical College frontage building
arranged around two quadrangles. On the Media site this comprises the three
storey campus building arranged in an L-shape and set-down from the
Brunswick Road level.

The redevelopment proposals for the Greyfriars site comprise ten main blocks
of buildings. Vehicular access would be taken from Brunswick Road towards
the library end of this site frontage. Working backwards from this frontage, a
new building (Block E) would be added to the end of Parliament Street,
fronting the street and the retained area of open space at the frontage. Facing
over this open space would be three 4-storey ‘villa’ blocks of apartments
(Blocks B, C and D). Backing onto the Parliament Street properties at the
south of the site would be a row of 2-storey houses (Block F). At the centre of
the site would be two blocks of 3 and 4-storey houses, outwards facing with a
central area of decked gardens above a parking court at ground floor level
(Blocks G and H). Adjacent to the Via Sacra and across from the Eastgate
market hall would be a 4-storey block of apartments (Block A). In the south
west corner of the site, backing onto Chelsea Court would be a row of two and
three houses, and adjacent to these at the rear of the site behind Southgate
Street would be a 5-storey block of apartments (Block ).

The proposals also involve the retention and refurbishment of the open space
at the Brunswick Road frontage — at the southern end this would be an
enclosed area of grass and soft landscaping, with a hard landscaped square
at the north end adjacent to the library. A second public space is proposed
adjacent to the Greyfriars monument and Priory Place.

The redevelopment of the Media site comprises five main blocks of buildings.
Vehicular access would be taken from Brunswick Road, running centrally
through the site up to the intersection with Cromwell Street. There would only
be pedestrian/cycle access through to Cromwell Street. Working from
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Brunswick Road to the rear of the site, a new 3-storey (plus basement level)
building would be provided at the road frontage containing community space
at basement level, commercial space at ground floor, with a doctors’ surgery
over the first and second floors (Block M). A second building would be
provided at the road frontage, to the south of the access road, providing office
space at the ground floor frontage and apartments at the rear and over the
upper floors (Block J). At the north of the site a 4-storey apartment block
would be constructed (Block N). Finally, two rows of 3-storey houses would be
provided to the south east of the site, Block K backing onto the southern
boundary and Block L backing onto the Cromwell Street properties to the
south east. The proposals also include the Council’s ‘H’ car park, which would
be utilised to provide additional parking provision to the rear of Block N.

A series of documents has been provided in support of the applications,
including an Environmental Statement. The Environmental Statement
describes the site and surrounding area; the proposals and alternatives to
development; the Planning Policy context; Archaeology; Historic Environment
Analysis and Conservation Area Character Appraisal; Townscape and Visual
Impact Assessment; Ecology; Transport; Sustainability; Water, Flood Risk and
Site Drainage; Air Quality; Waste Management, Contaminated Land; and
Noise.

RELEVANT PLANNING HISTORY

Unsurprisingly there has been a large number of applications associated with
the college campuses through the 1960s, 1970s and 1990s (notably in the
mid-1960s to 1970s) and telecommunications equipment in more recent
years. The following more recent applications are noteworthy:

08/01655/CON and 08/01654/FUL
Demolition of 3 (no.) single storey buildings and erection of palisade fencing in
3 (no.) locations. Granted 5™ February 2009 and undertaken.

10/00863/EIA

Mixed use redevelopment of former Gloscat sites to east and west of
Brunswick Road to accommodate residential, commercial, health and
community uses; associated access, car parking, servicing and landscaping;
and demolition of existing buildings - request for Environmental Impact
Assessment Scoping Opinion. Scoping opinion issued 29" November 2010.

10/01040/CON

Demolition of buildings comprising the nine storey tower block and associated
outbuildings on the 'Main site' (to the north west of Brunswick Road)
(demolition proposals exclude the Technical College building fronting
Brunswick Road on the 'Main site' and the Dawn Redwood tree, any curtilage
structures or parts of the Via Sacra, any foundations on the 'Main site', and all
buildings on the 'Media site' (to the south east of Brunswick Road)). Granted
9™ December 2010 and recently undertaken.

PLANNING POLICIES
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The following planning guidance and policies are relevant to the consideration
of this application:

Central Government Guidance

PPS1 — Delivering sustainable development (and Climate Change
supplement)

PPS3 - Housing

PPS4 — Planning for sustainable economic growth
PPS5 - Planning for the historic environment

PPS9 - Biodiversity and geological conservation
PPS10 — Planning for sustainable waste management
PPG13 — Transport

PPG17 — Planning for open space, sport and recreation
PPS22 — Renewable energy

PPS23 — Planning and pollution control

PPG24 — Planning and noise

PPS25 — Development and flood risk

Planning Policy Statement 1 - Delivering sustainable development

This contains the Government’'s latest guidance and advice on national
planning policy and sets the overarching framework for the planning system.
As well as establishing some key principles it raises the importance on the
requirements for ‘good design’ to a level not previously established in national
guidance and states that good design is indivisible from good planning.

A supplement, ‘Planning and climate change’ sets out that addressing climate
change is the Government’s principal concern for sustainable development,
and that the planning system needs to support measures to do so. Key
objectives include securing energy efficiency and reduction in emissions,
delivering patterns of growth that help secure the fullest use of public
transport, securing development that is resilient to climate change, and
conserving and enhancing biodiversity.

Planning Policy Statement 3 - Housing

This establishes the Government’s strategic housing policy. It aims to ensure
everyone has the opportunity for a decent affordable home. It seeks to
improve choice, widen access to affordable housing and ensuring high quality
in non-market housing, create more opportunities for home ownership and
establish sustainable and inclusive mixed communities. Its aims also include
ensuring housing is developed in suitable locations that offer a range of
community facilities with good access to jobs, key services and infrastructure,
using land efficiently and effectively.

Planning Policy Statement 4 — Planning for sustainable economic growth

Replaced PPS6 — Planning for Town Centres and PPG4 - Industrial,
commercial development and small firms (among others). This recognises
that employment and economic growth in all areas of the economy are of
equal importance. The statement removes the ‘need’ test, with applications to
be determined on the basis of compliance with the sequential approach and a
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revised ‘impact’ assessment. There is also a commitment to ‘low carbon’

growth. The Government is seeking to:

- Build prosperous communities by improving economic performance;

- Reduce the gap in economic growth rates between regions and promote
regeneration;

- Deliver more sustainable patterns of development;

- Promote the vitality and viability of town and other centres as important
places for communities;

- Raise the quality of life and the environment in rural areas.

Planning Policy Statement 5 - Planning for the historic environment

This is the updated Government Policy on the historic environment, replacing
both PPG15 Planning and the Historic Environment and PPG16 Archaeology
and Planning. Its thrust is not dissimilar, emphasising the importance of the
historic environment and its contribution to cultural, social and economic life
and there is a presumption in favour of the conservation of designated
heritage assets. It obliges applicants to supply sufficient information to enable
an assessment of the impact of a proposal on the significance of any heritage
asset affected. Having regard to the existing level of significance, Authorities
should look to the desirability of sustaining and enhancing the significance of
heritage assets.

Planning Policy Statement 9 - Biodiversity and geological conservation

The guidance establishes that planning decisions should aim to maintain, and
enhance, restore or add to biodiversity and geological conservation interests.
Decisions should be based on up-to date information about environmental
characteristics. It proposes a phased approach to planning considerations,
aspiring to the prevention of harm to biodiversity, with Authorities to be
convinced that there are no reasonable alternative sites if harm would arise. In
the absence of such sites, mitigation measures should be put in place, and if
this is not possible, compensatory measures. If none are possible planning
permission should be refused.

Planning Policy Statement 10 — Planning for sustainable waste management
This has the objective of protecting human health and the environment by
producing less waste and wherever possible utilising it as a resource, with
disposal as the last resort.

Planning Policy Guidance Note 13 - Transport

Establishes the role of planning in delivering transport objectives, and seeks
to promote more sustainable transport choices; promote accessibility to jobs,
shopping, services, etc by public transport, walking and cycling; and reduce
the need to travel, especially by car.

Planning Policy Guidance 17 — Planning for open space, sport and recreation

The Government considers that open space, sport and recreation underpin
people’s quality of life. This guidance promotes high quality and well managed
facilities in urban and rural locations, assisting nature conservation and local
economies, social inclusion and well being. Authorities are encouraged to
assess their facilities and set local standards, with the aim of maintaining an
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adequate supply. It also sets out policies to resist development that would
harm provision, and to deliver new facilities.

Planning Policy Statement 22 — Renewable energy

Sets out Government’s aspirations for the development of renewable energy,
including wind energy. It notes that positive planning that facilitates renewable
energy development can contribute to the Government's sustainable
development strategy. Key principles includes locating such developments
where the technology is viable and environmental, economic, and social
impacts can be addressed satisfactorily; positive policy drafting for such
development; that the wider environmental and economic benefits of all such
projects are material considerations to be given significant weight in
determining such applications; noting that technological changes may mean
that locations can become suitable for such development in the future; the
contribution that multiple small-scale developments can make; community
involvement and knowledge should be fostered and pre-application
consultation is encouraged; and that proposals should demonstrate any
environmental, economic and social benefits as well as how environmental
and social impacts have been minimised. The Statement also highlights
relevant considerations of designated sites, landscape and visual effects,
noise and odour. A Companion Guide provides further detailed advice on
renewable energy developments and the associated planning issues.

Planning Policy Statement 23 - Planning and Pollution Control

Sets out how the planning system plays a key role in determining the location
of development that may give rise to pollution and ensuring other uses are not
affected by potential sources of pollution. Notes that development presents an
opportunity to deal with contaminated land risks successfully and
recommends early discussions with regulators. The precautionary principle is
advocated. Methods of protecting and improving the environment are referred
to, for example by attaching mitigating conditions to allow developments which
would otherwise not be environmentally acceptable to proceed, and
preventing harmful development which cannot be made acceptable even
through conditions. Local Planning Authorities must be satisfied that planning
permission can be granted on land use grounds taking full account of
environmental impacts. Opportunities should be taken wherever possible to
use the development process to assist and encourage the remediation of land
already affected by contamination.

Planning Policy Guidance 24 — Planning and noise

This document guides local authorities on the use of planning powers to
minimise the adverse impact of noise. It outlines the considerations to be
taken into account in determining planning applications both for noise-
sensitive developments and for those activities which generate noise. It
recommends appropriate levels for exposure to different sources of noise,
advises on the use of conditions to minimise the impact of noise and contains
noise exposure categories for dwellings, explains noise levels, gives detailed
guidance on the assessment of noise from different sources, gives examples
of planning conditions, specifies noise limits, and advise on insulation of
buildings against external noise.
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Planning Policy Statement 25 — Development and Flood Risk

Sets out that the aims of planning policy on development and flood risk are to
ensure that flood risk is taken into account at all stages in the planning
process to avoid inappropriate development in areas at risk of flooding, and to
direct development away from areas at highest risk. Where new development
is, exceptionally, necessary in such areas, policy aims to make it safe without
increasing flood risk elsewhere and where possible, reducing flood risk
overall. Authorities should ensure that planning applications are supported by
site-specific flood risk assessments as appropriate; apply the sequential
approach; give priority to the use of SUDS; and ensure that all new
development in flood risk areas is appropriately flood resilient and resistant,
including safe access and escape routes where required, and that any
residual risk can be safely managed.

National Planning Policy Framework (NPPF)

The draft NPPF has recently been published and is a material consideration in
determining this application. It consolidates and reduces the length of existing
national policy documents and is to be applied to the preparation of local and
neighbourhood plans and to development management decisions.

Decision-making

The NPPF is underpinned by a presumption in favour of sustainable
development — the default answer being ‘yes’ except where compromising key
sustainable development principles of the NPPF. The Government’s vision of
sustainable development is set out in the NPPF however it notes that this
should be interpreted and applied locally to meet local aspirations.

In defining sustainable development the NPPF refers to the oft-cited
Brundtland definition - ‘development that meets the needs of the present
without compromising the ability of future generations to meet their own
needs’. In terms of applicability to the planning system the NPPF refers to
sustainable development comprising of economic, social and environmental
roles.

The NPPF advises that authorities should approve development proposals
that accord with statutory plans without delay, and also grant permission
where the plan is absent, silent, indeterminate or out of date. This should be
the case unless the adverse impacts of allowing development would
significantly and demonstrably outweigh the benefits, when assessed against
the policies of the framework as a whole

Authorities are encouraged to approach decision-making positively, looking for
solutions to problems so that applications can be approved, including making
development acceptable through the use of conditions and obligations.

The NPPF goes on to cover, more succinctly, most of the issues addressed in
the existing PPGs and PPSs, the main points of which are briefly summarised
as follows:
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Economic growth

Significant weight should be placed on the need to support economic growth
through the planning system. The NPPF retains a recognition of town centres
as the heart of communities and encourages the pursuit of policies to support
their vitality and viability.

Housing
A key objective is to increase significantly the delivery of new homes, and
significant weight should be given to the benefits of housing growth.

Historic environment

The NPPF retains the general approach to protect and enhance heritage
assets, and to require applicants to assess the significance of assets affected
by development proposals. Authorities should in turn consider significance
when considering the impact on any given asset. The NPPF sets out criteria
for assessment of proposals relative to the significance of the asset affected —
e.g. substantial harm or loss of highly-significant assets such as scheduled
monument, grade | or II* listed buildings, should be wholly exceptional.

Design

Emphasis is retained on good design, seeking to ensure that development
responds to local character while not discouraging innovation, ensure safe
and accessible environments, and achieve development that adds to the
overall quality of the area over its lifetime. Permission should be refused for
development of obviously poor design that fails to take opportunities for
improving areas.

Transport

Reflecting the general thrust of the whole document, the NPPF encourages a
positive approach to transport issues to facilitate economic growth. It seeks to
ensure development generating significant movement are located where the
need to travel will be minimised and the use of sustainable transport modes
can be maximised.

Sustainable communities

The NPPF encourages the creation of built environments that facilitate social
interaction and inclusive communities, deliver facilities to meet local needs,
and ensure access to open space and recreational facilities.

Climate change, flooding and coastal change

The NPPF seeks to secure reductions in greenhouse gas emissions,
encouraging the use of renewable resources. In terms of flooding, authorities
should direct development away from high flood risk areas, with the sequential
and exception test principles maintained.

Natural environment

The aims of conserving and enhancing the natural and local environment
remain. Impacts on biodiversity should be minimised. If significant harm
cannot be avoided, mitigated or as a last resort compensated for, permission
should be refused. Authorities should seek to avoid noise from development
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giving rise to significant impacts on health and quality of life, and ensure any
new development in Air Quality Management Areas is consistent with the local
air quality action plan.

The Development Plan

Section 38 of the Planning and Compulsory Purchase Act 2004 has
established that - “The development plan is

(a) The regional spatial strategy for the region in which the area is situated,
and

(b) The development plan documents (taken as a whole) which have been
adopted or approved in relation to that area.

If to any extent a policy contained in a development plan for an area conflicts
with another policy in the development plan, the conflict must be resolved in
favour of the policy that is contained in the last document to be adopted,
approved or published (as the case may be). If regard is to be had to the
development plan for the purpose of any determination to be made under the
planning Acts, the determination must be made in accordance with the plan
unless material considerations indicate otherwise.”

Regional Guidance

Regional Guidance historically comprises Regional Planning Guidance 10,
with the Regional Spatial Strategies (RSS) due to supersede these. As
Members will be aware there have been significant complications with the
progress and status of RSSs. The Government’s revocation of the RSSs was
challenged successfully, and a subsequent Government direction to consider
the intention to revoke was also challenged. The Court of Appeal ruling on this
latest challenge says that there may be circumstances in which the intention
to abolish the RSSs would be material to a development control decision but
only in very few cases. In terms of plan-making however, the ruling is that it
would be unlawful for a Local Planning Authority preparing development plan
documents to have regard to the proposal to abolish regional strategies.

RPG10:
The Spatial Strategy - Gloucester is a Principal Urban Area, in which
economic and housing development should be focused, in sustainable
locations.

Policy EN.1 — Landscape and Biodiversity
Encourages protection and enhancement of such resources.

Policy EN.2 — Air Quality
Seeks to ensure such matters are properly considered in the planning
process.

Policy EN.3 — The Historic Environment

Requires development to preserve or enhance important elements of the
historic environment, and gives the highest level of protection to areas of
national importance.

Policy EN.4 — Quality in the built environment
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Aims to achieve high quality architecture, urban design, layout and landscape,
and seek solutions relevant to particular sites and their context.

Policy EC.6 — Town centres and retailing

Seeks to locate developments attracting large numbers of people in the
centres of the Principal Urban Areas, ensuring the vitality and viability of
centres is protected and enhanced.

Policy HO.5 — Previously developed land and buildings
Aims to maximise the opportunities for development of housing within urban
areas, adopting a sequential approach to identifying sites for housing.

TRAN.1 — Reducing the need to travel
Aims to reduce the need to travel through the appropriate location of new
development.

Policy RE.2 — Flood risk

Authorities should direct development away from river and coastal floodplains,
promote sustainable drainage systems and adopt a sequential approach to
the development of sites.

Policy RE.6 — Energy generation and use
Encourages and promotes the greater use of renewable energy sources,
setting out targets.

Regional Spatial Strategy:
Reached Proposed Changes stage July 2008. Gloucester is a ‘Strategically
Significant City’, which are the primary focus for development.

Development policy E
All development should deliver the highest standards of design.

