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1.1 The Strategic Housing Land Availability Assessment (SHLAA) is a technical study that all local
planning authorities are required to prepare (paragraph 159 & 161, National Planning Policy Framework
(NPPF)). The primary role of the SHLAA is to pro-actively identify and assess sites that have the potential
to deliver residential development.

1.2 The NPPF also sets out that an assessment of land that has potential to deliver economic
development should also be made. For the purpose of this study, we have incorporated a Strategic
Economic Land Availability Assessment (SELAA) within this document. In so doing, the Council is able
to demonstrate that it can provide enough land that is available, suitable and achievable to meet the
District's need for different types of development.

1.3 Cotswold District Council undertook a full review of all potential housing and economic development
sites in the Strategic Housing and Economic Land Availability Assessment Review (May 2014) (hereafter
referred to as the SHLAA/SELAA Review (May 2014)). Subsequently, the Council published addendums
to this document in November 2014 and December 2015, which considered newly submitted sites, sites
that required a reassessment or corrections to the original document. This consolidation report brings
together the three separately published SHLAA/SELAA documents into a single report. It should also
be noted that the report has been updated to take account of planning permissions granted up to 31st
January 2016.

1.4 The NPPF identifies the advantages of carrying out land assessments for housing and economic
development as part of the same exercise, in order that sites may be allocated for the use that is most
appropriate. Land assessment also assists neighbourhood forums and parish/town councils in the
development of their Neighbourhood Plans by identifying deliverable sites and highlighting any potential
constraints. The full back catalogue of Cotswold District Council's SHLAA and SELAA documents are
all available to download from the Evidence Base and Monitoring page of the Council's website.

What is an assessment of land availability?

1.5 The SHLAA and SELAA are important evidence sources and will inform the emerging Local Plan,
in particular, the Site Allocations element of the Local Plan. The new Local Plan, when adopted, will
replace the Cotswold District Local Plan 2001-2011 (adopted in April 2006) and guide future development
in, and provide a spatial planning framework for, the District up to 2031. However, the inclusion of a
site within the SHLAA /SELAA does not determine whether a site should be allocated for
development. That can only be done through the Local Plan, which will take into account all relevant
evidence. The SHLAA and SELAA have no policy status.

1.6 The SHLAA & SELAA identify potential constraints and suggested actions that may be taken to
overcome constraints. The list of identified constraints is not an absolute list and it may be that further
issues are identified when further survey work is undertaken. Similarly, the suggested measures to
overcome constraints are not exhaustive and there may be further measures required to overcome
them.
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1.7 The inclusion of a site in the SHLAA or SELAA does not mean that planning permission
will necessarily be granted. Planning applications are currently determined in accordance with the
Cotswold District Local Plan (Adopted 2006), unless material considerations indicate otherwise. The
suitability of a site and its capacity should be tested through the development management (planning
application) process.

1.8 The SHLAA and SELAA are regularly reviewed as the situation surrounding sites can change.
Consequently, new information can be submitted at any time, which will be taken into consideration in
future reviews of this document. Similarly, additional sites can also be submitted at any time for review
in the next Assessment (a site submission form outlining what information should be included within a
submission is available to download from the Land Availability Assessment section of the Council's
website). However, it should be noted that whilst a planning application is in progress, all correspondence
must go through the Case Officer dealing with the application.

1.9 As technical documents, the SHLAA and SELAA are not subject to a formal consultation period,
although we welcome any additional site information that may affect the delivery of a site. Anyone
wishing to make a formal representation about the suitability of sites for development will have the
opportunity to do so through the Local Plan consultation process.

1.10 Please note that sites with planning permission are dealt with in more detail in the Council's
latest Residential Land Availability Report and our 5 Year Supply Report, which are available to view
on the monitoring pages of the Council's website. These documents are updated on an annual basis
and may take into account more recent information than is contained in this report.