Development policy F

Major regeneration developments should contribute to the delivery of
sustainable communities and high quality of life by providing high standards of
design and access, low levels of energy and car use.

Development Policy G
Promotes best practice in sustainable construction.

Development policy H
Seeks to maximise the potential of previously used land in providing for new
development.

Policy ENV.1 — Protecting and enhancing the region’s natural and historic
environment

Seeks to protect and enhance the quality, character, diversity and local
distinctiveness of the natural and historic environment

Policy ENV.4 — Nature Conservation
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Seeks to maintain and enhance the distinctive habitats and species.

Policy ENV.5 — Historic Environment
Seeks to preserve and enhance the historic environment.

Policy F.1 — Flood risk

Establishes priorities including protecting flood plains, adopting a sequential
approach to development in flood risk areas and using development to reduce
risk of flooding through location, layout and design.

Policy RE.5 — Decentralised energy to supply new development

Seeks to set targets for low carbon energy use in development, with
development over 1000 square metres floorspace to have at least 10% of
energy from renewable or low-carbon sources.

Policy RE.9 — Air quality
The impact of development proposals on air quality must be taken into
account in decision making.

Policy TC.1 — City and town centres

Seeks to ensure that the vitality and viability of city centres is maintained and
enhanced. The central areas of SSCTs will be the main focus for new retail
and other major facilities requiring high levels of accessibility to the
communities they serve.

The local policy framework comprises of the following documents:

e Structure plan:

The adopted plan is the Gloucestershire Structure Plan Second Review
(Adopted November 1999 and ‘saved’, the intention was that this would be
until the Regional Spatial Strategy was adopted). The Gloucestershire
Structure Plan Third Alteration reached Proposed Modifications stage in
July 2004 and January 2005, although the Second Review is utilised for
development control purposes. It seeks to apportion housing development,
mostly in the Central Severn Vale.

Transport

Policy T.1 requires that new development should be located so as to
minimise the length and number of motorised journeys, accessible by non
car-borne travel. Policy T.3 encourages cycling, Policy T.8 establishes the
necessity of minimum and maximum car parking limits.

Town Centres

Policy TC.1 sets out that the vitality, viability and character of existing
town centres should be sustained and enhanced, it places Gloucester at
the top of the hierarchy of centres. Policy TC.2 establishes a preference
for development generating many trips to be focused on town centres.

Policy NHE.2
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Development will be required to protect and wherever possible enhance
biodiversity.

Policy NHE.6

Seeks to conserved and enhance the historic environment, noting that
Scheduled Monuments, listed buildings and conservation areas and their
settings will be preserved.

Policy F.1

Provision will not be made for development where it would be at direct risk
from flooding and/or would increase the risk of flooding elsewhere. Local
Plans will define area of flood risk.

Policy P.1

Provision will only be made for development where it does not have an

unacceptable effect in terms of:

a) The environment and local community in terms of air, noise or light
pollution;

b) The quality of surface or ground water; or

c) Contamination of the land or soil.

Local Plan:

The statutory development plan for Gloucester remains the City of
Gloucester Local Plan (Adopted 1983 and partially saved until the Local
Development Framework is adopted).

Subsequent to the 1983 plan there has also been the City of Gloucester
(Pre-1991 Boundary Extension) Interim Adoption Copy October 1996), and
City of Gloucester First Stage Deposit Local Plan (June 2001).

Regard must also be had to the 2002 Revised Deposit Draft Local Plan.
This has been subjected to two comprehensive periods of public and
stakeholder consultation and adopted by the Council for development
control purposes. This cannot be saved as it is not a formally adopted
plan, however with it being adopted for development control purposes it is
stil judged to be a material consideration. Appeal reference
APP/U1620/A/07/2046996 dated 18" March 2008 confirms the degree of
weight that may be afforded to the 2002 Revised Deposit Draft Local Plan.
It is considered that particular weight may be afforded to those policies
that attracted a limited number of, or no objections during the consultation
stages. In his decision the Inspector stated the following;

“Although the local plan is not part of the development plan it has been
adopted for development control purposes and | give considerable weight
to it having regard to the amount of public consultation that it
underwent....”

In terms of the emerging Local Development Framework the Authority
embarked on a ‘Joint Core Strategy’ with Tewkesbury and Cheltenham
Councils. However in light of the coalition government’'s recent
announcements regarding the Regional planning functions, this process is
on hold pending a review of the process.

2002 Plan allocations




The Greyfriars site is within or includes:

= Conservation Area

= Area of Principle Archaeological Interest
= Scheduled Monument designation

The Media site is within:

= The Brunswick Road frontage is within the Conservation Area (however the
boundaries have been reviewed since the 2002 Plan and the whole site is
now within the Conservation Area).

= Area of Principle Archaeological Interest.

2002 Plan Policies

The aims of the following additional policies from the City of Gloucester
Second Deposit Local Plan (2002) are relevant in considering this application:
FRP.1a — Development and flood risk

FRP.6 — Surface water run-off

FRP.8 — Renewable energy

FRP.9 — Light pollution

FRP.10 — Noise

FRP.11 — Pollution

FRP.15 — Contaminated land

B.7 — Protected species

B.10 — Trees and hedgerows on development sites

BE.1 — Scale, massing and height

BE.2 — Views and skyline

BE.4 — Criteria for the layout, circulation and landscape of new development
BE.5 — Community safety

BE.6 — Access for all

BE.7 — Architectural design

BE.8 — Energy efficient development

BE.9 — Design criteria for large commercial development

BE.10 — Design criteria for development in the commercial core of the centre
BE.11 — Shopfronts, shutters and signs

BE.12 — Landscape schemes

BE.15 — Provision of open space in major development

BE.16 — Provision of public art

BE.17 — Design criteria for large scale residential development

BE.18 — Vehicular circulation and parking in new residential development
BE.21 — Safeguarding of amenity

BE.23 — Development affecting the setting of a listed building

BE.29 — Development within Conservation Areas

BE.30 — Demolition of non-Listed Buildings in Conservation Areas

BE.30a — Control of redevelopment within Conservation Areas

BE.31 — Preserving sites of archaeological interest

BE.32 — Archaeological assessment

BE.33 — Archaeological field evaluation

BE.34 — Presumption in favour of preserving archaeology

BE.35 — Scheduled Ancient Monument

BE.36 — Preservation in situ

BE.37 — Recording and preserving archaeology
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TR.1 — Travel plans and planning applications

TR.9 — Parking standards

TR.10 — Parking provision below the maximum level
TR.12 — Cycle parking standards

TR.31 — Road safety

H.1 — Allocations for mixed use including housing — Sites MU7 and MU8
H.6 — Housing in the central area

H.7 — Housing density and layout

H.8 — Housing mix

H.15 — The provision of affordable housing

H.16 — Affordable housing mix, design and layout

H.18 — Lifetime homes

0S.3 — New housing and public open space

CS.2 — Provision of new community facilities

CS.6 — Provision of new community health care facilities
CS.11 — Developer contributions for education

Policy H1 allocates ‘Site MU7’ (Gloscat Main site) for mixed use to include
primarily housing with small scale retail, office and leisure uses, an indicative
capacity of 85 dwelling units. It also includes a site-specific obligation to re-
site this part of the college to an appropriate location within the central area. It
also allocates ‘Site MU8’ (Gloscat media studies site) for mixed use to include
primarily housing with small scale retail, office and leisure uses, an indicative
capacity of 30. It also includes the college re-siting obligation.

Greater Greyfriars Planning Brief

This sets out the Council’s preferred approach for the development of this part
of the city, forming part of the emerging Local Development Framework, and
has been adopted as an interim document for development control purposes.
Its scope includes, but extends wider than, the college campuses. It
references the Local Plan and Draft Central Area Action Plan allocations, and
includes the following objectives for the sites:

In terms of urban design matters, development should enhance the setting of
the monument. There is a preference for retaining the main (Technical
College) building and open space to front, but an alternative may be
acceptable if it demonstrates a greater benefit in terms of improving and
enhancing the character and appearance of the Conservation Area. The vista
to the side of the library shall be maintained. A new building block on the main
site should form an edge to the open space around the monument and
provide active frontage to Greyfriars, and remove the tower block. It should
also respect the amenity of Parliament Street and Priory Place residents.
Development should reflect the prevailing building heights though it may be
appropriate to increase to 4 or 5 storeys in certain places. Development
should enhance linkages. It is desirable that trees should be maintained
wherever possible, and felling should be robustly justified.

The media site should be developed to be sensitive to surrounding building
heights and the urban grain. This is also the preferred location for community
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facilities, in a prominent position on the site. A new pedestrian route shall be
created from Cromwell Street to Brunswick Road.

Consideration shall be given to nationally and locally significant elements of
the historic environment. Development is expected to include a mix of dwelling
types including homes that are suitable for families. Access to the main site
shall only be from Brunswick Road. Access to the Media site could be from
either Brunswick Road or Cromwell Street, but no through traffic should be
allowed. Parking standards from the Second Gloucestershire Transport Plan
2006-2011 will be used. The constraint of on-site parking should be
considered.

Emerging Local Development Framework

In terms of the emerging Local Development Framework, the authority is
currently preparing a Joint Core Strategy (JCS) with Tewkesbury and
Cheltenham Councils. This will set out the strategic planning framework for
the City in light of the Government’'s proposals to abolish the South West
Regional Spatial Strategy through the Localism Bill. On adoption the Joint
Core Strategy will set out locally derived housing and employment
requirements for the City to the year 2031 against which the Council’s five
year land supply for housing will be monitored. Until the JCS establishes local
housing requirements the Council is measuring its supply against the
requirements set out in the Draft Regional Spatial Strategy and against this
has a healthy five year land supply. This is set out in the most recent
December 2010 Annual Monitoring Report. The JCS will be published for
public consultation in late 2011.

Draft Central Area Action Plan

Proposes a mixed-use allocation for the Greater Greyfriars area including:
Gloscat main site — residential with limited commercial — indicative capacity of
250 dwellings and 1,000 sq metres of commercial floorspace;

Gloscat media site — residential development including the provision of a
Neighbourhood Resource Centre — indicative capacity of 150 dwellings;
Site-specific requirements include the creation of a high quality public open
space around the Greyfriars monument; the enhancement of the setting of the
monument and listed buildings, and potentially high prominence of
archaeological remains.

Emerging Supplementary Planning Documents

Draft Supplementary Planning Document 1 - Affordable Housing

Draft Supplementary Planning Document 2 - New Housing and Open Space
Draft Supplementary Planning Document 4 — Development affecting site of
archaeological interest

Designing safer places

Adopted Supplementary Planning Guidance
SPG1 — Sustainable urban drainage systems
SPG2 - Travel plans

SPGS5 - Lifetime Homes




3.4

4.0

4.1

4.2

4.3

PT

All policies can be viewed at the relevant website address:- Gloucester Local
Plan policies — www.gloucester.gov.uk/planning; Gloucestershire Structure
Plan policies — www.gloucestershire.gov.uk/index.cfm?articleid=2112 and
Department of Community and Local Government planning policies -
www.communities.gov.uk/planningandbuilding/planning/.

CONSULTATIONS

Consultees were notified of the original application submission and also
notified of the amendments to the application and invited to comment. The
following summaries include updated comments in relation to the
amendments.

External Consultees

The Highway Authority makes no objection subject to conditions and
securing certain planning obligations.

The obligations relate to:

= Securing a Residential Travel Plan, including a GCC assessment fee of
£5,000 and a default payment/bond of £53,750, and

= Securing an appropriate contribution towards the Gloucester Car Club.

The conditions relate to:

= Securing engineering details of the Brunswick Road junctions with either
site;

= Securing engineering details of a pedestrian and cycle link between the
Media site and Cromwell Street;

= Ensuring the provision and maintenance of vehicle parking and turning
facilities;

= Ensuring the construction and maintenance of roads and associated
infrastructure prior to occupation of buildings;

= Securing a Construction Method Statement;

= Securing cycle storage facilities;

= Securing details of the on-site car club parking spaces and their
implementation.

English Heritage supports the principle of redevelopment, noting particularly
the harm caused by the existing site to the setting of the Greyfriars
monument. Noteworthy comments include — the new public square will
enhance the setting of the monument; Block A will be beneficial in enclosing
the Via Sacra/Greyfriars Lane; the preservation in-situ of archaeology is
welcomed, with minor points to be dealt with by condition; the remodelled villa
Blocks B, C and D help to embed the scheme into the townscape more
effectively; the apartment Block | is less effective but given the height of the
existing tower it is not objectionable; the loss of the Media site buildings is
acceptable; the demolition of the Technical College building is justified — the
loss will be less than significant harm when weighed against the overall public
benefits of the scheme; enhanced accessibility and setting to listed buildings
is welcomed; the reduced height of the PCT building Block M is welcomed;
the landscaping proposals have been improved; the scheme should contribute
positively to the Conservation Area. Conditions are sought regarding
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monitoring vibration, external materials, and the conditions on archaeology as
per the City Archaeologist’'s recommendations.

The Civic Trust comments may be summarised as follows:

= The Trust is very disappointed that the promised redesign is so minimal —
the opportunity will be missed to create a landmark development in the centre
of Gloucester;

= The Trust regrets the missed opportunity to better expose and interpret the
longest stretch of accessible Roman and medieval wall left in Gloucester;

= The square adjacent to the library will further erode the profile of the ancient
city defences. It would be cheaper and better in heritage terms to emphasise
the remains as a tourist attraction;

= The Council should insist that access is provided to carry out a geophysical
survey to establish the likely profile of the wall;

= The Trust is concerned about the restriction of public access to two-thirds of
the frontage area by enclosing it;

= Tree planting should be restricted — with regard to damage to archaeological
remains;

= The piling and raft technique is satisfactory but the Council should insist on a
full archaeological watching brief;

= The Trust profoundly disagrees with the view that the Media site is of low
heritage value. The Council should insist on a full watching brief;

= The lower density, generally decreased height of buildings, car parking
provision and better road circulation system, are a great improvement;

= The Trust remains concerned about inadequate provision for refuse and
recycling;

= The Trust is pleased to see the re-establishment of street frontage to
Brunswick Road at the Media site (subject to appropriate archaeological
investigations);

= The opportunity should be taken to redevelop the buildings on the corner of
Jennings Walk;

= The Trust very much regrets that the scheme does not retain the former
Technical College building;

= The Trust has no regrets about the demolition of the other college buildings;
= Every effort should be made to salvage features;

= The Trust was appalled at the lack of materials samples or information,
which makes detailed critique of the design impossible;

= The house designs are acceptable but the flat blocks are too monolithic,
repetitive and minimalist;

= Block | is too high at 5 storeys, dwarfing buildings fronting Southgate Street
and the Friends Meeting House;

= The buildings do not appear to draw any inspiration from, or show any
compromise to, surrounding architecture;

= The Trust is pleased to see the redesign of the building for the end of
Parliament Street;

= The Trust is in favour, in principle of the square at Priory Place/Greyfriars but
the design is too high maintenance and over fussy;

= The Trust supports the redevelopment of the sites in principle but considers
permission should be refused for the following reasons:



4.5

4.6

PT

= Fails to improve and enhance a large part of a designated Conservation
Area;

= Architecture is unworthy of and pays no respect to its historic
surroundings;

= The land is publicly owned and the development fails to provide the
enhancement called for in planning legislation;

= The proposals largely ignore the remains of the Roman wall and ditch and
provides no planning gain — this could boost tourism and civic pride;

* No details of materials proposed;

= Failure to provide or give opportunity for a geophysical survey of the wall
and ditch area to better establish what lies underneath;

= Fails to preserve and enhance a building of architectural merit — the
Technical College building.

The Environment Agency does not wish to comment on this scheme, but
recommends taking the advice of the Council's Land Drainage and
Contaminated Land Officers. The Land Drainage Officer raises no objection
to the application. The Contaminated Land Officer raises no objection
subject to the standard contaminated land condition.

The City Centre Community Partnership has revised its comments in light

of the amended proposals, these may be summarised as follows:

= Vast majority consider the development of the two sites would be an

important driver of the regeneration of the City Centre;

= Public art
= The square will not be an area of “quiet and contemplation”, the idea of a
cloister does not come across. It is too ‘busy’. The design prevents easy
access and the carved quotations will be difficult to read. It is too high
maintenance. There is no information on how the western boundary of the
square is to be treated.
= The roman/defensive wall interpretation is interesting but the effect on
the overall frontage presentation of the villas is questionable, as is the
proposal to only cover two thirds of the frontage. The proposal design with
high-level footprints is difficult to envisage. A low-level art work would be
more appropriate.

» Brunswick Road frontage
= Opposition to making the frontage open space private, this is not like
Brunswick Square, which is open to the public in daylight hours — as
should this space be.
= The imbalance of having part of the frontage area enclosed and the
open square by the library will accentuate the imbalance of the extent of
the public art wall.

= Vehicle access and parking
* No provision to mitigate problems at Priory Place;
= The spaces at the south west corner of the new square in front of Priory
Place they are out on a limb and look as if placed just to fill the gap;
= The new access road will remove three disabled spaces — alternatives
should be sought;

= Design
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= Block E (end of Parliament Street) — still looks like an attachment but the
amendments make a big improvement and the frontage planting is
welcome. The elevation facing into the site is totally different but does give
a connection to the new development and shields views to rear gardens.
= Parliament Street — concerns about separation distances from
Parliament Street properties have been allayed. Self-contained alleys to
rear are an improvement, but should be lit at wall level.
= Villa blocks B, C, D — They do not sufficiently reflect the main features of
a 19" century villa. Red brick finish is not convincing in particular.
= Building heights — The Friends Meeting House prayer space will be
overlooked by the upper floors to the 5-storey block I|. Block | will also
have a negative effect on the Priory Place terrace, the Greyfriars
streetscene and the Friends Meeting House.

= Technical college frontage building
= 79% of those commenting on the plans consider the building should be
demolished with the assurance of a high-level building recording survey,
and only if replaced by a high-quality design along the Brunswick Road
frontage.
= The front doors and planters should be retained.

= Gull mitigation
= Mitigation measures should be employed and the method should be
made clear.

= Priory Place
= Waste storage — The solution should be to create storage cubicles on
the Priory Place side of the boundary.
= Parking — Issue is not going to go away without proactive thinking and
this has not been done.
= Improvement of properties and public realm — Could be resolved if
Townscape funding bid is successful. Appeal to the developer to take an
active role in addressing these issues.

= Safer by design issues
= Trust that a full review has been done with the Police.

» Media site
= Concerns have been addressed (pedestrian safety and delivery vehicle
turning). The PCT building is considered acceptable despite others’
criticisms — it has to be a practical building based on internal
requirements.

= Miscellaneous
= Notes that several issues raised during consultations have been
addressed — retention of Gloscat doors, inclusion of a Jean Ruxton
memorial, safe cycle storage, high sustainability standards, clear traffic
circulation route, greater emphasis building houses, acceptable parking
levels, retention of planters, entrance to Media Site from Brunswick Road
not Cromwell Street.

The County Council Development Control, Archaeology, Waste,
Business Management and Ecology Departments have commented:
= Strategic Planning
= Supports the principle of development and its regeneration role for the
City.
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= Archaeology
= There are no remaining issues that would lead to an objection on
archaeological grounds, subject to conditions. The following comments
are of note:
= The approach to Media site can be dealt with by condition - ensuring that
the archaeological recording strategy makes provision for the possibility of
finding remains of greater significance.
= A revised appreciation of the possibility of encountering significant
archaeological deposits within or beneath the dark earth deposits is an
improvement and will need to be elaborated on in the archaeological
strategy pursuant to a condition.
= Conditions are required to deal with:
= Archaeological recording in advance of and during development, post-
excavation and publication;
= Scope and methodology of building recording;
= Approval of foundation types and other ground works;
= Approval of archaeological interpretation.

= Waste
= The application is missing a waste minimisation statement.

» Business Management
= There are sufficient facilities and capacity locally so that no early years,
primary or secondary education contributions are sought.
= A financial contribution of £49,784 (at £196 per dwelling) towards the
extension of the library service is sought.
= A condition is required to provide fire hydrants.

= Ecology
= The habitat survey adequately records and assesses the site, which
appears to be of relatively limited biodiversity value.
= Queries were raised about whether the visits were undertaken in
accordance with best practice guidance and under suitable conditions,
and whether additional surveys were necessary. However an additional
note from the consultants has addressed these concerns.
= Conditions are required to implement and monitor all the mitigation
measures, management and aftercare in the Ecological chapter of the
Environmental Statement, and the Environmental Management Plan and
Landscape and Ecological Management Plan.
= Recommends consideration of enhancement measures for bats such as
bat tubes/boxes and strengthening bat foraging and flight lines.

Police Architectural Liaison Officer has no objection to the development
but wishes to raise a number of concerns:

= Parking courts have low levels of overlooking — access to the car parks
needs to be restricted;

» The absence of integral storage facilities for bins means they will be kept on
the street and cause clutter, vermin and anti-social behaviour;

= Small landscaped areas should be replaced by hard surfacing;

= The access at Block L is large enough to accommodate a car and occupants
will inevitably park here;
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= Public/private space demarcation is required, particularly at the juncture of
Block L and the link through to Cromwell Street and the corner of Block J into
the site;

= Spaces at site margins should be used for defensive planting to reduce risk
of trespass from neighbouring properties, such as the car parks to Blocks |
and N, and in front of Block E;

= There needs to be a substantial and secure boundary between the new
development and existing neighbours;

= Certain specifications are requested for cycle storage and the accesses to
apartment blocks;

= Planting needs to be managed so that it does not hamper surveillance;

= There are dangers associated with recessed doorways and canopies such
as being used as a toilet, rough sleeping and littering;

= Gates to rear pathways should be set forward to try to avoid recesses;

= Rear pathways serve too many gardens and will lead to insecurity. Storage
of bins must not be permitted in these areas;

= Front doors off narrow alleyways and recessed entrances should be avoided
or lit;

= The gate and barrier next to to Block J must be at least 2 metres high and
prevent climbing;

= The gap between Block M (PCT building) and Block N needs some form of
access control,

= Both sites require good light levels for safety and security;

= The pedestrian link from Cromwell Street should be straight and prevent
vehicular access, and a buffer is needed between the link and the adjacent
parking spaces;

= Access will need to be controlled into the open space at the Brunswick Road
frontage;

= Careful detailing of street furniture is needed to prevent street drinking,
skateboarding, etc;

= The purpose of the space at the edge of the new square where it meets
Priory Place and the Via Sacra is unclear. The pedestrian route through it is
unnecessary;

= There is no mention of crime prevention or site security considerations in the
Design and Access Statement and should be provided.

The Police have also made a request for a financial contribution of £5,000 to
policing in the area.

Severn Trent Water makes no objection to the proposals, but requests a
condition to secure drainage proposals for surface water and foul sewage.

The Gloucester Heritage Urban Regeneration Company comments may be
summarised as follows:

= Welcome and support the proposals and recommend that they are
approved;

= The mix of uses is appropriate;

= The proposals will provide a much improved setting for listed buildings and
conservation areas;
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= The villa blocks B, C, D and Parliament Street block E would provide
attractive and suitable enclosure to Brunswick Road, St Michael’s Square and
Greyfriars Lane. They refer to 19" century villas with contemporary detailing;
» The redevelopment together with the demolition of inappropriate 20" century
college buildings will considerably enhance the conservation areas;
= Public realm, landscaping provision and pedestrian connectivity are all
welcome improvements;
= Inventive and contextually inspired public art proposals are particularly
welcome. However planning conditions are recommended to fully develop the
details;
» Remaining design issues are:
= How the masterplan can ensure that dwellings and their parking areas
can be made sufficiently secure and private;
= How the landscaping masterplan can deliver excellent and appropriate
spaces;
= How new buildings (particularly the PCT building) can be more
contextually responsive and of sufficient design quality.
= Lack of provision for planting margins in front of some dwellings for privacy
and security is concerning;
= There is a lack of distinction between public and private space such a
backland parking courts — users should be able to secure with gates;
= Improvements could be made to the Media site interface with Cromwell
Street, and by adding more tree planting — at the street nearest to Parliament
Street, the parking court adjacent to block I, and the main new street on the
Media site;
» The design of the PCT building is of concern. There is room for improvement
and this should be secured by condition;
= Conditions are also required to deal with — how changing ground levels will
be accommodated at the edge of the site; and how residents will stow and put
out waste/recycling bins.

Natural England commented in response to the reconsultation. NE expects
enhancement for biodiversity as part of the development, and encourages the
retention and enhancement of trees and hedges on site and the inclusion of
green space. NE considers the development offers good opportunity for the
installation of bat and bird boxes and green links for wildlife across the sites.
NE would also like to see the houses meet Code Level 4.

The Government Office/National Planning Casework Unit has not
commented.

Brunswick Square Residents Association has not commented.
Friends of Spa Conservation Area has not commented.
Chamber of Trade and Commerce has not commented.

Internal consultations

The Conservation Officer recommends that the scheme is acceptable and
makes no objection subject to conditions. Noteworthy comments include the
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view that the scheme fulfils the majority of the historic environment and design
objectives of the Planning Brief; disappointment that the development has not
been able to retain/reuse the Technical College Building but the wider scheme
provides for an attractive contemporary development, also improving the open
space to the Brunswick Road frontage and new public spaces to contribute to
the setting of the library and Greyfriars monument; and remaining concerns
about particular elements of design, hard landscaping and public art but which
can be addressed post any approval.

The Urban Design Officer makes no objection subject to conditions.
Noteworthy comments include the views that the positives resulting from
removing the Technical College building outweigh the negatives, the design
revisions undertaken are generally positive — more responsive to the
character of the area, the addition of Block E to the end of the Parliament
Street row is welcome, the reduction in height of Block M the PCT building is
welcome but that its design could be improved, the more appropriate hard
surfacing is supported but further consideration to certain materials is still
needed, both public art concepts are welcome and interpretation material is
required, and a suitable lighting strategy to the development is needed.
Conditions are sought to cover building and landscaping materials, lighting,
street furniture, and the removal of permitted development rights.

The Archaeology Officer recommended that no objection be raised, subject
to conditions relating to the following:

= Securing a programme for the archaeological strip and plan, and excavation,
of all significant heritage assets to face impact by the proposal;

= Securing archaeological monitoring and recording (a watching brief) during
ground works;

= Securing archaeological recording of significant elements of the historic built
environment that are likely to face impact from the proposed demolition;

» Requiring a detailed scheme showing the arrangement of foundation design
and ground works, including services.

The Spatial Planning and Environment Manager (Planning Policy) has no
concerns regarding the proposed mix of uses. In addition, a justification for the
demolition of the Technical College building is sought, as is a solution to the
parking problems at Priory Place, and also a mechanism to secure the
provision of community use within part of the Media site redevelopment.

The Landscape Officer makes no objections but raises several observations,
suggesting avoiding certain trees in parking areas that drop fruit and can get
messy, and seeking further details on the boundary treatment around the
frontage open space, the public art pieces and hard surfacing.

The Tree Officer raises no objection subject to securing the mitigation
measures of tree planting and a financial sum for off-site tree planting.

Principal Spatial Planning and Environment Officer has commented on
Energy, Ecology and Surface water drainage issues.
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Energy — Supports the commitment to Code 3 (private units), Code 4 (Social
units), BREEAM excellent (non-residential) and 10% on site low carbon
energy generation, and suggests conditions are used to secure the delivery of
this.

Ecology — The impact is considered negligible, but there is a need for a
condition to secure an Ecological Construction Management Plan dealing with
tree protection, lighting and dust management during the construction phase,
and an Ecological Management Plan dealing with lighting, bird and bat
boxes/bricks, and the maintenance of landscaping for the constructed
scheme.

Surface water — Notes that no betterment is provided for the 1 in 100 year
flood and above, and suggests porous paving may be an option.

The Environmental Health Protection Officer makes no objection to the
proposals, subject to conditions to secure acoustic treatment to the units,
restriction of hours during construction, no burning, and dust mitigation
strategy.

The Housing Strategy and Enabling Service Manager notes the 25%
affordable housing provision and acknowledges the wider planning gain of the
development. However concerns are raised about the low provision of family
houses in particular larger rented units. The scheme does not provide the
tenure mix required. Concerns are also raised about provision of wheelchair
access, Lifetime Homes and space standards. Registered provider partners
have indicated management issues in terms of the amount of hard surfacing,
parking and a lack of linked amenity space. In summary it is considered that
the proposal is delivering a reasonable amount of affordable housing to
current standards but there are significant issues as outlined, although it is
acknowledged that there are wider planning gains apparent in the proposal.

PUBLICITY AND REPRESENTATIONS

The application has been advertised by site and press notices, as well as by
direct notification to over 200 neighbours and interested parties. Councillors
were also notified. A second round of consultation by neighbour letter, site
and press notices was undertaken upon receipt of the amended plans, reports
and Environmental Statement. The last period expired on the 6™ October
2011. Representations may be summarised as covering the following issues:

General

= Objecting to the development wholesale;

= Querying who would maintain the open spaces;

» The applications have been submitted without adequate public consultation;

Residential amenity
= The proposed Block L will directly overlook the gardens of Cromwell Street
properties which back onto the site;

Trees and landscaping
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= Objecting to the removal of the Dawn Redwood tree. Related comments
include:
= Dawn Redwoods were thought to be extinct until a discovery in 1941;
= The Dawn Redwood is a significant part of Gloucester’s history;
= The Dawn Redwood has not yet reached maturity;
= A public meeting was promised about the Dawn Redwood, and there is a
duty for the Council to ensure this takes place;
= If the matter proceeds on its current basis, any further decisions by the
Council will immediately become the subject of Judicial Review;
» There has never been any indication that the tree presented a danger;
= The scheme should be designed around the tree;
= A petition has been presented to the Council and developers pressing for
retention of the tree but this has been ignored,;
= The Dawn Redwood should be dealt with as an entirely separate item in
the planning report and at the Planning Committee, otherwise it will be lost
among the other issues.

= Objecting to the wholesale removal of all trees on the sites;

= There is no need to remove the mature Ash tree — it could be kept if the
proposed building next to 20 Brunswick Road was removed;

= The removal of trees contravenes the Council’s policies on trees, heritage
and conservation;

Existing buildings

= The frontage building to Brunswick Road on the main site should not be
demolished. Suggestions that the fagade could be retained, also that it should
be listed;

= The building is in good proportion to its surroundings and contributes to the
character of the area. It is possibly the last building of its period in central
Gloucester and certainly the finest;

= If and when the Technical College building is demolished, can the City Coat
of Arms and the four planters be saved and donated to the Civic Trust;

Archaeology
= Suggest that the city ditch and any remains of the Roman and medieval

defensive wall should be displayed beside Brunswick Road;

= The level of archaeological investigation is insufficient;

= A strong watching brief is necessary especially at the west side of the media
studies site;

= Object to building over the Roman City wall;

Design and layout

= The proposed buildings would be far taller and monolithic than the existing
frontage building, and seem too intrusive. Reducing them to two storey or
replacing with narrower buildings would be more in keeping with the
surroundings;

= The site is in an area of predominantly traditional Victorian and Edwardian
houses and the proposals do not echo the local architecture and are very
bland;

= Block E does not fit well beside no. 20 Brunswick Road and is ugly;
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= The villa buildings are ugly;
= There should be no railing along the Brunswick Road frontage, this has
always been an open area and should remain so;

Housing mix
= [t is hard to see that there is a need for big apartments as proposed;

Comments in support

= The reuse of the college entrance doors is welcomed;

= In-principle agreement to the changes to the Media site;
= The new green spaces seem impressive.

The full content of all correspondence on this application can be inspected at
the 4™ floor reception, Herbert Warehouse, The Docks, Gloucester, prior to
the Committee meeting.

OFFICER OPINION

These applications require careful consideration of a wide range of planning
issues, some of which require difficult choices and carefully made
judgements. As will be apparent from representations, several issues are
quite emotive for certain members of the public. It is considered that the main
issues with regards to the applications are as follows, and detailed analysis is
provided in the subsequent sections:

Environmental Statement

Principle of development in this location
Urban design and community safety
Heritage

Traffic and transport

Residential amenity

Housing

Flooding

Sustainability

Ecology

Trees and soft landscaping

S.106 contributions

Environmental Statement

The Authority adopted a Screening Opinion indicating that the proposals were
considered to be Environmental Impact Assessment (EIA) development, citing
the collective ‘heritage’ impact of the proposals, notably the presence of
nationally important archaeology at the site. An Environmental Statement has
been duly submitted. The Statement covers all the matters highlighted by the
Authority in its Scoping Opinion (this sets out the issues the Authority
considers need to be covered). The environmental information contained
within this statement is considered to be acceptable to allow an assessment of
significant environmental impacts arising from the scheme and it has been
considered in reaching the recommendation.
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The principle of development in this location

The site is allocated in the 2002 Plan and the Planning Brief for
redevelopment. The site-specific obligation at Policy H.1 to relocate the
college has obviously already been undertaken with the new canalside
complex at Llanthony Priory. | consider the principle of the development of the
Gloscat sites to be acceptable.

The new health centre and community facility, in this central location, is well
connected to public transport nodes and existing commercial and employment
facilities, according with Policies CS.2 and CS.6. As such, there is no
objection to any of the proposed range of uses as a matter of principle.

Urban Design and Community Safety

The proposed redevelopment would clearly represent a significant change in
the urban grain of these two sites. The predominantly residential use that is
proposed enables a layout to be designed that reflects the more intricate form
of the surroundings rather than the large building footprints of the college
campuses.

Fundamental changes to the urban form include the opening up of the site to
the public with streets, the introduction of buildings enclosing and facing onto
the Via Sacra on the Greyfriars site, the introduction of a building presence at
the Brunswick Road frontage of the Media site, and the provision of a
pedestrian link through to Cromwell Street. These have the effect of
introducing a more intimate urban grain opened up to the general public,
which blends with the surroundings more effectively than the college
campuses, and this is a welcome benefit in my view.

The enclosure of the Via Sacra, addressing it with building frontages, and the
activity and surveillance that this affords, are all positive urban design
contributions from the scheme. The existing buildings detract from the Via
Sacra route in their siting and form.

On the Media site, the PCT building would be introduced into the street
frontage gap between the former Jumpin’ Jaks site and no. 15 Brunswick
Road. This is also a positive urban design contribution, reinstating the street
frontage.

In addition, public art is introduced at the square adjacent to the Greyfriars
monument and to interpret the alignment of the City wall in front of Blocks B,
C and D at the Brunswick Road frontage. These elements add further interest
to the site and are a positive addition to the urban environment, improving the
setting of the buildings and the attractiveness of the surrounding hard
landscaped environment and providing a direct link to the important heritage
of the site and surroundings.