The Local Plan policy context

Housing

1.11 The emerging Local Plan (Regulation 18 Consultation: Development Strategy and Site Allocations
- January 2015) identified that the District needs to plan for 7,600 new dwellings over the period (2011-31).
The table below sets out the annual number of housing completions since 1st April 2011.

Number of dwellings completedYear

5282011/12

3932012/13

3962013/14

4662014/15

1,783Total

1.12 The Residential Land Availability Report 2015 also demonstrated that the District had 3,161
dwellings with planning permission or with a resolution to grant planning permission at 31st March 2015.
In addition, the table below shows planning permissions of 11 or more dwellings that the Council have
granted (or have resolved to grant planning permission) between 1st April 2015 and 31st January 2016.
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Major applications (11 or more dwellings) granted planning permission or with a resolution to grant planning permission since 1st
April 2015

No of dwellingsSite

23Land north of Sheafhouse Farm, Blockley (BK_5)

20Pulham's Bus Depot, Station Road, Bourton-on-the-Water (B_20)

20 (net)Land adjacent to Chipping Campden School, Chipping Campden (CC_48)

34T H White Ltd, Tetbury Road, Cirencester (part of C_106)

34Stratton Place, Stratton, Cirencester

90Land parcel off Long Marston Road, Mickleton

92Bretton House, Stow-on-the-Wold (S_20)

20Ashton House, Union Street, Stow-on-the-Wold (S_46)

26Land adjacent to South Gate Court, Upper Rissington (UR_2)

20Land at Broadway Road, Willersey (W_5)

50Land adjacent to Harvest Piece, Collin Lane (W_4A) and Goodigore Orchard (W_9)

429Total

1.13 In summary, 5,373 dwellings have either already been built or are committed to be built since
1st April 2011. When this figure is subtracted from the district's 7,600 housing requirement, a further
2,227 dwellings will need to be built in the period up to 2031. Although smaller applications have been
granted since 1st April 2015, they have not been taken into account here, but will be included in the
Residential Land Monitoring Report 2016.

Economy

1.14 Paragraph 23 of the NPPF requires local authorities to proactively drive and support sustainable
economic development to deliver the business and industrial units that the country needs. Local authorities
must objectively identify and then meet the business and other development needs of an area, and
respond positively to wider opportunities for growth.

1.15 The emerging Local Plan (Regulation 18 Consultation: Development Strategy and Site Allocations
- January 2015) identified that the District needs to make provision for about 28 hectares of B Class
employment land.

1.16 The NPPF also instructs local planning authorities to undertake an assessment of the need to
expand town centres to ensure there is a sufficient supply of suitable sites for retail, leisure, commercial,
office, tourism, cultural, community uses (paragraph 23). Evidence presented in the emerging Local
Plan (Regulation 18 Consultation: Development Strategy and Site Allocations - January 2015) provided
indicative floor space requirements for Cirencester, Moreton-in-Marsh, Tetbury and Bourton-on-the-Water.
This totalled 6,650 sq.m net comparison floor space and 1,550 sq. m net convenience floor space to
be planned for during the plan period to 2031.
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2.1 This report presents the results of assessments undertaken for all sites identified as having
potential to deliver residential and economic development within Cotswold District. The Assessment
has been prepared in an open, transparent and consistent way, with the co-operation of a range of
stakeholders and an Advisory Panel.

2.2 The report covers the Cotswold District portion of the Gloucestershire Housing Market Area and
Functional Economic Market Area. We have also worked with the other authorities in Gloucestershire
in line with the Duty to Cooperate to enable aggregation between the different Local Authorities to create
a comprehensive Assessment of potential development land in the Gloucestershire Housing Market
Area.