Detailed design comments
All components of the scheme adopt a unifying design theme that ties the
wider development together. There are however, variations within that theme




6.11

6.12

6.13

6.14

6.15

6.16

PT

to respond to specific parts of the site and to add interest. Some of the more
sensitive building plots warrant specific comment as follows.

Blocks B, C and D have been refined during the course of the application and
are arranged on a simple form, reflecting stand-alone local buildings such as
Constitution House. The three blocks echo the central and end elements of
the existing college building and provide a stature and enclosure to the green
space at the front. Their relatively simple form, with brick detailing, is
considered to be an appropriate response to this context — providing an
appropriate form, well designed, but not overly elaborate — so that they defer
to the attractive listed library building that provides the north edge enclosure to
the open space.

Block E occupies a difficult position on the site, trying to provide the transition
between the adjoining Parliament Street properties, and the new development
fronting the open frontage space. There are three storey properties in
Parliament Street and the scale and proportions of Block E are considered
appropriate. In my view a pastiche design would not be the appropriate
response here and would jar uncomfortably with the more contemporary style
of the rest of the scheme. Given the curve of Parliament Street, views of Block
E within the wider Parliament Street streetscene would be limited, and |
consider the amended design of Block E is an appropriate link between the
old and new. It would also provide a purpose-designed end to Parliament
Street and enclosure to the south end of the open space.

Block | is a large building and at 5 storeys would be taller than any of the other
buildings on site. Existing tall buildings in the area include the climbing
warehouse building at 5 storeys and of course the recently demolished 9
storey college tower. While it is perhaps uncommon to find a large building
behind the main frontages it would not be prominent in wider views and |
consider it to be acceptable in this particular context.

Block A is one of the most prominent and important buildings given the site
context and performs a number of tasks. It provides the much needed
enclosure to the Via Sacra and is designed to encourage activity and
surveillance to this otherwise uninviting section of the Via Sacra. It also
provides enclosure to the square adjacent to Greyfriars. The design of the
building continues the simple but well articulated style of the development and
is considered a good response to the context, again deferring to a nearby
heritage asset — in this case the Greyfriars monument.

The remaining buildings proposed on the Greyfriars site are considered to be
well designed and appropriate to their context.

The proposed Block M (PCT building) is a substantial addition within the
street. As covered elsewhere, it introduces a building presence at the street
frontage that infills a ‘gap’ in the existing layout. The reduction in the height of
this building that has been achieved in the revised design is very welcome.
Brunswick Road is characterised by varying fagade widths, building heights
and buildings lines, while the use of materials provides a unifying thread
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running through the street. There are large modern buildings at the Eastgate
Street end of Brunswick Road. In this context it is considered that the scale,
form and design of the PCT building is acceptable, with the use of brick tying it
into the surroundings.

The remaining flat blocks and houses on the Media site are considered to be
of appropriate siting and scale, and are of good design quality.

Conclusions

In urban design terms, the scheme on the main Greyfriars site delivers the
Planning Brief aims of maintaining the vista to the side of the library building,
forming an edge to the open space around the monument with active frontage
to Greyfriars, removing the tower block and enhancing linkages. While Block |
pushes at the height limits set out in the Planning Brief, it is considered that
this is on balance acceptable, particularly where significant benefits are
achieved elsewhere and considering the scale of the demolished tower
building.

In respect of the Media site the scheme delivers the Planning Brief aims to
create a pedestrian link between Brunswick Road and Cromwell Street, and to
respect the surrounding urban grain and building heights.

In summary on urban design issues | consider that this is a high quality
development proposal that delivers several significant urban design
improvements to the area and proposes a series of buildings that sit
comfortably in this environment. Subject to a series of conditions to ensure the
selection of building and surfacing materials is appropriate, and to cover some
other minor design points such as site security, | consider the application to be
acceptable in urban design terms.

Heritage considerations

Heritage considerations are key to this proposal, given the presence of the
scheduled monument designations within the Greyfriars site, the surrounding
listed buildings and the sites being within conservation areas.

Buried assets - Archaeology

Archaeology is a significant consideration for this scheme. The Greyfriars site
is within the historic city of Gloucester, covering nearly 10% of the walled city.
It includes heritage assets of architectural, historic and archaeological interest
from the Roman, Saxon, medieval, post-medieval and industrial age periods.
There are several scheduled monument designations within the site though it
is considered that the whole site can be considered of high significance. The
Media site is immediately outside the walled city and while not as significant
as the Greyfriars site, there remains potential for the presence of highly
significant assets.

The Environmental Statement was requested primarily on the basis that it was
considered likely that the development would have a significant effect on
buried remains. This has examined existing records and archaeological
investigations, and reported on further investigations at the site to establish its
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archaeological potential. It is clear that archaeological remains of high value
survive, although they have been impacted on by the construction of the
existing college campus buildings as well as structures pre-dating the college.
This is notably the case beneath the tower building and within the basement
of the Technical college building and former air raid shelter where complete
destruction is likely.

The statement appraises measures to minimise impacts on buried
archaeology, through design and through a programme of archaeological
investigation. The design seeks to preserve remains in situ wherever possible.
Noteworthy points include siting the frontage ‘villa’ Blocks B, C and D no
closer to the City wall remains than the existing college building, siting Block F
to the rear of the wall, leaving foundations wherever possible to minimise
disturbance, using a foundation design that minimises the cut into the ground
and forms the base of ground beams above the top of sensitive
archaeological deposits, using a piled foundation as the least-damaging
option (below 2% of site area and minimal vibration), and re-using service
trenches wherever possible.

Where disturbance is unavoidable a programme of archaeological
investigation will be implemented to advance understanding of the remains
before being lost. As a finite resource, a moderate adverse impact on
archaeology will remain, however the mitigation strategy proposes a scheme
of minimal intrusion and the work will advance understanding and the
improved interpretation of the heritage assets of the Greyfriars site will also be
beneficial.

It is worth touching briefly on archaeological comments in representations.
While there are a number of suggestions for dealing with site archaeology,
such as exposing various remains, the Authority must consider whether the
application submitted is acceptable as it stands. In this respect, Officers
consider that the approach to the remains — that is, to preserve in situ, is
appropriate and in accordance with policy.

City and County Council Archaeologists have reviewed the proposals and
concur that the updated Environmental Statement is sufficient to assess the
environmental impacts in terms of archaeology, and that subject to certain
conditions, there are no archaeological objections to the proposals.

Conservation Areas

The Authority’s appraisals identify several negative contributions to the
Conservation Area in the Greyfriars area including the tower building and
associated 1960s structures and servicing areas, the disused yard space
between the main Greyfriars site buildings and the rear of Southgate Street
properties, and the service road running parallel to the Via Sacra. The
proposals would address these negative contributions by introducing buildings
and useable landscaped spaces in place of the 1960s structures, servicing
areas and yard space, and introducing buildings enclosing and addressing the
Via Sacra and attractive public spaces at the position of the existing service
road.
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Negative contributions to the Conservation Area in the Brunswick Road area
include the workshop building to the south of the Technical College frontage,
the north side elevation and positioning of the Technical College building, the
service road parallel to the Via Sacra and the ‘sense of place’ along the Via
Sacra between Greyfriars monument and Brunswick Road. The proposals
would address these aspects by removing the unattractive buildings and
replacing them with new buildings of high design quality, and the introduction
of new buildings closer to the Via Sacra, as mentioned above, which will
provide enclosure and a greater sense of place when walking along the Via
Sacra.

The introduction of a building to the end of Parliament Street provides an
appropriate resolution to this end of row and enclosure to the frontage green
space, and is considered to enhance the appearance and character of this
part of the Conservation Area.

The existing Media site is characterised by modern buildings that largely
ignore their setting. While the frontage tree planting makes a positive
contribution, its lack of association with the character of the surroundings, the
brutality of the front facade and the large area of hardstanding to rear all
represent negative contributions to the Conservation Area. It does provide
some degree of street frontage, albeit partially by the frontage brick wall and
partially by the building set back from Brunswick Road. The existing Media
site buildings are concluded to make a neutral contribution to the character of
the Conservation Area with a small townscape value.

The Media site redevelopment proposals would address the negative aspects
by providing a new building presence at the Brunswick Road frontage,
removing the sense of this being a ‘gap’ site and providing greater enclosure
to the street strengthening its sense of place, and also by introducing new
buildings and useable, landscaped external areas into the rear part of the site.
While Block M (the PCT building) is large, it has been reduced in scale during
the design process and is effectively a product of its function — the floor/ceiling
heights being the minimum possible for the use. As noted earlier the plot width
and building height reflect the variety in the street and the use of brick links
the building both to the on-street neighbours and to the other buildings of this
proposal; the design and materials lending a unifying theme to the wider
scheme.

It is considered that, overall, the proposals would lead to an enhancement of
the character and appearance of the Conservation Area.

Impact on setting of other designated and non-designated assets

An appraisal has been made of the impact of the development on the setting
of the various surrounding heritage assets, which range from high-grade listed
buildings to lower-grade and noteworthy non-designated buildings, and urban
forms such as the Via Sacra and St Michael’s Square.
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The analysis appreciates the modest architectural value of the frontage of the
Technical College building (covered in more detail later) and the symbolic
value of the complex, but otherwise concludes that the existing buildings on
the Greyfriars site impact negatively on the setting of most other buildings and
spaces, most notably the overwhelming impact of the tower building, and the
unattractive vacant space of the service road and yard to rear.

It is considered that the proposals would deliver tangible benefits to the
settings of these heritage assets. Notably the scheme maintains the aspect to
the side of the library and creates a more attractive adjacent space, and
significantly enhances the setting of the Greyfriars monument. The PCT
building Block M is respectful of the museum/library opposite. Perhaps the
most sensitive relationship is that of the five-storey Block | in relation to the
Friends Meeting House and Southgate Street properties, although particularly
when considered with regard to the pre-existing effect of the nine-storey
tower, the relationship is considered acceptable. This conclusion is even more
apparent in light of the benefits the scheme delivers elsewhere. The overall
effect of the development is considered to be at worst neutral, majority
slight/moderate positive permanent effects, with significant positive effects to
the setting of the Greyfriars monument and the Via Sacra.

Demolition of remaining site buildings

The proposal involves the clearance of all existing buildings across the two
sites, both within Conservation Areas. Demolition of the Technical College
building is covered in the following section. The remaining buildings on the
Media site are of limited significance. It is of note that the Media site buildings
were damaged by fire during the civil unrest of August 2011. This has resulted
in parts of the building being unsafe. The redevelopment proposals are in my
view a significant improvement and, subject to conditions to prevent
demolition before a contract for the redevelopment is let, and to undertake a
building recording exercise, the loss of these buildings is considered
acceptable.

Demolition of the Technical College building

The demolition of the Technical College building is perhaps the most sensitive
issue associated with this proposal and a wide range of views are apparent
among the public. The CCCP has reported a move among its membership
towards general support for demolishing and replacing the building, but
several other individuals object to its loss. The building has been put forward
for listing previously in 2006; this was declined. It is however considered a
positive building in the Conservation Area and denoted as such in the
Conservation Area Appraisal. Given the sensitivity of this issue | provide a
more detailed commentary on the issues in subsequent paragraphs.

PPS5 is the current national guidance on the historic environment, and the
Technical College building itself would represent a ‘non-designated heritage
asset’ under the terms of this guidance. That is to say, it is identified as a
building of heritage significance but not at a level that would pass the
threshold for national designation. The Practice Guide sets out that the
desirability of conserving such assets is a material consideration but
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individually less of a priority than for designated assets. The NPPF refers to
considering demolition of positive buildings in the same way as to substantial
harm to a designated asset.

Policy BE.30 of the 2002 Second Deposit Local Plan has a general
presumption in favour of retaining buildings that make a positive contribution
to the character or appearance of a Conservation Area, and sets out
considerations for such proposals including its part in the architectural or
historic interest of the area, its condition and viability for retention and
continued occupation, the wider effects on the surroundings and Conservation
Area as a whole, and whether the replacement makes a positive contribution
to the character or appearance of the area or brings other substantial benefits
outweighing the harm of loss.

The Planning Brief indicates a preference for retaining the main building and
open space to front, but an alternative may be acceptable if it demonstrates a
greater benefit in terms of improving and enhancing the character and
appearance of the Conservation Area.

In order to ensure a robust analysis of the loss and replacement of the
Technical College building we have considered the proposals against the
range of Policy tests. This consideration however must be tempered by the
status of the building, and as such it is not reasonable to apply the same
rigorous standards as to assessing the loss of a designated asset such as a
listed building. A summary of the deliberations is set out in the following four
thematic topics:

The architectural or historic interest

While it has a certain stature and is an educational building that is something
of a landmark within the city, it is of limited architectural merit. Indeed, the
English Heritage evaluation of the building’s suitability for listing notes it is a
“‘relatively uninspired design and lacks architectural distinction”. There are
elements of the building however that have greater status architecturally and
in the public consciousness, not least the entrance hall, and the bronze doors
and coats of arms which are mentioned by contributors. The bronze doors are
proposed to be retained and re-used in the scheme and the coat of arms and
planters at the front are proposed to be retained if possible. The principle
facade to Brunswick Road is the more noteworthy architecturally, with the
positioning and design of the secondary fagcade facing the via sacra an
unfortunate aspect of the building that contributes negatively to the
Conservation Area, as already explored in this report.

The building has some historic significance, and also holds some ‘social’
significance for members of the community that have worked or studied there.
The detailed analysis by the heritage consultant concludes that it is an asset
of low significance.

The condition of the building and viability of retention and re-use
It is not considered that the nature of the building prevents all other uses of
the site categorically. Guidance encourages Authorities to bear in mind any
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apparent neglect of the building, so as to allow it to fall into disrepair, and
notwithstanding the vandalism and stripping-down of the building, it appears
to be in reasonable condition to re-use.

In terms of alternative uses, further discussion has taken place on this point
following a rigorous analysis of the applicant’s viability reports by the Council’s
Property Officers. Although there is little evidence of marketing the building,
the developer has considered a range of alternative uses involving conversion
and part conversion/extension of the Technical College building. Residential,
office, hotel, restaurant, healthcare and manufacturing uses are considered.
All result in a negative return on sales revenue between 9.77 and 40.62%,
and the applicant argues that it is inconceivable that any developer/investor
would be willing to undertake any of the options for retention/conversion, nor
would there be any prospect of obtaining bank finance. Conservation through
grant funding appears highly unlikely given the scarcity of funds, the status of
the building and highly limited ability to demonstrate a viable business plan.

In light of the analysis, it appears that, at the very least, re-use of the building
is highly unlikely.

The effect on the wider Conservation Area

The positive effects of the replacement buildings on the Conservation Area
have already been explored above. Looking specifically at the Technical
College building, the loss of the frontage building’s stature and regularity is
offset by the same characteristics of the three replacement ‘villa’ Blocks B, C
and D in the same position, and the improvements in addressing the Via
Sacra to the north side have already been described.

The contribution of the replacement scheme and any ‘outweighing’ benefits
The contribution of the buildings that would directly replace the Technical
College building is set out in the preceding paragraph and is at the very least,
an equal contribution in terms of the Brunswick Road aspect.

The contribution of Blocks A and B to address the ill-mannered north facing
elevation of the Technical College building and removal of the detrimental
effect of its positioning (that creates the current ‘dual-carraigeway’ effect of the
service road and Via Sacra) is of significant benefit.

Contributions of the associated wider scheme to the Conservation Areas and
setting of listed buildings have already been analysed and concluded to lead
to an enhancement. Further public benefits accruing from the scheme include
the delivery of market and affordable homes, active ground floor uses, the
construction of sustainable building stock, the removal of negative buildings,
the provision of new community and health care space, archaeological
investigation, public art and soft landscaping improvements.

The scope for retaining the Technical College building and delivering the
benefits to the Via Sacra has been explored. This exploration has two main
elements; the viability of utilising the retained building for an alternative use,
and the architectural implications of extending the building to achieve this. The
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potential for retention of the building has already been concluded as very
limited. Architecturally, an extension to achieve enclosure to the Via Sacra is
likely to create an awkward addition to the frontage building, off-setting the
symmetry and quite possibly detracting from the significance of the building in
its current form to the one aspect it contributes well to — the view from
Brunswick Road. | do not consider that this ‘half-way house’ solution of
retaining and extending the building sideways would be a satisfactory
approach and do not consider it to be a sound basis for refusing the
application.

While several representations have expressed the desire to retain the
Technical College building, and while the Planning Brief encourages the
exploration of options for retention, it seems apparent from the supporting
information that it is highly unlikely that a user would be secured and the
continued vacancy and degrading of the building would endure. Theoretically
the refusal of consent and resultant retention of the building might represent a
well-meant attempt to secure the future of a heritage asset, but the reality is
that such a future is highly unlikely to occur as no such investment is likely to
be forthcoming. Furthermore, retention would not deliver the heritage benefits
that would be delivered by the replacement buildings. Members will need to
carefully consider the implications of positive or negative decisions on the
demolition of the existing building for the future of these sites and what that
future would be like in terms of the character and appearance of the area.

Conclusions on heritage matters

| consider that the significant archaeological remains are handled
appropriately, and that the proposals would lead to an enhancement of the
character and appearance of the Conservation Areas and the setting of
heritage assets in the majority of instances. No harm is identified that should
lead to a refusal on heritage grounds in my view. In particular | consider the
demolition and replacement proposals would satisfy the provisions in various
Policy documents that replacement may be acceptable if the proposals
demonstrate greater benefits. | find that the loss of the most sensitive building
— the Technical College frontage - is more than offset by the benefits that
would accrue as a result of the development. | find that the proposals satisfy
the various policy guidance on heritage matters in the PPS5, Second Deposit
Local Plan and Planning Brief documents.