2.3 To be consistent and robust, the same methodology has been used where possible in the SHLAA
Addendum I (November 2014) and the SHLAA/SELAA Addendum II (December 2015) that was previously
used in the SHLAA/SELAA (May 2014). However, since the publication of the May 2014 SHLAA/SELAA,
Siddington has been removed from the emerging Local Plan Development Strategy as a location that
can suitably accommodate new housing or economic development at a strategic scale. With the exception
of sites that are adjacent to Cirencester's development boundary, sites in Siddington parish have been
assessed as being unsuitable for development in order to bring the SHLAA methodology in line with
the policies of the emerging Local Plan (2011-2031).

National Policy Background

2.4 This report has been prepared in accordance with the NPPF and follows the methodology set out
in the National Planning Practice Guidance (NPPG). There have been no departures from this
methodology, although further detail regarding the individualities of the Cotswold SHLAA and SELAA
are outlined within this section of the report.

2.5 Paragraph 159 of the NPPF requires all local authorities to:

"identify and update annually a supply of specific deliverable sites sufficient to provide five years
worth of housing against housing requirements... (to be considered deliverable, sites should be
available now, offer a suitable location for development now, and be achievable with a realistic
prospect that housing will be delivered on the site within five years and in particular that development
of the site is viable. Sites with planning permission should be considered deliverable until permission
expires, unless there is clear evidence that schemes will not be implemented within five years, for
example they will not be viable, there is no longer a demand for the type of units or sites have long
term phasing plans)";

"identify a supply of specific, developable sites or broad locations for growth, for years 6-10, and
where possible, for years 11-15 (to be considered developable, sites should be in a suitable location
for housing development and there should be a reasonable prospect that the site is available and
could be viably developed at the point envisaged)".
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2.6 As the Council's Local Plan period runs from 2011-2031, a provision of sites across the whole
plan period must be demonstrated. Therefore, a further timeframe of 16-20 years has been added for
developable sites that have a reasonable prospect of being developed in the plan period but have timely
constraints that must first be overcome.

2.7 In terms of economic land provision, the NPPF states that there is a need to ensure that “sufficient
land of the right type is available in the right places and at the right time to support growth and innovation”
(NPPF, paragraph 7). The NPPF also instructs Local Authorities to ‘meet the need for new business’
and ‘allocate sufficient land that is suitable for development, taking account of the needs of business
communities’ (NPPF, paragraph 17).

2.8 The NPPG states that Local Authorities should identify “land which is suitable, available and
achievable for housing and economic development uses over the plan period” and that “development
potential of all sites can be collected to produce an indicative trajectory. This should set out how much
housing and the amount of economic development that can be provided, and at what point in the future”.

2.9 The NPPG states that "if there are no significant constraints (e.g. infrastructure) to overcome,
sites not allocated within the development plan or without planning permission can be considered
capable of being delivered within a five-year timeframe". The Council has adopted the approach that
only sites that have robust evidence to demonstrate that they can be completed within 5 years should
be considered as being deliverable (0-5 years).

Identification of Sites

2.10 The Council have been proactive in identifying sites through the desktop review process, using
sources recommended by the NPPG. A list of the specific sources used to identify sites is provided in
Appendix 37.

2.11 A 'Call for Sites' campaign was also run in May 2013 where developers; those with land interests;
land promoters; local property agents; local communities; partner organisations; Local Enterprise
Partnerships; businesses and business representative organisations; parish and town councils;
neighbourhood forums preparing Neighbourhood Plans were invited to put forward potential residential
and economic development land for assessment in the SHLAA & SELAA. Letters and emails were also
sent to everyone on the Council's consultation database.

2.12 The Call for Sites was advertised in the Gloucestershire Citizen, The Cotswold Journal, The
Wilts and Gloucestershire Standard, The Gloucestershire Echo and the Tewkesbury ADMAG. In addition,
a press release was made and information was placed on the Council's website.

2.13 No threshold to the size of site or the amount of development needed was given within the Call
for Sites to create an audit of all available land. The resulting submissions were given reference numbers
and mapped on the Geographical Information System (GIS).

2.14 Further sites have been added into the SHLAA/SELAA process since the main 'Call for sites'
campaign. Landowners, agents etc are able to submit sites to the Council for assessment at any time.
Details of how to do this, are available on our website.
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Assessing Availability, Suitability and Achievability

2.15 Some sites were discounted at the first stage of the Assessment. The reasons for doing so
include:

The site was an exact duplicate of another site;
The proposal would lose residential (in the SHLAA section) or economic development land (in the
SELAA section);
The site was included in error;
The Council were unable to locate the site;
The site has been withdrawn from the Assessment process;
An extant planning permission exists on the site (residential sites only). These sites have been
transferred to the appendices of the 5 year supply calculation to avoid double counting. Planning
permissions of economic development sites have been assessed as being deliverable (0-5 years)
unless there is evidence to suggest otherwise.
Development of the site has been completed and there was no potential for further development.

Desktop Stage of SHLAA process:

2.16 The emerging Local Plan (Regulation 18 Consultations: January 2015 and November 2015)
sets out the strategy for accommodating future development in the District. Cirencester and 16 Principal
Settlement have been identified as being the more sustainable settlements in the District. For the
purposes of the SHLAA and SELAA, sites not within these locations have been assessed as being 'not
currently developable' as they are unsuitable for strategic growth.

2.17 The NPPG recommends that all sites that do not have potential to create 5 dwellings, or are less
than 0.2 ha of developable economic land, should be discounted from the Assessment. As a
predominantly rural district, many of the site submissions within Cotswold fall below this threshold.
Discounting these sites does not necessarily mean they are unsuitable for development. However, they
are not of a size that can deliver development on a strategic scale.

2.18 The availability of all remaining sites was thoroughly investigated and written confirmation was
obtained from land owners and property agents as evidence to demonstrate this. Sites that were
unavailable were classed as being 'not currently deliverable'. However, the owners of some sites wished
for their land to be removed from the SHLAA process. In these instances, the sites were discounted as
being 'withdrawn'.

2.19 A desktop survey of the remaining available sites was then carried out to identify potential
constraints. The findings are given in the 'Constraints' column of the tables in Appendices 1-17 and
20-36. The list of all the constraints that were investigated is shown in the 'Desktop Assessment' section
of the Site Assessment Form in Appendix 38.

2.20 Sites within Strategic Flood Risk Assessment (SFRA) Level 2 Climate Change Flood Zones 3a
and 3b were discounted at this stage of the process, unless there was clear evidence to demonstrate
that a scheme could feasibly overcome this constraint.
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2.21 The SHLAA/SELAA (May 2014) used draft SFRA Level 2 Climate Change Flood Risk Maps as
part of the desktop assessment, but the finalised SFRA Level 2 Climate Change Flood Risk Maps have
been used in both SHLAA/SELAA Addendums. Notwithstanding this, the same areas of high flood risk
were shown in the draft flood risk maps as were shown in the final flood risk maps and, in this regard,
the findings of the SHLAA/SELAA (May 2014) were not affected by the findings of the final SFRA report.

2.22 Some sites were split at this stage to provide a more realistic account of the developable areas
and the timescales in which they could be developed. Sites that overlapped were also split to ensure
double counting was avoided. In addition, it was noted where sites could be combined together to make
a better larger potential development plot.

2.23 The remaining sites were visited by Officers. Constraints identified in the desktop survey were
verified and any additional issues were noted.

2.24 In order to complete Part 1 of the Site Assessment Form, a preliminary conclusion was made
by Officers on the suitability of sites and whether to progress them to the next stage in the process.
Sites were assessed as being 'not currently deliverable' where:

Physical limitations or problems such as access, infrastructure, ground conditions, flood risk,
hazardous risks, pollution or contamination were so severe that development would currently be
unacceptable in the context of the existing Local Plan, national or emerging planning policy.
Landscape features, nature or heritage conservation impacts or environmental / amenity impact
were so severe that development would be unacceptable in the context of the existing Local Plan,
emerging plan policy and national policy.