Traffic and Transport

Key traffic and transport issues are the amount of parking proposed, the
introduction of a new vehicular access to the Media site and the re-
arrangement and intensification of a vehicular access to the Greyfriars site,
and the internal arrangement of roads within the sites.

A total of 207 parking spaces are proposed, including 17 for Block M the PCT
building. The 71 residential units on the Media site would have 58 parking
spaces. The proposal is that houses would have one allocated space each.
Residents within the apartments would be able to take out a short-term lease
of one of the remaining spaces should they own a car. It is proposed that the
full parking demand from the Media site will be accommodated on-site.
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The 184 residential units on the Greyfriars site would have 125 parking
spaces (plus 7 for visitors). The houses would have one allocated space each
and in the central blocks house residents would be able to lease a further
space in the undercroft parking area if supply is available. In this arrangement,
the 40 houses in the central blocks would have use of 49 spaces. Apartment
residents would be able to take out a short-term lease of remaining spaces as
per the Media site. There is a theoretical shortfall in the parking provision for
the Greyfriars site of between 24 and 36 spaces (depending on factoring in
visitors). Mitigation measures include the proposal to provide free membership
of the City Council’s car club for 3 years. Research demonstrates that car club
membership can result in reductions in car ownership of over 25%, and it is
proposed that this compensates for the theoretical shortfall. Furthermore, the
applicants argue that parking constraint measures will lead to a degree of self-
management of car ownership issues, with those with multiple cars being
dissuaded from the site and those without cars being attracted. For this
mitigation to be satisfactory it is crucial that any financial contribution to the
car club scheme is arranged so as to actually deliver the ability and incentive
for residents to use it in lieu of additional private cars and this issue remains
under discussion. The developer in conjunction with the car club steering
group is currently considering an appropriate financial contribution and
associated arrangements to deliver this mitigation measure. On site parking
spaces may be utilised for allocated car club spaces subject to these
discussions.

The sites are highly accessible to pedestrians and cyclists. Bus services
through Gloucester city centre are within walking distance of the sites. The
train station is within 650 metres walking distance. Secure cycle storage is
provided at 1 space per residential unit, with further provision close to the PCT
building and other commercial units.

Junction assessments demonstrate that all of the monitored local junctions
(Brunswick Road/Parliament Street, Brunswick Road/Park Road, Park
Road/Trier Way, and Spa Road/Southgate Street) currently operate with
varying degrees of spare capacity in the peak hours in all scenarios. The
analysis demonstrates that traffic associated with the proposed development
will have low impact on the operation of the highway network.

Comparison of the trips associated with the proposal with that of the College
use is illuminating — it shows a reduction of 180 trips in the AM peak, 36 more
in the PM peak. Overall flow increases are unlikely to be significant other than
on Brunswick Road — where substantial increases are likely. However this is
due to the current low level of flows, and if compared to the flows associated
with the College use, the difference would not be substantial.

In addition to the car club arrangements, mitigation measures include a Travel
Plan including disseminating sustainable travel information, vouchers towards
public transport season tickets and cycling equipment, promotion of car
sharing, and provision to households of attack alarm, reflective equipment and
umbrella.
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Detailed discussions have taken place with the Highway Authority and further
work has been undertaken by the developer to address initial queries from the
Highway Authority. There is no objection from the Highway Authority subject
to the obligations and conditions set out earlier in the report.

Residential Amenity

The two sites have a variety of neighbouring buildings. The most sensitive
relationships are to the Parliament Street, Southgate Street and Priory Place
properties adjacent to the main site, and to the Cromwell Street properties
adjacent to the Media Site. | do not consider the proposals would cause harm
to the occupants of other neighbouring properties, and have set out my
considerations on the relationship to those four more sensitive locations as
follows:

Parliament Street (and those numbered off Brunswick Road at the end of row)
The existing Parliament Street properties all have fairly small rear yards
(some as little as 1.5m in depth). As such the properties themselves are close
to the boundary with their limited amenity space also needing to be
considered when judging the effect of the proposals. The existing campus
arrangement has the circulatory vehicle route at the site perimeter and the
vacant College buildings beyond - between 5 and 8 metres off the boundary.
From the perspective of Parliament Street residents, this side elevation of the
college block would be ‘replaced’ with the rear elevations of Block F, which
constitutes two storey houses, 5.5 metres to eaves level, 7.8 metres to ridge,
in addition to a small increase in site levels arising from regrading. The
houses would be between 1 and 4 metres further away from the boundary
than the college building.

The residents of units towards the end of Parliament Street where it meets
Brunswick Road are already affected by the Technical College frontage
building which runs right across beyond their rear gardens. The proposals
would create in part a more open aspect at the rear by introducing the access
road, and although the proposed Block D would be four storeys, it would be
sited somewhat further away from the existing building.

Block E would be over three storeys but the rear wing has been cut back and
windows removed during the design refinements, and would be situated to the
far side of the plot from no. 20 Brunswick Road.

| consider there would be a neutral overall effect on the amenities of residents
of Parliament Street/Brunswick Road in this location.

Southgate Street

The view from the rear of the Southgate Street properties has been dominated
by the 9-storey tower block. Although no representations have been received
it appears from site observations and electoral registers that there are several
flats above the ground floor shops. The difference in environment to the rear
will principally be the change between the tower and the closer, but lower (five
storeys) Block I. Given its orientation, it is possible that Block | would cause
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some level of overshadowing to certain rear yards of Southgate Street. The
rearward flats could also have views in this direction. In my view however, the
scale of Block I, the existing relationship to the college buildings, and the
nature of the use of Southgate Street properties and their rear yards, means
that no significant harm would be caused to the amenities of occupants.

Priory Place
Unsurprisingly the main existing effect on Priory Place is again the nine storey

tower. The nearest proposed building, the four storey Block H, would occupy a
similar northwest/southeast alignment to the tower — around 13 metres apart
at the nearest points of Block H and Priory Place. Given the existing
arrangement, the separation distance and the obtuse relationship, front-to-
front between the properties, | do not consider any significant harm would be
caused to occupants of Priory Place. Immediately in front of Priory Place
would be an area of parking, a public square, and beyond this the restaurant
and flat block A some 41 metres away. Block | would be around 16 metres
away from the side of Priory House. Again | conclude that none of these new
build elements would harm the amenities of Priory Place residents.

Cromwell Street

The apartment Block N would be situated to the side of the row of south facing
properties on Cromwell Street, 37a being the end of row nearest. Given its
orientation and the separation between, | do not consider harm would be
caused to these neighbours.

Block L would back onto the gardens of nos. 27-35 Cromwell Street. The
layout and form of Block L was amended early on during the design process
to a back-to-back relationship which in my view more sensitively addresses
these neighbours in terms of separation and security of gardens. The resulting
relationship is of around 10 metres separation to the boundary and around 25
to 30 metres to the backs of most properties, with some outbuildings between.
While the building-to-building separation is sufficient so as not to be intrusive,
the proposals would lead to overlooking of the gardens of the Cromwell Street
properties from upper floor windows. This could be dealt with by a condition to
obscure glaze the upper floor windows to avoid overlooking.

In conclusion, through refinements during the production of the scheme
layout, the scheme has reached a point where it would not cause any
significant harm to occupants of neighbouring properties, subject to conditions
to avoid overlooking from the rear of Block L. Indeed, with the removal of the 9
storey tower and similar vacant buildings, the scheme is likely to represent an
improvement to the surrounding environment for some neighbours.

Housing
The Planning Brief seeks to secure a mix of dwelling types including family

housing. The proposals would deliver this, providing 98 1 bedroom flats, 78
two-bed flats, 19 two-bed houses, 53 three-bed houses and 6 four-bed
houses.



6.74

6.75

6.76

6.77

6.78

6.79

6.80

PT

A development of this size is required to address the provision of affordable
housing in accordance with local and national policy. This scheme is unusual
in that it involves the Homes and Communities Agency, and it is understood
that the provision of 25% affordable housing is enshrined in the contractual
agreement with the developer. This level of provision is welcomed, particularly
in the current economic climate, and is to be included in the s.106 agreement.

This 25% provides for 64 units, comprising 29 1-bed apartments, 25 2-bed
apartments, 5 2-bed houses and 5 3-bed houses, at 50% rented and 50%
intermediate. Housing Officers have raised concerns about the mix and tenure
of the properties on offer however again this has already been established
between the Homes and Communities Agency (as national agency for
affordable housing) and the developer.

Flooding
A small part of the media site, at the pedestrian/cycle access from Cromwell

Street, is within Floodzone 2. The vast majority of the site is in Floodzone 1.
The small area within Floodzone 2 is proposed as garden and access areas
rather than buildings. The proposals would allow for easy access/egress in
Floodzone 1 and no buildings are proposed within the small area of
Floodzone 2. There are no flood risk concerns to warrant objecting to the
application.

Sustainability

The applicants have committed to constructing the development to Code 3 for
private housing, Code 4 for the affordable units, and BREEAM ‘Excellent’ for
the commercial units. In addition they have committed to 10% renewables on
site. This commitment is welcomed, particularly on a site with heritage and
viability constraints. It is recommended that conditions be imposed on any
permission to secure the delivery of these benefits.

Ecology
An ecological report has been produced. The extended Phase 1 habitat

survey recorded no notable habitats of the sites. The buildings and
hardstandings are considered to be of negligible ecological value. The main
issues relate to bats and nesting birds and mitigation measures are
recommended.

Bats

Trees and buildings were assessed for potential to support roosting bats, and
it was concluded that this was negligible and, fundamentally, no bat roosts
were confirmed in any buildings on-site. The site provides foraging
opportunities for bats but there is insufficient connectivity for commuting.
Species in the study were common and widespread species. Bats recorded at
the site are emerging from off-site roosts and using the site to forage before
commuting to other off-site habitats for foraging, so they are not dependant on
the site. The initial queries of the County Ecologist have been resolved.

Bat activity on site is negligible. Foraging activities may be disturbed by any
change in the built and natural environment, but extensive replacement tree
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planting and provision of garden areas in this scheme would deliver increased
foraging opportunities.

As there is no impact on protected species, the three derogation tests of the
2010 Conservation of Habitats and Species Regulations do not need to be
applied. However even if this were the case, the need for the regeneration of
this site means that there is no satisfactory alternative to the development
proposed, which is necessary in the public interest. Furthermore the proposals
will not be detrimental to the maintenance of the population of the species.

Taking into account the mitigation proposals such as sensitive demolition
arrangements, an appropriate lighting strategy, the provision of bat boxes in
the development and the implications of new tree and ornamental planting, of
value to commuting, foraging and roosting bats, the residual effect to bats
would be a small benefit.

Birds

Important bird species are unlikely to use the site. Although the site provides
some nesting and feeding habitat, given the more suitable nesting and feeding
habitats nearby, the value of the site to birds is limited.

Similarly, given the creation of foraging and nesting opportunities from new
tree planting and the erection of bird boxes, the residual effect to birds would
be a small benefit.

Overall, given the removal of much of the existing site coverage but also the
components of the new development, the proposal would result in a small
beneficial effect to the biodiversity of the site — introducing habitats for new
species while protecting the existing species of ecological value.

Trees and Soft Landscaping

Trees in Conservation Areas are afforded a degree of extra protection in that
anyone, including a developer, must notify the Council of the intention to fell or
undertake pruning works to any tree with a stem diameter greater than 7.5cm
(in effect this covers most trees). The Council would have a maximum of six
weeks from the date of receiving the notification to decide whether or not to
make a Tree Preservation Order. However, should a planning permission be
granted that necessitates the felling of trees in a conservation area then that
decision would take precedence over the requirement to notify. As such, the
existing trees on both sites are a material consideration to this application and
the decision on the future of the trees will be made in the decision on these
applications.

The majority of trees across the sites are proposed for removal with new
landscaping proposals including extensive new tree planting. Several
sycamores are proposed to be retained at the north east perimeter of the
Media site however. The Planning Brief notes that it is desirable for trees to be
maintained, if this is not the case their removal should be justified.
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It is clear that the future of the Dawn Redwood tree (situated within the
building complex of the main site) has generated significant local interest, with
a number of representations objecting to its removal as part of the proposed
scheme. As several objectors have indicated, designing a scheme around the
existing tree is theoretically an option for this site. Clearly that is not the
solution in this proposal, and instead the applicant seeks to provide additional
planting around the site and a further sum of money for off-site planting as a
mitigation package for the loss of existing trees. Additional noteworthy trees
are those on the Brunswick Road frontage of the Media Site, in front of Priory
Place and at the end of the Parliament Street row.

There must be a balance, in my view, between seeking to retain a tree, and
the wider implications that retaining it would have for the design and layout of
the scheme. It is also apparent that the retention of the tree would have
implications for insuring buildings within fall radius and the stability of the tree
after removing the surrounding buildings has also been questioned. Whilst this
particular aspect of the justification has not proved persuasive to the Tree
Officer or many contributors, | believe the Authority must take into
consideration that if the tree were retained, it would unlikely that a high quality
building presence could be delivered along the Brunswick Road frontage or to
enclose the Via Sacra. This would, in my view, be significantly detrimental to
the overall design and heritage contributions made by the scheme.

As part of the mitigation package in the s.106 contributions, the developers
are offering a sum of £12,471 for off-site planting in the locality (within
Westgate Ward). This sum has been calculated by an expert in the field and
using a recognised industry standard for these calculations. In addition to on-
site planting, this would provide further compensation for the loss of existing
trees to a level commensurate with the value of the existing trees, and the
Tree Officer is in agreement with this proposal. The combination of
replacement on-site planting and the contribution to off-site planting is
therefore considered sufficient to mitigate the harm of removing the existing
trees. Also, | consider refusing the application on the basis of wishing to retain
the Dawn Redwood tree within a development would fail to deliver a number
of significant wider benefits to the Conservation Area resulting from the new
buildings. Furthermore, in the overall judgement on the application, when
factoring in the other material benefits arising from the development, it is not
considered that the removal of on-site trees is sufficient reason, in this case,
for the application to fail.

S.106 contributions

A sum of £250,000 is put forward by the applicants as the maximum
supportable level of s.106 funds if viability is to be maintained. This figure has
not been justified at the present time.

The following s.106 requests are relevant. The resolution of these requests
would be subject to clarification over the total sum of s106 funds available:

Affordable Housing
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The scheme proposes 25% affordable housing, understood to be a
contractual agreement between the Homes and Communities Agency and
Linden Homes. This should be secured by legal agreement.

Public Open Space

A financial contribution of £886,000 towards off-site provision / improvements
to existing public open space; sport (a city wide facility) and play (Gloucester
Park). A site-based contribution would be 2.04ha.

Trees
An amount of £12,471.84 towards off-site tree planting within the Westgate
ward.

Education & libraries
No contributions are sought to education.
A contribution of £49,784 towards the extension of the library service.

Police

A request for a contribution of £5,000 has been made by Gloucestershire
Police Authority to assist the Policing of the development. While there is no
local policy to support this, the Police considers itself to be a key stakeholder
in providing social infrastructure needed for development, and cite PPS’s and
the Community Infrastructure Levy as recognising the need to provide
essential infrastructure and, under CIL, that the Police are explicitly
recognised. In light of the limits on police recruitment, the £5,000 relates to the
provision of police bicycles and mobile data equipment to enable an effective
police service without recruitment. However Officers recommend that this
request cannot be justified because the constabulary already police the area
and no justification has been presented to demonstrate that this contribution is
absolutely necessary and this development in the heart of the city centre
would be unacceptable in planning terms if this contribution was not
forthcoming.

Securing community space

Members may be aware of the history around the earlier ‘Four Gates centre’
concept. After the review of SWRDA spending priorities the Four Gate Centre
project has ceased, but a requirement for a community facility on the Media
site has continued to be a Council requirement, enshrined in the Planning
Brief. This is proposed in the application as a facility for community use at
lower ground floor level of the PCT building Block M. The obligation could be
to provide the facility, make it available at reasonable terms and commit to a
strategy to fully explore the scope for continued community use should there
ever be an intention to change the use of the facility.

Residential Travel Plan
Including a Gloucestershire County Council assessment fee of £5,000 and a
default payment/bond of £53,750.

Car club
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A sum to be confirmed to enable the developer's proposal of car club
membership for residents to be delivered as a mitigation measure for the
relatively low level of car parking.

Legal / monitoring fees

CONCLUSION

As the foregoing analysis has shown, these applications require careful
consideration of a range of issues and viewpoints. Officers have undertaken a
thorough assessment of the proposals, the Environmental Statement, the
associated reports and the contributions made by consultees and other
contributors in coming to a recommendation. In light of this analysis, subject
to clarification over the sum available for s106 contributions and satisfaction
that the terms of a resultant legal agreement are sufficient to mitigate the
impacts of the development, | conclude that the proposals should be
approved. Analysis against current policy concludes in favour of the
development and there are no material considerations that lead me to
conclude otherwise. In particular, the contribution of the buildings to repairing
and improving the existing built environment weighs heavily in favour of
granting approval.