2.25 SHLAA site appraisals were previously undertaken using a 'policy neutral' approach. This meant
that even if a potential development was contrary to planning policy, it was still included within the
Assessment. The NPPG now recommends that national, local and emerging planning policies should
be applied to the Assessment. This has the beneficial effect of ensuring that only sites with a realistic
prospect of being developed are included within the deliverable / developable categories of the
Assessment. This is a far more robust approach, as there is increased confidence in the housing and
economic development trajectories.

2.26 The remaining sites also received comments from our Heritage and Design, and Development
Management teams. This improved the robustness of the assessment by helping to identify issues that
could potentially prevent a site from being granted planning permission. Advice was also received
regarding suitable densities for sites.

2.27 The Research Team at Gloucestershire County Council assessed sites through their accessibility
modelling programme, which ranked sites according to their accessibility (distance, walking time, cycling
time and bus/walk time) to either a primary school, full-time education collage, GP surgery, major brand
supermarket, Post Office and one of the 17 Principal Settlements. This was taken into consideration
when assessing the suitability of each site.

2.28 Once the desktop research was complete, we undertook more detailed site surveys to ratify
inconsistent information gathered through the call for sites and desktop assessment. This also gave a
more up-to-date view on the current situation regarding sites and a better understanding of the type
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and scale of development that was appropriate. In addition, this exercise helped identify further constraints
and gave an insight into how they could be overcome and how long this would may take. The site visits
also enabled us to identify further potential land to investigate within the SHLAA process. More details
of the site survey can be viewed in Appendix 38.

2.29 Where constraints were identified, a commentary of possible actions that will be needed to
overcome constraints has been provided. These are set out in a column within Appendices 1-17 and
20-36.

Assessing Economic Viability

2.30 We commissioned a specialist consultant to undertake viability assessments of potential residential
sites. Their report is available to download from the Monitoring and Evidence Base page of our website.

2.31 We worked with the consultant to create 7 site typologies, which were specific to the potential
residential sites within Cotswold District. These were tested using a Residual Valuation Model to provide
robust evidence, which demonstrates that all the SHLAA sites are economically viable under the policies
within the current Local Plan (2001-11) and in current market conditions.

2.32 The typologies also underwent sensitivity testing to show the effect of:

10% decrease in house values
25% increase in prices over the 5 years
Increasing the profit margin from 20% profit to 25%
20% increase to the level of CIL/S106 contribution

2.33 All typologies remained viable with a 20% increase to CIL/S106 contributions. The only typology
that was not viable in the other less favorable economic scenarios related to brownfield sites with a
capacity of 10+ houses with abnormals (e.g. demolition and clean up costs).

2.34 In conclusion, all residential sites are economically viable in current planning and market
conditions. Even in worsening economic scenarios, only 4% of SHLAA sites would not be viable. If these
sites were not to be delivered, there would still be enough capacity from alternative SHLAA sites to
meet the remaining Local Plan (2011-31) housing requirement.

2.35 We also commissioned a specialist consultant to undertake viability assessments on potential
economic development sites. Their report is also available to download from the Monitoring and Evidence
Base page of our website.

2.36 Cotswold District is not a major employment area. Rents are not high enough to develop to an
institutional standard. Moreover, outside a few good locations, rental levels fall off drastically, particularly
on the disused airbases where there is plenty of lower quality but serviceable accommodation.

2.37 There are a few locations where office development apparently is (or has been) viable – for
instance, Cotswold Business Village at Moreton-in-Marsh and Cirencester Business Park. However,
development consists of relatively small units and a specification that is adequate, but short of institutional
investors’ requirements. Moreover, in the smaller settlements, much of the development land is too
remote and has sub-standard access.
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2.38 There is nothing wrong or uncommon with this situation, but the effect is that a standard residual
land value appraisal, incorporating the cost of construction to an institutional standard, would probably
demonstrate that development is not viable anywhere in the district. Yet, in the real world, development
does take place in Cotswold district. There can be many reasons for this, which are discussed in the
accompanying SELAA Economic Viability Report.

2.39 The Economic Viability Report concludes that there is a good prospect of development being
achievable on the sites proposed for allocation, taking account of their special value to particular sellers,
developers and buyers. The Economic Viability Report also concludes that the potential SHLAA sites
allow sufficient choice to cater for likely demand and that generally speaking, there is unlikely to be an
alternative allocation strategy that would be more viable.

2.40 The Economic Viability Report also concludes that development of retail convenience stores
attracts the major operators and is viable in Cotswold as it is across most of the country (subject to
market saturation). There has recently been a move away from large format stores towards smaller
top-up stores but this is less likely to affect Cotswold District, which has few large format stores anyway.
Non-food retail warehouse should also be viable in the main towns although demand will be for full A1
user rather than bulky goods. A comprehensive survey of gaps in the occupier market has not yet been
undertaken and this assessment cannot be definitive, but it is expected that most, if not all, of the sites
put forward for retail development will be viable if there is occupier demand.

Calculating the Capacities of Sites

2.41 We adopted a conservative approach when assessing the capacities of sites to ensure that the
housing and economic development trajectories are not over-optimistic. It is robust to estimate a low
site capacity, which actually produces a higher capacity when planning permission is granted.

2.42 As a starting point, the capacities of residential sites were calculated using a Density Multiplier
Assumption (DMA). This used a basic assumption of 30 dwellings per hectare but takes account of the
patterns of development. For example, larger developments allocate land to roads, parking areas, green
spaces etc., which impact on the overall density of the development. To reflect this, the DMA makes a
deduction on the capacity of larger sites. The following table shows how densities have been calculated:

Density Multiplier Assumptions within Cotswold District

Area for housingDiscounted site areaSite size (Ha)

100%00 - 0.4

83%17%0.4 - 2

63%37%2+

2.43 The capacities of economic development sites have been calculated using the site area in
hectares. This is because the proposed uses of many of these sites were either undefined or took in
several different types of employment or retail use, which would all have different average floorspaces.
For example, an office building, which would typically be multi-storey, would be expected to have a
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much larger assumed floorspace than a single-storey warehouse. Without an indicative site plan, it is
therefore very difficult to estimate floorspace capacities. Using the site area is a consistent and reasonable
approach for the purpose of the SELAA.

2.44 The capacities of sites were refined taking consideration of a variety of sources, including:

Where a site previously had planning permission, or where there was a planning application in
progress, the number of units was considered;
If the site was a Local Plan Site Allocation, the number of units allocated was considered;
If a constraint reduced the developable site area then the capacity was adjusted accordingly;
The advice from the Heritage and Design and Development Management teams was considered
where they indicated a different capacity, for instance, where they recommended that a lower
density was appropriate;
Where development was spread over a long time period (e.g. 6-10 and 11-15 years), as a rule,
half the capacity was divided to give a realistic estimation of the number of units that would be
delivered in each time period;
The capacities have been rounded to nearest whole number.

The Advisory Panel

2.45 For the May 2014 SHLAA/SELAA, an advisory panel of key stakeholders was formed to help
provide further advice on the assessment of the suitability and viability of sites and to make suggestions
of measures that can be taken to overcome constraints. In addition, the Panel also provided advice on
lead-in times and build-out rates to give a better understanding of the timescales for development.

2.46 Various panel members were approached to achieve a range of professional skills and viewpoints.
The Panel agreed to use a number of general assumptions and guidelines in their assessment of sites
in order to ensure that a pragmatic and consistent approach was applied. Panel members included
statutory consultees, property agents, planning constancies, members of the construction and house
building industries, local landscape and wildlife experts, highways and water infrastructure organisations,
representatives from neighbouring local planning authorities and Officers from Cotswold District Council.

2.47 An advisory panel of key stakeholders was also formed for the SHLAA Addendum sites. The
panel had the same objectives as the original Panel and the same range of representatives were invited.