RECOMMENDATIONS OF THE DEVELOPMENT CONTROL MANAGER

That delegated powers be given to the Development Control Manager to grant
full planning permission for application 11/00107/FUL subject to the conditions
set out below and:

A — The receipt of satisfactory clarification on development viability to
demonstrate that the £250,000 financial contribution offered as the maximum
available for planning obligations in order to maintain viability is reasonable.

B — Subject to caveat A, the satisfactory completion of a Legal Agreement to
secure the planning obligations set out in paragraph 6.92 above subject to
further negotiation and endorsed by Chair and Vice-Chair.

That delegated powers be given to the Development Control Manager to grant
Conservation Area Consent for application 11/00109/CON subject to the
conditions set out below:

Conditions for full planning permission 11/00107/FUL

Condition
The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.

Reason

To comply with the requirements of Section 91 of the Town and Country
Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.



Condition

The development hereby permitted shall be carried out in accordance with the
drawings on the following plans except where otherwise required by
conditions of this permission:

Greyfriars site layout
1539/P/010 G received by the Local Planning Authority 22™ August 2011

Block A (as indicated on the approved site layout)

1539/P/160 C received by the Local Planning Authority 31 January 2011
1539/P/161 B received by the Local Planning Authority 31 January 2011
1539/P/365 B received by the Local Planning Authority 31%* January 2011
1539/P/366 B received by the Local Planning Authority 31 January 2011

Block B (as indicated on the approved site layout)
1539/P/170 C received by the Local Planning Authority 22™ August 2011
1539/P/362 A received by the Local Planning Authority 22™ August 2011

Block C (as indicated on the approved site layout)
1539/P/171 C received by the Local Planning Authority 22™ August 2011
1539/P/360 D received by the Local Planning Authority 5 October 2011

Block D (as indicated on the approved site layout)
1539/P/172 C received by the Local Planning Authority 22™ August 2011
1539/P/363 A received by the Local Planning Authority 22™ August 2011

Block E (as indicated on the approved site layout)
1539/P/180 D received by the Local Planning Authority 22™ August 2011
1539/P/364 A received by the Local Planning Authority 22™ August 2011

Block F (as indicated on the approved site layout)

1539/P/140 A received by the Local Planning Authority 22" August 2011
1539/P/141 received by the Local Planning Authority 22" August 2011
1539/P/142 A received by the Local Planning Authority 22" August 2011
1539/P/300 B received by the Local Planning Authority 22™ August 2011
1539/P/301 A received by the Local Planning Authority 31%* January 2011

Blocks G and H (as indicated on the approved site layout)

1539/P/150 B received by the Local Planning Authority 22" August 2011
1539/P/020 C received by the Local Planning Authority 22™ August 2011
1539/P/021 C received by the Local Planning Authority 22" August 2011
1539/P/022 C received by the Local Planning Authority 22™ August 2011
1539/P/023 C received by the Local Planning Authority 22" August 2011
1539/P/024 C received by the Local Planning Authority 5™ October 2011
1539/P/152 B received by the Local Planning Authority 22™ August 2011
1539/P/302 B received by the Local Planning Authority 22" August 2011
1539/P/303 B received by the Local Planning Authority 22™ August 2011
1539/P/305 B received by the Local Planning Authority 22" August 2011
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1539/P/304 B received by the Local Planning Authority 22" August 2011

Block | — houses (as indicated on the approved site layout)
1539/P/154 B received by the Local Planning Authority 22" August 2011
1539/P/306 B received by the Local Planning Authority 24™ February 2011

Block | — flat block (as indicated on the approved site layout)
1539/P/190 B received by the Local Planning Authority 31%* January 2011

1539/P/367 B received by the Local Planning Authority 31%* January 2011
1539/P/368 B received by the Local Planning Authority 31 January 2011

Media site layout
1539/P/011 F received by the Local Planning Authority 22™ August 2011

Block J (as indicated on the approved site layout)

1539/P/200 B received by the Local Planning Authority 31 January 2011
1539/P/369 B received by the Local Planning Authority 31%* January 2011
1539/P/370 B received by the Local Planning Authority 31 January 2011

Blocks K and L (as indicated on the approved site layout)

1539/P/375 A received by the Local Planning Authority 5 October 2011
1539/P/376 A received by the Local Planning Authority 5™ October 2011
1539/P/377 A received by the Local Planning Authority 5 October 2011
1539/P/378 received by the Local Planning Authority 24" February 2011
1539/P/379 A received by the Local Planning Authority 5 October 2011

Block M the PCT building (as indicated on the approved site layout)

80108 _P_(0)_025 A received by the Local Planning Authority 7" September
gglg)S_P_(O)_OZG A received by the Local Planning Authority 7" September
gglg)S_P_(O)_MO B received by the Local Planning Authority 22" August
?3(())12)8_P_(0)_041 B received by the Local Planning Authority 22" August
gglg)S_P_(O)_OZO B received by the Local Planning Authority 22" August
?3(())12)8_P_(0)_021 B received by the Local Planning Authority 22" August
gglg)S_P_(O)_OZZ B received by the Local Planning Authority 22" August
g(())lg)S_P_(O)_OZB B received by the Local Planning Authority 22" August
§§}§8_P_(0)_024 A received by the Local Planning Authority 22" August

Block N (as indicated on the approved site layout)
1539/P/220 C received by the Local Planning Authority 22" August 2011
1539/P/221 B received by the Local Planning Authority 31%* January 2011



PT

1539/P/371 B received by the Local Planning Authority 31 January 2011
1539/P/372 A received by the Local Planning Authority 31%* January 2011

Reason
To ensure that the development is carried out in accordance with the
approved plans.

Condition
The residential buildings hereby approved shall achieve the following
standards unless otherwise agreed in writing by the Local Planning Authority:

Open market dwellings shall achieve Code Level 3 in accordance with the
requirements of the Code for Sustainable Homes: Technical Guide (or such
national measure of sustainability for house design that replaces that
scheme);

Affordable dwellings shall achieve Code Level 4 in accordance with the
requirements of the Code for Sustainable Homes: Technical Guide (or such
national measure of sustainability for house design that replaces that
scheme);

No development shall take place until a Design stage assessment (under the
Code for Sustainable Homes or its successor) by an accredited assessor has
been carried out and a copy of the summary score sheet and Interim Code
Certificate have been submitted to and approved in writing by the Local
Planning Authority.

Reason

To achieve the standards offered by the applicant in the interests of climate
change and sustainability, reducing carbon emissions from residential
buildings as set out in 'Planning and Climate Change Supplement to PPS 1'
and Development policy G of the RSS for the South West, July 2008.

Condition

No residential unit shall be occupied until a copy of the summary score sheet
and Post Construction Review Certificate (under the Code for Sustainable
Homes or its successor) has been submitted to and approved in writing by the
Local Planning Authority for it to certify that the agreed level has been
achieved, and the development shall be maintained as such thereafter.

Reason

To achieve the standards offered by the applicant in the interests of climate
change and sustainability, reducing carbon emissions from residential
buildings as set out in 'Planning and Climate Change Supplement to PPS 1
and Development policy G of the RSS for the South West, July 2008.

Condition
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No development of non-residential units shall take place until an interim
certificate of compliance confirming that the design of the development is
likely to achieve ‘Excellent’ rating in accordance with the Building Research
Establishment Environmental Assessment Method (BREEAM) (or such
national measure of sustainability for house design that replaces that scheme)
has been submitted to and approved in writing by the Local Planning
Authority. The development shall be constructed in all respects in accordance
with the details approved by the interim certificate of compliance and
maintained thereafter.

Reason

To achieve the standards offered by the applicant in the interests of climate
change and sustainability, reducing carbon emissions from buildings as set
out in 'Planning and Climate Change Supplement to PPS 1' and Development
policy G of the RSS for the South West, July 2008.

Condition

No non-residential unit shall be occupied until a final certificate confirming the
achievement of the ‘Excellent’ rating in accordance with the Building Research
Establishment Environmental Assessment Method (BREEAM) (or such
national measure of sustainability for commercial design that replaces that
scheme) has been submitted to the Local Planning Authority. The
development will at all times be operated in accordance with the BREEAM
final certificate.

Reason

To achieve the standards offered by the applicant in the interests of climate
change and sustainability, reducing carbon emissions from buildings as set
out in 'Planning and Climate Change Supplement to PPS 1' and Development
policy G of the RSS for the South West, July 2008.

Condition

No development approved by this permission shall be commenced until a
scheme detailing how 10% of the on-site energy requirement (measured in
carbon) is to be generated by renewable or low carbon means has been
submitted to and approved in writing by the Local Planning Authority. The
scheme shall be implemented before the first use of the development hereby
approved and maintained thereafter.

Reason

To achieve the standards offered by the applicant in the interests of climate
change and sustainability, reducing carbon emissions as set out in 'Planning
and Climate Change Supplement to PPS 1' and Development policy G of the
RSS for the South West, July 2008, and in accordance with the Interim
Adoption Greater Greyfriars Planning Brief 2010.

Condition
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No development shall take place other than site remediation, demolition or
infrastructure provision until details of any renewable energy equipment
proposed to be installed externally (i.e. outside the envelope of buildings)
have been submitted to and approved in writing by the Local Planning
Authority. Development shall be carried out in accordance with the approved
details.

Reason

In the interests of protecting the character and appearance of the
Conservation Areas and the setting of listed buildings, in accordance with
Policies BE.10, BE.12, BE.23 and BE.29 of the Second Deposit City of
Gloucester Local Plan (2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until details of all building facing materials and finishes
have been submitted to and approved in writing by the Local Planning
Authority. Development shall be carried out in accordance with the approved
details.

Reason

To ensure that the materials and exterior building components are appropriate
to their context and in the interests of protecting the character and
appearance of the Conservation Areas and the setting of listed buildings, in
accordance with Policies BE.7, BE.10, BE.11, BE.23 and BE.29 of the Second
Deposit City of Gloucester Local Plan (2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until scaled sectional drawings of all windows and their
reveals to all buildings hereby approved (‘typical’ details for multiple windows
would be acceptable) have been submitted to and approved in writing by the
Local Planning Authority. Development shall be carried out in accordance with
the approved details.

Reason

To ensure that the detailing of buildings is appropriate to its context and in the
interests of protecting the character and appearance of the Conservation
Areas and the setting of listed buildings, in accordance with Policies BE.7,
BE.10, BE.11, BE.23 and BE.29 of the Second Deposit City of Gloucester
Local Plan (2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until details of any balconies and canopies to buildings
hereby approved have been submitted to and approved in writing by the Local
Planning Authority. Unless otherwise agreed to in writing by the Local
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Planning Authority these details shall include site plans and elevations to
identify the location of balconies and canopies, scaled elevation drawings,
scaled sectional drawings and materials. Development shall be carried out in
accordance with the approved details.

Reason

To ensure that exterior building components are appropriate to their context
and in the interests of protecting the character and appearance of the
Conservation Areas and the setting of listed buildings, in accordance with
Policies BE.7, BE.10, BE.11, BE.23 and BE.29 of the Second Deposit City of
Gloucester Local Plan (2002).

Condition

Notwithstanding that indicated on the submitted plans, no development shall
take place other than site remediation, demolition or infrastructure provision
until details of the surface material finishes for the highways, footpaths, cycle
ways, private drives and all other hard surfaces have been submitted to and
approved in writing by the Local Planning Authority. Development shall be
carried out in accordance with the approved details and maintained as such
thereafter.

Reason
To ensure that the materials are appropriate to their context and in the
interests of protecting the character and appearance of the Conservation
Areas and the setting of listed buildings, in accordance with Policies BE.10,
BE.12, BE.23 and BE.29 of the Second Deposit City of Gloucester Local Plan
(2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until details of the surfacing and structural
arrangement and external materials treatment to the interface between the
Greyfriars site and the adjacent land at Priory Place and Greyfriars Lane/Via
Sacra has been submitted to and approved in writing by the Local Planning
Authority. The development shall be implemented as approved and
maintained as such thereafter.

Reason

In the interests of ensuring an appropriate transition into the site and to
preserve the character and appearance of the Conservation Area and the
setting of listed buildings, in accordance with Policies BE.12, BE.23 and
BE.29 of the Second Deposit City of Gloucester Local Plan (2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until full details of any flues and ducting for all above-
ground services, satellite dishes and antennae to be incorporated into the
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buildings hereby permitted have been submitted to and approved in writing by
the Local Planning Authority. Such equipment shall be installed in accordance
with the approved details.

Reason

In the interests of protecting the character and appearance of the
Conservation Areas and the setting of adjacent listed buildings, in accordance
with policies BE.7, BE.10, BE.23 and BE.29 of the Second Deposit City of
Gloucester Local Plan (2002), and the provisions of PPG.15.

Condition

The first and second floor windows in the rear (south east-facing) elevations of
the units within Block L (as indicated on the approved site layout) shall be
constructed so that no part of the framework less than 1.7m above finished
floor level shall be openable. Any part below that level shall be fitted with, and
retained in, obscure glazing.

Reason
In order to protect the residential amenity of adjacent properties in accordance
with Policy BE.21 of the Second Deposit City of Gloucester Local Plan (2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until details of street and open space furniture, screen
walls, fences and other means of enclosure, and garage and refuse storage
doors/gates have been submitted to and approved in writing by the Local
Planning Authority. Unless otherwise agreed to in writing by the Local
Planning Authority, such details shall include scaled elevation drawings, site
plans identifying their location, and materials. Development shall be carried
out in accordance with the approved details.

Reason

In the interests of privacy and security, and protecting the character and
appearance of the Conservation Areas and the setting of listed buildings, in
accordance with Policies BE.23 and BE.29 of the Second Deposit City of
Gloucester Local Plan (2002).

Condition
The garage doors/gates details approved under Condition X shall be
maintained as such thereafter.

Reason

In the interests of maintaining a high quality appearance to the development
and natural surveillance and preserving the character and appearance of the
Conservation Area in accordance with Policy BE.29 of the Second Deposit
City of Gloucester Local Plan (2002).
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Condition

Unless otherwise agreed in writing by the Local Planning Authority, no
development shall take place other than site remediation, demolition or
infrastructure provision until details of gates or other security measures to the
following parking areas have been submitted to and approved in writing by the
Local Planning Authority:

a/ Parking area to north side of apartment Block | (as indicated on the
approved site layout);

b/ Parking area between dwellinghouse Block | and Block F (as indicated on
the approved site layout);

c/ Parking area to north side of Block N (as indicated on the approved site
layout);

d/ Parking area between Blocks J and K (as indicated on the approved site
layout);

The details shall be implemented as approved prior to the occupation of any
unit utilising the parking area, and maintained as such thereafter unless the
Local Planning Authority gives written approval to any variation.

Reason

In the interests of the community safety and the security of the site, in
accordance with Policy BE.5, BE.17 and BE.18 of the Second Deposit City of
Gloucester Local Plan (2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until details of the location and appearance of gates to
rear pathways within Blocks F and K (as indicated on the approved site
layout) of the development hereby approved have been submitted to and
approved in writing by the Local Planning Authority. Gates shall be sited so as
to avoid any significant recess as far as possible. The gates shall be
implemented in accordance with the approved details prior to the occupation
of any unit within the respective Block.

Reason

In the interests of the community safety and the security of the site, in
accordance with Policy BE.5 and BE.17 of the Second Deposit City of
Gloucester Local Plan (2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision untii a scheme of architectural lighting to the
development has been submitted to and approved in writing by the Local
Planning Authority. The scheme shall comply with the Landscape and
Ecological Management Plan under condition X as relates to the effect on
bats. The scheme shall be implemented as approved.

Reason
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In the interests of protecting and enhancing the character and appearance of
the Conservation Areas and the setting of adjacent listed buildings, in
accordance with policies BE.7, BE.10, BE.23 and BE.29 of the Second
Deposit City of Gloucester Local Plan (2002), and the provisions of PPG.15.

Condition

No development of Block L (as indicated on the approved site layout) shall
take place other than site remediation, demolition or infrastructure provision
until details of storage provision for refuse and recycling bin storage for units
of Block L have been submitted to and approved in writing by the Local
Planning Authority. The storage facilities shall be implemented as approved
prior to the occupation of any unit within Block L.

Reason

To ensure satisfactory provision of refuse and recycling storage and to
preserve the appearance of the development, in accordance with Policy
BE.17 of the Second Deposit City of Gloucester Local Plan (2002).

Condition

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any Order revoking and re-enacting
that Order with or without modification), no windows or dormer windows other
than those expressly authorised by this permission shall be constructed in:

a/ the rear (south facing) elevation of any unit within Block F (as indicated on
the approved site layout) on the Greyfriars site;

b/ the rear (south facing) elevation of any unit within Block K (as indicated on
the approved site layout) on the Media site;

c/ the rear (east facing) elevation of any unit within Block L (as indicated on
the approved site layout) on the Media site.

Reason
In order to protect the residential amenity of adjacent properties in accordance
with policy BE.21 of the Second Deposit City of Gloucester Local Plan (2002).

Condition

No development shall take place other than site remediation or demolition
until detailed plans showing the existing and proposed ground levels of the
site and the proposed finished floor levels of all the buildings have been
submitted to and approved in writing by the Local Planning Authority.
Development shall be carried out in accordance with the approved plans.

Reason
To ensure that the development is of a scale and height appropriate to the site
and locality and to protect the amenity of neighbours in accordance with
Policies BE.1 and BE.21 of the Second Deposit City of Gloucester Local Plan
(2002).
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Landscaping

Condition

Landscaping shall be undertaken in accordance with the following plans:
Landscape Masterplan: E10516 102 E SA 74 0006 BO7 received by the Local
Planning Authority 24™ August 2011;

Greyfriars site planting specification: E10516 102 E SA 74 0002 B0O3 received
by the Local Planning Authority 24™ August 2011; and

Media site planting specification: E10516 102 E SA 74 0004 B0O3 received by
the Local Planning Authority 24™ August 2011.