2.48 The panel meetings were held on 7th November 2013 and 10th November 2015. Comments
regarding potential constraints and site deliverability were received at the panel meetings and via written
submission after the meetings. A full list of the organisations that contributed to the SHLAA panel process
is provided in Appendix 39.

2.49 Following both panel meetings, an Officer meeting was held to consider the comments gained
from the panel meeting and all other evidence that had been gathered to date. Conclusions were then
made about whether sites were available, suitable and achievable and a reasonable estimate was made
about when sites could be delivered.
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Community Involvement

2.50 To gain a strong community input into the SHLAA and the allocation of sites in the Local Plan,
the Council engaged with local communities between January and March 2014. An event was held on
18th January 2014, which trained town and parish councils to undertake their own site appraisals of the
potential development sites. The town and parish councils then consulted their local communities about
the potential development sites. Communities were also encouraged to identify any potential development
land that they thought could contribute to the future housing requirement. Representatives from town
and parish councils that had sites under discussion in their parishes, as well as site owners and agents,
were also invited to the panel meeting on 10th November 2015.

2.51 The town and parish councils' comments helped identify some previously unknown constraints,
which were verified by Council Officers. The feedback has been used as evidence when considering
the deliverability and developability of sites.

Assessment of Timescales

2.52 We used a number of sources of information to help assess whether sites are suitable, available
and achievable. These have enabled a reasonable estimate to be made of when sites will realistically
be delivered. The sources of evidence include:

information provided by the person or organisation submitting the site;
planning history;
appeal decisions and High court Judgements;
national, local and emerging planning policy;
recent evidence contributing to the emerging Local Plan;
primary information gathered from desktop and site visit research;
an estimation of how long it will take to overcome identified constraints;
consideration of the owner or organisation promoting the site and their track record of selling or
delivering sites;
accessibility modelling data provided by Gloucestershire County Council;
advice from our Development Management and Heritage & Design teams;
expert advice given by an independent panel of stakeholders to help understand the local housing
and economic markets and to make an estimation on lead in times and build out rates of sites (more
information regarding the panel can be viewed in Appendix 39);
Comments received by town and parish councils following community engagement events between
January and March 2014; and
viability assessments;

2.53 Sites were considered to be deliverable within 5 years if the site:

has direct road access;
has relatively flat topography;
is surrounding residential properties;
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is within single ownership with known availability; and
has the AONB as the only constraint and the site is within a development boundary of one of the
10 Principal Settlements identified in the Local Plan (2001-11).

2.54 Sites were considered to be developable (i.e. 6-10, 11-15 or 16-20 years) if:

the site had potential land contamination requiring clean up; or an access problem that can be
overcome (e.g. demolish garages);
alternative parking / allotments / employment land could supplement any loss to the existing site;
difficulties concerning urban design could be overcome;
improvements to screening or landscaping would be required that would take time to overcome;
another plot (which was deliverable / developable) would need to be developed before construction
on the site in question could commence;
there were leasing or tenancy issues that need to be resolved before the site could be developed;
or
significant infrastructure works were required.

2.55 The reasons that sites were considered unlikely to deliver residential development included:

questionable achieveability due to multiple ownership / land acquisitions needed to develop the
site / difficult to assemble / legal issues;
setting of the site is too prominent, usually in conjunction with the AONB;
loss of important / valued site, e.g. open space / car park necessary to serve…/ playing fields /
employment land; and land not supplemented elsewhere;
inappropriate for housing due to surrounding uses, e.g. incompatible retail and industrial / school
/ office uses. Detrimental impact on surrounding residential uses / incongruous or not in keeping
with the surrounding area;
unlikely to overcome constraints;
archaeologically sensitive location;
within the flood plain;
topographically constrained (i.e. by a steep slope);
unviable costs - costs outweigh development potential, construction difficulties;
significant constraints concerning access, i.e. no apparent or appropriate access, too narrow,
through an industrial estate etc.; or
established walls / mature gardens / adjacent listed building makes the site inappropriate for
development / Tree Preservation Order.