Unless otherwise agreed to in writing by the Local Planning Authority.

Reason
In order to protect the visual amenities of the area in accordance with Policies
BE.4 and BE.12 of the Second Deposit City of Gloucester Local Plan (2002).

Condition

All planting, seeding or turfing comprised in the approved details of
landscaping shall be carried out in the first planting and seeding seasons
following the occupation of the buildings or the completion of the
development, whichever is the sooner, and any trees or plants which within a
period of 5 years from the completion of the development die, are removed or
become seriously damaged or diseased shall be replaced in the next planting
season with others of similar size and species, unless the Local Planning
Authority gives written consent to any variation. If any plants fail more than
once they shall continue to be replaced on an annual basis until the end of the
5 year defects period.

Reason
In order to protect the visual amenities of the area in accordance with Policies
BE.4 and BE.12 of the Second Deposit City of Gloucester Local Plan (2002).

Condition

Unless otherwise agreed to in writing by the Local Planning Authority, the
planting of trees as part of the approved landscaping proposals shall only take
place in accordance with the tree pit detail indicated on plan ref. E10516 102
E SA 10 0003 AO1 appended to the Waterman addendum “Response to Tree
Officer comment” received by the Local Planning Authority on 22" August
2011.

Reason
In order to protect buried heritage assets in accordance with Policy BE.31 of
the Second Deposit City of Gloucester Local Plan (2002).

Condition
No development shall commence until drainage plans for the disposal of
surface water and foul sewage have been submitted to and approved by the
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Local Planning Authority. The scheme shall be implemented in accordance
with the approved details before the development is first brought into use.

Reason

To ensure that the development is provided with a satisfactory means of
drainage, to reduce the risk of creating or exacerbating a flooding problem, to
minimise the risk of pollution, and to prevent surface water discharging onto
the highway in the interests of highway safety in accordance with Policies
FRP.1a, FRP.6, FRP.11 and TR.31 of the City of Gloucester Second Deposit
Local Plan 2002.

Public art

Condition

No development shall commence until detailed public art specifications for
both;

a/ the square adjacent to the Greyfriars monument; and

b/ the ‘Roman wall’ interpretation at the Brunswick Road frontage

have been submitted to and approved in writing by the Local Planning
Authority. The specifications shall include, for each piece; scale layout plan,
scaled elevations, visualisation/artist's impression, external materials,
specification of any planting and a timetable for implementation. The public art
pieces shall both be implemented in accordance with the approved details.

Reason

To enable consideration of the public art pieces and ensure their
implementation in a timely manner, in accordance with Policies BE.7 and
BE.16 of the City of Gloucester Second Deposit Local Plan 2002.

Condition

Unless otherwise agreed to in writing by the Local Planning Authority the
bronze entrance doors to the main Brunswick Road frontage entrance of the
existing Technical College building shall be re-used at ground floor of Block B
(as indicated on the approved site layout) and the café unit in Block B shall
not be brought into use until the bronze doors have been installed.

Reason

In the interests of achieving a well-considered and sensitive architectural
treatment to the development that re-utilises noteworthy features of this
existing building, in accordance with Policy BE.7 of the City of Gloucester
Second Deposit Local Plan 2002.

Ecology
Condition

No development shall take place until an Environmental Management Plan for
the construction phase of the development has been submitted to and
approved in writing by the Local Planning Authority. Development shall only
take place in accordance with the approved Environmental Management Plan.
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Reason

To preserve and enhance biodiversity in accordance the recommendations of
the Environmental Statement Ecology chapter and with Policy B.7 of the City
of Gloucester Second Deposit Local Plan 2002 and PPS9.

Condition

No development shall take place until a Landscape and Ecological
Management Plan for the operational phase of the development has been
submitted to and approved in writing by the Local Planning Authority. This
shall include details of how the lighting strategy is sensitive to bats. The
Landscape and Ecological Management Plan shall be complied with for the
lifetime of the development unless otherwise agreed to in writing by the Local
Planning Authority.

Reason

To preserve and enhance biodiversity in accordance the recommendations of
the Environmental Statement Ecology chapter and with Policy B.7 of the City
of Gloucester Second Deposit Local Plan 2002 and PPS9.

Condition

No development including demolition or site clearance shall be commenced
on the site or machinery or material brought onto the site for the purpose of
development until full details regarding adequate measures to protect trees
have been submitted to and approved in writing by the Local Planning
Authority. This shall include:

(a) Fencing. Protective fencing must be installed around trees to be retained
on site. The protective fencing design must be to specifications provided in
BS5837:2005 or subsequent revisions, unless agreed in writing with the local
planning authority. A scale plan must be submitted and approved in writing by
the local planning authority accurately indicating the position of protective
fencing. No development shall be commenced on site or machinery or
material brought onto site until the approved protective fencing has been
installed in the approved positions and this has been inspected on site and
approved in writing by the local planning authority. Such fencing shall be
maintained during the course of development,

(b)  Tree Protection Zone (TPZ) The area around trees and hedgerows
enclosed on site by protective fencing shall be deemed the TPZ. Excavations
of any kind, alterations in soil levels, storage of any materials, soll,
equipment, fuel, machinery or plant, citing of site compounds, latrines, vehicle
parking and delivery areas, fires and any other activities liable to be harmful
to trees and hedgerows are prohibited within the TPZ, unless agreed in
writing with the local planning authority. The TPZ shall be maintained during
the course of development
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Specifically, the existing trees to be retained at the north east of the Media
site shall not be pruned without the prior written agreement of the Local
Planning Authority.

Reason

To ensure adequate protection to existing trees which are to be retained and
to retain habitat, in accordance with the submitted reports and in the interests
of the character and amenities of the area and protecting biodiversity in
accordance with policies B.10 and BE.4 of the Second Deposit City of
Gloucester Local Plan (2002).

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until details of bat boxes, bat bricks and bird boxes to
be erected have been submitted to and approved in writing by the Local
Planning Authority. The approved bat boxes, bat bricks and bird boxes shall
be implemented within any buildings prior to the occupation of any such
respective building and within external areas concurrently with the
implementation of landscaping unless an alternative timetable is agreed in
writing with the Local Planning Authority.

Reason

To preserve and enhance biodiversity in accordance the recommendations of
the Environmental Statement Ecology chapter and with Policy B.7 of the City
of Gloucester Second Deposit Local Plan 2002 and PPS9.

Condition

No development shall commence until details of measures to discourage
seagulls from nesting and roosting on the buildings hereby approved have
been submitted to and approved in writing by the Local Planning Authority.
The approved measures shall be implemented in full prior to the occupation of
any building or unit within that building, unless otherwise agreed in writing by
the Local Planning Authority.

Reason

In the interests of the appearance of the development and to avoid nuisance
caused by nesting and roosting seagulls, in accordance with Policy BE.10 of
the City of Gloucester Second Deposit Local Plan 2002

Environmental issues

Condition

No development shall take place other than site remediation, demolition or
infrastructure provision until details of sound insulation measures for all rooms
that fall into Noise Exposure Category B (as set out in the submitted Noise
Report), including acoustic glazing and acoustically treated ventilation have
been submitted to and approved in writing by the Local Planning Authority.
Such measures shall meet BS8233: Reasonable recommended internal noise
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levels. No dwelling within Noise Exposure Category B shall be occupied until
the approved measures have been implemented in full.

Reason

To deliver the noise mitigation as set out in the submitted Noise Report as
necessary to create an acceptable living environment, in accordance with
Policy FRP.10 of the City of Gloucester Second Deposit Local Plan 2002.

Condition

No development shall take place until a detailed dust, noise and pollution
strategy has been submitted to and approved in writing by the Local Planning
Authority. The strategy shall address all aspects of air and noise pollution
during the construction phase and development shall only take place in
accordance with the approved strategy.

Reason

In the interests of protecting the amenities of local residents in accordance
with Policies BE.21, FRP.10 and FRP.11 of the City of Gloucester Second
Deposit Local Plan 2002.

Condition
Construction work and the delivery of materials shall be limited to the hours of
0800 hours to 1800 hours Monday to Friday and 0800 hours to 1300 hours on
Saturdays and no construction work or deliveries shall take place on Sundays
or Bank Holidays unless otherwise agreed in writing by the Local Planning
Authority.

Reasons
In the interests of protecting the amenities of local residents in accordance
with Policy BE.21 of the City of Gloucester Second Deposit Local Plan 2002.

Condition

Prior to the commencement of development of any restaurant/café use hereby
permitted a scheme for the ventilation of fumes and odours shall be submitted
to and approved in writing by the local planning authority and the use shall not
be commenced until the approved scheme has been installed and made fully
operational, and thereafter it shall be operated and maintained, as long as the
use continues.

Reason

In order to ensure that fumes and odours are properly discharged and in the
interests of the amenities of residential property in the locality in accordance
with policy BE.21 of the Second Deposit City of Gloucester Local Plan (2002).

Condition
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No development shall take place until a Waste Minimisation Plan has been
submitted to and approved in writing by the Local Planning Authority. The
Plan shall address all waste products arising from the construction phase.
Development shall only take place in accordance with the provisions of the
approved Waste Minimisation Plan.

Reason

To encourage recycling and minimise the production of waste, in accordance
with Policy 36 of the Adopted Gloucestershire Waste Local Plan 2002 - 2012,
and The Adopted Supplementary Planning Document Waste Minimisation on
Development Projects (2006).

Archaeology

Condition

No development shall take place within the proposed development site until
the applicant, or their agents or successors in title, has secured the
implementation of a programme of historic environment work in accordance
with a written scheme of investigation which has been submitted to and
approved in writing by the Local Planning Authority. The programme will
provide for archaeological monitoring and recording (a ‘watching brief’) during
ground works related to the development proposal, with the provision for
appropriate archiving and public dissemination of the findings. No works shall
be undertaken other than in accordance with the approved written scheme of
investigation.

Reason

The proposed development site has potential to include significant elements of
the historic environment. If present and revealed by development works, the
Council requires that these elements will be recorded during development and
their record made publicly available. This accords with Policy BE.31 of the
Second Deposit City of Gloucester Local Plan (2002) and the Interim Adoption
Supplementary Planning Document ‘Development Affecting Sites of Historic
Environment (Archaeological) Interest’ (2008).

Condition

No development shall take place within the proposed development site until
the applicant, or their agents or successors in title, has secured the
implementation of a programme of historic environment work in accordance
with a written scheme of investigation which has been submitted to and
approved in writing by the Local Planning Authority. The programme will
provide for archaeological excavation of all significant archaeological deposits
that are likely to face an impact from the proposed development, with the
provision for appropriate archiving and public dissemination of the findings.

Reason

The proposed development site includes significant elements of the historic
environment. The Council requires that these elements will be recorded in
advance of development and their record made publicly available. This
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accords with Policy BE.31 of the Second Deposit City of Gloucester Local
Plan (2002) and the Interim Adoption Supplementary Planning Document
‘Development Affecting Sites of Historic Environment (Archaeological)
Interest’ (2008).

Condition

No development or demolition shall take place within the proposed
development site until the applicant, or their agents or successors in title, has
secured the implementation of a programme of historic environment work in
accordance with a written scheme of investigation which has been submitted
to and approved in writing by the Local Planning Authority. The programme
will provide for archaeological recording of significant elements of the historic
built environment that are likely to face an impact from the proposed
development and any proposed demolition, with the provision for appropriate
archiving and public dissemination of the findings.

Reason

The proposed development site includes significant elements of the historic
built environment. The Council requires that these elements will be recorded
in advance of any development or demolition and their record be made
publicly available. This accords with policy BE.31 of the Second Deposit City
of Gloucester Local Plan (2002) and the Interim Adoption Supplementary
Planning Document ‘Development Affecting Sites of Historic Environment
(Archaeological) Interest’ (2008).

Condition

No development shall take place within the proposed development site until
the applicant, or their agents or successors in title, has produced a detailed
scheme showing the complete scope and arrangement of the foundation
design and ground works of the proposed development (including services),
and this scheme shall also include provisions to deal with the potential for
vibration to affect the Greyfriars monument, which have been submitted to the
Local Planning Authority and approved in writing. Development shall only take
place in accordance with the approved scheme.

Reason

The proposed development site is likely to include highly significant heritage
assets of archaeological interest. The Council requires that disturbance or
damage by foundations and related works of these elements is minimised, but
are, where appropriate, preserved in situ. This accords with policy BE.31 of
the Second Deposit City of Gloucester Local Plan (2002) and the Interim
Adoption Supplementary Planning Document ‘Development Affecting Sites of
Historic Environment (Archaeological) Interest’ (2008).

Condition
No development shall take place other than site remediation, demolition or
infrastructure provision until details of public display material for the
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interpretation of archaeological remains and the public art pieces has been
submitted to and approved in writing by the Local Planning Authority. This
shall include as a minimum display material in the vicinity of the Greyfriars
monument and the Roman city walls remains for both archaeological material
and the public art pieces. These details shall include plans of the display
structure and material content, and the precise location of the structure. The
display material shall be implemented within a period of one month of the
completion of the development and shall be retained thereafter for the lifetime
of the development.

Reason

The proposed development site is likely to include highly significant heritage
assets of archaeological interest. Provision of material to convey information
on these assets to the public relates to the preservation and recording
aspirations of Policies BE.31 and BE.37 of the Second Deposit City of
Gloucester Local Plan (2002) and the Interim Adoption Supplementary
Planning Document ‘Development Affecting Sites of Historic Environment
(Archaeological) Interest’ (2008).

Contaminated land

Condition

Unless otherwise agreed by the Local Planning Authority, development other
than that required to be carried out as part of an approved scheme of
remediation must not commence until parts 1 to 4 of this condition have been
complied with. If unexpected contamination is found after development has
begun, development must be halted on that part of the site affected by the
unexpected contamination to the extent specified by the Local Planning
Authority in writing until part 4 has been complied with in relation to that
contamination.

1. Site Characterisation

An investigation and risk assessment, in addition to any assessment provided
with the planning application, must be completed in accordance with a
scheme to assess the nature and extent of any contamination on the site,
whether or not it originates on the site. The contents of the scheme are
subject to the approval in writing of the Local Planning Authority. The
investigation and risk assessment must be undertaken by competent persons
and a written report of the findings must be produced. The written report is
subject to the approval in writing of the Local Planning Authority. The report of
the findings must include:

(i) a survey of the extent, scale and nature of contamination;

(ii) an assessment of the potential risks to:
* human health,
» property (existing or proposed) including buildings, crops, livestock,
pets, woodland and service lines and pipes,
+ adjoining land,
 groundwaters and surface waters,
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* ecological systems,
« archeological sites and ancient monuments;

(iii) an appraisal of remedial options, and proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment
Agency’s ‘Model Procedures for the Management of Land Contamination,
CLR 17’

2. Submission of Remediation Scheme

A detailed remediation scheme to bring the site to a condition suitable for the
intended use by removing unacceptable risks to human health, buildings and
other property and the natural and historical environment must be prepared,
and is subject to the approval in writing of the Local Planning Authority. The
scheme must include all works to be undertaken, proposed remediation
objectives and remediation criteria, timetable of works and site management
procedures. The scheme must accord with the provisions of the EPA 1990 in
relation to the intended use of the land after remediation.

3. Implementation of Approved Remediation Scheme

The approved remediation scheme must be carried out in accordance with its
terms prior to the commencement of development other than that required to
carry out remediation, unless otherwise agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks
written notification of commencement of the remediation scheme works.

Following completion of measures identified in the approved remediation
scheme, a verification report (referred to in PPS23 as a validation report) that
demonstrates the effectiveness of the remediation carried out must be
produced, and is subject to the approval in writing of the Local Planning
Authority, to include, if necessary, long-term monitoring proposals.

4. Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the
approved development that was not previously identified it must be reported in
writing immediately to the Local Planning Authority. An investigation and risk
assessment must be undertaken in accordance with the requirements of part
1, and where remediation is necessary a remediation scheme must be
prepared in accordance with the requirements of part 2, which is subject to
the approval in writing of the Local Planning Authority.

Following completion of measures identified in the approved remediation
scheme a verification report must be prepared, which is subject to the
approval in writing of the Local Planning Authority in accordance with part 3,
to include, if necessary, long-term monitoring proposals.

Reason

To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development
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can be carried out safely without unacceptable risks to workers, neighbours
and other offsite receptors in accordance with policy
FRP.15 of the Second Deposit City of Gloucester Local Plan (2002).

Highways

Condition

Development shall not begin until precise engineering details of the junctions
between the proposed service roads on both the Greyfriars and Media sites
(as referenced on the approved site layout plans) and Brunswick Road have
been approved in writing by the Local Planning Authority. No building shall be
occupied on the Greyfriars site until that junction serving the Greyfriars site
has been constructed in accordance with the approved details and no building
shall be occupied on the Media site until that junction serving the Media site
has been constructed in accordance with the approved details.

Reason

In the interests of highway safety in accordance with Policy TR.31 of the
Gloucester City Council Revised Second Stage Deposit Local Plan and
paragraph 28 of Planning Policy Guidance 13 - Transport.

Condition

Development shall not begin until precise engineering details of a pedestrian
and cycle link on the Media site (as referenced on the approved site layout
plan) to Cromwell Street have been approved in writing by the Local Planning
Authority. No building shall be occupied on the Media site until that link
leading onto Cromwell Street has been constructed in accordance with the
approved details.

Reason

In the interests of providing appropriate provision for pedestrians and cyclists
in accordance with Policy TR.33 of the Gloucester City Council Revised
Second Stage Deposit Local Plan and paragraph 28 of Planning Policy
Guidance 13 - Transport .

Condition

The buildings hereby permitted shall not be occupied until the vehicular
parking and turning facilities have been provided in accordance with the
submitted plans and those facilities shall be maintained available for those
purposes for the duration of the development.

Reason

To reduce potential highway impact by ensuring that adequate parking and
manoeuvring facilities are available within the site, and in accordance with
Policy TR.31 of the Gloucester City Council Revised Second Stage Deposit
Local Plan.
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Condition

No unit on the development hereby permitted shall be occupied until the
access roads (including surface water drainage/disposal, vehicular turning
head(s), street lighting, and footways where proposed) providing access from
the nearest public road to that unit have been completed to at least binder
course level in accordance with the submitted plans, and those access roads,
shall be maintained in that form until and unless adopted as highway
maintainable at public expense.

Reason

To minimise hazards and inconvenience for users of the development by
ensuring that there is a satisfactory means of access and in accordance with
Policy TR.31 of the Gloucester City Council Revised Second Stage Deposit
Local Plan.

Condition

Unless otherwise agreed to in writing by the Local Planning Authority no
development shall take place other than site remediation, demolition or
infrastructure provision until details of the location of car club parking bays
within the application sites and a timetable for their implementation have been
submitted to and approved in writing by the Local Planning Authority. The
approved car club parking bays shall be implemented in accordance with the
approved details.

Reason

In order to encourage the use of the car club facility and to assess the
implications of this mitigation strategy in accordance with Policy TR.31 of the
City of Gloucester Second Stage Deposit Local Plan 2002.

Condition

No development shall take place, including any works of demolition, until a
Construction Method Statement has been submitted to, and approved in
writing by the Local Planning Authority. The approved Statement shall be
adhered to throughout the construction phase.

The Statement shall:

i. specify the type and number of vehicles involved in the construction phase;
ii. provide for the parking of vehicles of site operatives and visitors;

iii. provide for the loading and unloading of plant and materials;

iv. provide for the storage of plant and materials used in constructing the
development;

v. provide for wheel washing facilities;

vi. specify the intended hours of construction operations;

vii. specify measures to control the emission of dust and dirt during
construction.

Reason
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To reduce the potential impact on the public highway in accordance with
Policy TR.31 of the Gloucester City Council Revised Second Stage Deposit
Local Plan.

Condition

No development shall take place until precise details of secure and covered
cycle storage facilities have been submitted to and approved in writing by the
Local Planning Authority and the approved storage facilities for each unit shall
be provided prior to occupation of that unit and shall be retained thereafter.
Details shall comprise scaled site plans indicating location and the number of
cycle stands and the type of stand. The facilities shall be in accordance with
the adopted cycle parking standards of the Gloucester City Council Revised
Second Stage Deposit Local Plan unless otherwise agreed in writing by the
Local Planning Authority.

Reason

To ensure that adequate cycle parking is provided and to promote cycle use,
in accordance with Policies T.1 and T.3 of the Gloucestershire Structure Plan
Second Review and Policy TR.12 of the Gloucester City Council Revised
Second Stage Deposit Local Plan.

Condition

The integral garages and access thereto must be reserved for the garaging or
parking of private motor vehicles and shall at no time be converted to
habitable accommodation.

Reason

To ensure adequate off street parking arrangements remain available at all
times in the interests of highway safety in accordance with policies TR.9 and
TR.31 of the Second Deposit City of Gloucester Local Plan (2002).

Condition

Prior to the occupation of any dwelling fire hydrants served by mains water
supply shall have been installed in accordance with a scheme to be submitted
to and approved in writing by the Local Planning Authority.

Reason
In the interests of community safety and to accord with the Gloucestershire
Structure Plan Policy S.5.

Notes

Note

The siting of satellite dishes and antennae will need to be sensitively located
and any dishes/antennae to be installed over and above any equipment
approved pursuant to Condition 7 above will require the submission of
separate formal applications for consideration by this planning authority.
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Note

The developer is requested to use all reasonable endeavours to salvage
noteworthy parts of the College buildings, should there be a willing recipient of
such donations. This is particularly the case with the coat of arms and planters
at the main Technical College frontage building.

Note

The developer is strongly encouraged to liaise with English Heritage’s Estates
Surveyor (tel. 01179 750700) in early course regarding proposals to mitigate
the effects on adjacent historic structures of any vibration during the
construction phase.

Note

To assist in the strategic conservation of countywide biodiversity and
determination of other planning applications, all species and habitat records
from the ecological work commissioned from the applicant should be copied
(preferably in electronic format) to the Gloucestershire Centre for
Environmental Records (GCER).

Conditions for Conservation Area Consent 11/00109/CON

Condition
Demolition works shall be begun before the expiration of three years from the
date of this consent.

Reason

In order to comply with the provisions of section 18 (1) of the Town and
Country Planning (Listed Buildings and Conservation Areas) Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

Condition

No demolition works shall be undertaken other than of those buildings
identified by hatching on plans referenced;

1539/P/006 received 24™ February 2011 and

1539/P/007 received 24" February 2011.

Reason

In the interests of clarity to define the terms of the consent and the protection
of buried heritage assets on the ‘Greyfriars’ site, which contains nationally
important remains, in accordance with the aims of Policies BE.31, BE.34 and
BE.36 of the 2002 City of Gloucester Second Deposit Local Plan, and the
Interim Adoption SPD of Gloucester City Council’s ‘Development Affecting
Sites of Historic Environment (Archaeological) Interest’ (2008).

Condition
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The buildings shall not be demolished in accordance with this consent until a
contract for the carrying out of the works of redevelopment of the site has
been made and planning permission has been granted for the redevelopment
for which the contract provides.

Reason
Pursuant to the provisions of Section 17(3) of the Planning (Listed Buildings
and Conservation Areas) Act 1990.

Condition

No demolition works shall take place until a Demolition Method Statement has

been submitted to and approved in writing by the Local Planning Authority.

This statement shall provide measures for the following:

a) Monitoring vibration in relation to the impact on surrounding buildings and
a mechanism to cease works and address problems if identified;

b) Tree protection;

c) Minimising dust, noise and other pollution arising from the works,

Demolition works shall only take place in accordance with the approved

Demolition Method Statement.

Reason

To protect the environment during the demolition phase in accordance with
the recommendations of the submitted Environmental Statement, Policies
FRP.10, FRP.11, BE.21 and B.8 of the City of Gloucester Second Deposit
Local Plan 2002 and PPS9.

Condition

Demolition shall only take place during September to February (inclusive)
other than in accordance with an Ecological Watching Brief that shall have
been submitted to and approved in writing by the Local Planning Authority.

Reason

To ensure appropriate consideration is given to ecological matters in
accordance with the recommendations of the submitted report, Policy B.8 of
the City of Gloucester Second Deposit Local Plan 2002 and PPS9.

Condition

A soft-stripping method shall be used in the first phases of demolition in
accordance with the provisions of Section 6 of the Waterman Update Bat
Survey Report.

Reason

To ensure appropriate consideration is given to ecological matters in
accordance with the submitted report and with Policy B.8 of the City of
Gloucester Second Deposit Local Plan 2002 and PPS9.
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Condition
The retained trees at the north east part of the Media site shall be protected in
accordance with details approved under Condition 3 of this consent and shall
not be pruned without the prior written agreement of the Local Planning
Authority.

Reason

To protect trees during the demolition phase and to preserve potential habitat,
in accordance with the submitted report and with Policy B.8 of the City of
Gloucester Second Deposit Local Plan 2002 and PPS9.

Condition

No demolition shall take place within the proposed development site until the
applicant, or their agents or successors in title, has secured the
implementation of a programme of historic environment work in accordance
with a written scheme of investigation which has been submitted to and
approved in writing by the Local Planning Authority. The programme will
provide for archaeological recording of significant elements of the historic built
environment that are likely to face an impact from the proposed development
and any proposed demolition, with the provision for appropriate archiving and
public dissemination of the findings.

Reason

The proposed development site includes significant elements of the historic
built environment. The Council requires that these elements will be recorded
in advance of any development or demolition and their record be made
publicly available. This accords with policy BE.31 of the Second Deposit City
of Gloucester Local Plan (2002) and the Interim Adoption SPD of Gloucester
City Council's ‘Development Affecting Sites of Historic Environment
(Archaeological) Interest’ (2008).

Condition

No demolition shall take place until a Waste Minimisation Plan has been
submitted to and approved in writing by the Local Planning Authority. The
Plan shall address all waste products arising from the demolition phase.
Demolition works shall only take place in accordance with the provisions of
the approved Waste Minimisation Plan.

Reason

To encourage recycling and minimise the production of waste, in accordance
with Policy 36 of the Adopted Gloucestershire Waste Local Plan 2002 - 2012,
and The Adopted Supplementary Planning Document Waste Minimisation on
Development Projects (2006).

Condition
Unless otherwise agreed to in writing by the Local Planning Authority the
bronze entrance doors, City Coat of Arms and planters to the front part of the
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existing Technical College frontage building shall be safely removed from the
building prior to the demolition of the main fagade of the building.

Reason

In the interests of retaining noteworthy features of this existing building for re-
use within the scheme or other safe storage, in accordance with Policy BE.7
of the City of Gloucester Second Deposit Local Plan 2002.

Condition

Unless otherwise agreed in writing by the Local Planning Authority, during the
demolition phase no machinery shall be operated, no process shall be carried
out and no deliveries taken at or despatched from the site outside the
following times: Monday-Friday 0800hrs to 1800hrs, Saturday 0800hrs to
1300hrs nor at any time on Sundays, Bank or Public Holidays.

Reason
To protect the amenity of local residents in accordance with Policy BE.21 of
the Second Deposit City of Gloucester Local Plan (2002).

Condition

The demolition sites shall be secured by solid hoardings, details of which
(including their location, height and visual display material) shall be submitted
to and approved in writing by the Local Planning Authority prior to their
installation. The hoardings shall be erected in accordance with such approved
details and maintained as such for the duration of time the site is vacant prior
to redevelopment unless otherwise agreed in writing by the Local Planning
Authority.

Reason

In the interests of visual amenity and character and appearance of the
Conservation Area in accordance with the aims of Policy BE.29 of the 2002
City of Gloucester Second Deposit Local Plan.

Note

The developer is strongly encouraged to liaise with English Heritage’s Estates
Surveyor (tel. 01179 750700) in early course regarding proposals to mitigate
the effects on adjacent historic structures of any vibration during demolition.



Person to contact: Adam Smith
(Tel: 396702)

PT
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25 Spa Road
Flat 4
Gloucester
GL1 1UY

26 February 2010

Julian Wain

Chief Executive Officer
Gloucester City Council
North Warehouse
Gloucester Docks

GL1 2EQ

Dear Mr Wain,

Re: Dawn Redwood Tree, GlosCAT Main Site
Greater Greyfriars Area

With this letter is respectfully submitted a petition of 1239 signatures to your Council,
requesting that it refuse any proposal to fell the above-noted tree which stands in one of
Gloucester’'s Conservation Areas.

This figure is exclusive of the number of individuals who have made the same supplication
directly to Council via email.

As you will be aware, your Council’'s Greater Greyfriars Planning Brief has been adopted as
“interim supplementary policy in order to assist with ongoing negotiations and the detailed
planning application process”, and this document will be “a material consideration when the
City Council determines any planning application for the site (either in part or in whole)”.

The said document identifies the Dawn Redwood as a feature which “could be of significant
amenity value if incorporated into any future redevelopment scheme” and further notes that
“any opportunity to retain the tree should be actively pursued”. These statements accurately
reflect sentiments held by those who have signed this petition which, it is hoped, will receive
appropriate consideration from your Council.

Yours sincerel

Janet lllingworth-Cooper
Petition Co-ordinator
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WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity .
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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N TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood

tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE
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WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE
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WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any propdsal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity

values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

@

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity

values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

@

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE ©

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located an the site of the now-vacant Technical Caollege on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technlcal College on
Brunswick Road, Gloucester.

PETITION TO SAVE DAWN REDWOOD TREE

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical Coliege on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity

values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.

NAME ADDRESS SIGNATURE
Please Print
C dohg R | 2@ S1@ewh RovA

SARANR 3‘\3‘2\(\‘9\

T . SANMES TNV, KERPP
LoD c.p&\:‘ﬁMM Gaos .

J:D QT <N D&M}ef

Ao nSeew b b Crrune

7 v W) ke

Ao Ner Areel o<

Mk =ToLE MAV

t WPPER REA HEmp sTon,cios 553

e S

oA cgzm

Muoikl HodZR SThaunTs «

) ﬂ%({% 18 M_:./\J\\#M rI.Luo
= et
\.) vl et ed l(-r Qlven e W /

X Sw;:\&v\é%

A
Clav

oG /m, wyw'

P P

/’,

S Hasn

A Hv\bﬁf) (ool Lc/zanrrA

L - PAACPE <

L\N\’L‘Lc \\A\Q’,“\ w A A

R/ i~ (o

ﬂ‘g LO((‘/IL 41( b5

. GhAmPNA

23 Lakr Closs  Gles

A SATay devecenmn  NYHPASFIELD
& Sa A ‘e ‘

N, Aczsod + (@AM 2 Twidee s
T e son NUT s e Do VS E N0 R 7o |
D, ELDER 14 InDEERILL PeAd

D o eken 7l Tha  Oo e~

35 Roina s q RQYY\ﬁCQOFT WA

v Map e 143 oV lerdt /Cl[

L. SenlCett 3L Cewnpn  Camey

A WALy To THRATCHAN A/ €

C G e~ 50 oak DiyQ

M-?Zo.sz I H1-

A ,-L(%u? U= (peen Tapam:

January 2010



14)

PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.

NAME ADDRESS l SIGNATURE
Please Print
S TJones Bre koot Jlos
A S Elun Glos Gt J
r o ée//m//u( Al (4@0/0 WA Ll Cares
g Qi Dado & AS /H€ YA, . Grovceslec
) Pggelte Y YU cHelsa oo Glos
D \AA. u 5 FJLHJ.MJ /(m ("Lo‘u%
&%{Lﬁ 5 \ClM\OQF\[‘Q,KQ i osSe
M i TANERS Tearm P Tgp GHSH
/7M ?wucw\wf wal%wﬁml_fou\/j
% \0(\\/\0‘ \o\\/\wzv% Ty, QOV'\J e,
q 2& Fzmﬂwwwl - [/a,wl/ /Qf—og/
S S Taaa] 16 /NTWST /S0
) mmm@ (b Ve diheet //ﬂa(w%/
5"((\/~ [XVERY Ry 4V 5t r-,‘/.a,.((f ff G
V\ Dl 239 Wwlls, RJ
\ULL_()/’ DU (o WD
(’n qu\‘esw W NATSess AUV E
C M’ﬂy{,& The 517’«3/? B ol/(«

Deccs ,/Q(/M,L(/u) lb giaj//w’l(/S /?[zrlC [Quérl_f
S e VOl FlBL e 2T &ARD) ‘
£ Suteaype 75 vtpmmareir s /4 Lot

/N ﬂ/’hfﬁé [ }*MW%DW WOk
A“ %gf)&& 4 OV“\_\y\usu;\rL M v -
B WHLETT 34 REPOINGS Pt CHELT
D Hewictl L Al
A ‘()52\ \ W 144 Finen  [to C\[ovm/)da./
ROINICINL N S% we naTong ST
N Tl 0280 (F Deas
S, Hoaneesan PAR_Poxrvion &

January 2010



PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity

values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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Please Print
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any

design plan put forward for the redevelopment of the site.
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' PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.

SIGNATURE
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PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse ény proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.

NAME ADDRESS SIGNATURE
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any

design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood
Brunswick Road, Gloucester.

We submit that this healthy 6

tree located on the site of the now-vacant Technical College on

0-year-old tree possesses intrinsic, environmental and amenity

values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.

NAME
Please Print

ADDRESS
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PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @91@ '

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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I
PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
de_s_ign plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree passesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

—

<1

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE 21

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwaod tree located an the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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36
PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submiit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

)

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

(40)

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

. We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
" design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

b

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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.
PETITION TO SAVE DAWN REDWOOD TREE @

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on

Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any

design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwoaod tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framewark of any
desrgn plan put forward for the redevelopment of the site.
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\
PETITION TO SAVE DAWN REDWOOD TREE ay
WE THE UNDERSIGNED pstition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framewark of any

design plan put forward for the redevelopment of the site. :
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Q3

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the

felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

PETITION TO SAVE DAWN REDWOOD TREE

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity
values of a scale significant enough to warrant its preservation within the framework of any
design plan put forward for the redevelopment of the site.
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PETITION TO SAVE DAWN REDWOOD TREE

WE THE UNDERSIGNED petition Gloucester City Council to refuse any proposal for the
felling of the Dawn Redwood tree located on the site of the now-vacant Technical College on
Brunswick Road, Gloucester.

We submit that this healthy 60-year-old tree possesses intrinsic, environmental and amenity

values of a scale significant
design plan put forward for t

enough to warrant its preservation within the framework of any
he redevelopment of the site.
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