2.56 The Council has considered all the available evidence to arrive at its conclusions on potential
deliverability and the timescales that sites will likely be developed within. However, given that the situation
surrounding sites is continually changing, further information can be submitted at any time, which will
be considered in next review of the SHLAA/SELAA.
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3.1 In the appendices to this report, which contain the sites assessments, a number of constraints
relating to individual sites are identified. An indication of how these constraints can be overcome is
outlined in the table below in order to avoid repetition.

Actions required to overcome constraintsConstraint

Developers may be required to demonstrate that there is adequate waste water capacity both on and
off the site to serve the development and that it would not lead to problems for existing or new users.

Potential sewage infrastructure capacity
issues

In some circumstances it may be necessary for developers to fund studies to ascertain whether the
proposed development will lead to overloading of existing waste water infrastructure.

Phase 1 study (desktop study and site reconnaissance) should be submitted with a planning application.
Depending on the findings of the Phase 1 study, there may be a need for a more intrusive Phase 2
study.

Filled quarry or landfill buffer zone or
any potential contamination issues

Depending who the local water infrastructure provider is, developers will need to consult either Thames
Water or Wessex Water to establish whether the proposed development is affected by the cordon
sanitaire of a water treatment facility.

Water treatment facility buffer zone

NPPF paragraph 112 states that “Local planning authorities should take into account the economic
and other benefits of the best and most versatile agricultural land. Where significant development of
agricultural land is demonstrated to be necessary, local planning authorities should seek to use areas

Best and most versatile agricultural
land: Land in grades 1, 2 and 3a of the
Agricultural Land Classification.

of poorer quality land in preference to that of a higher quality”. DEFRA provides information on land
use classification. For some sites, detailed survey work has been undertaken that marks out the exact
areas of best and most versatile agricultural land. In such cases, NPPF paragraph 112 implies that it
will need to be demonstrated that other areas of poor quality land cannot be used first.

For sites where a detailed survey of best and most versatile agricultural land has not been carried out,
this information should first be gathered to establish whether there is a need to demonstrate that other
areas of poor quality land cannot be used first.

Liaise with Cotswold District Council to establish the design requirement before the design stage of a
scheme.

Conservation Area or Listed Buildings,
including development in their setting.

In line with the precautionary approach applied by the Habitats Regulations Assessment Screening
Report, a number of settlements have been identified where development could have an impact on

Habitats Regulations Assessment
Screening

European designated wildlife sites. Until significant effects can be ruled out, any development within
the following settlements must undergo Habitats Regulations Assessment Screening: Cirencester;
Strategic site south of Chesterton, Cirencester; Andoversford; Blockley; Fairford; Kemble;
Lechlade-on-Thames; Mickleton; Siddington; South Cerney; Tetbury; and Willersey.

3.2 It should be noted that the SHLAA only provides a broad outline of potential constraints. A full
planning application will require a much greater level of detail regarding investigations into constraints
and actions required to overcome them. Further discussions with planners will almost certainly be
needed and it is recommended these are undertaken at the early stages in the planning application
process.

Strategic Housing and Economic Land Availability Assessment - January 201616
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4.1 Using the information presented in Appendices 1-19 and the Residential Land Monitoring Statistics
Report (April 2015), the following table presents the theoretical housing potential of the sites identified
in the SHLAA. To reiterate what is said in the introduction, if a site has been assessed by the SHLAA
or SELAA as being developable in 0-5, 6-10, 11-15 or 16-20 years, it does not mean that the site
is allocated for development. The SHLAA and SELAA are used alongside a number of other evidence
base documents that inform the Local Plan Site Allocations process. Only after a public consultation is
a decision made about which sites should be allocated in the Local Plan.

Potential Housing Capacity (number of dwellings)

Total

SHLAA

(16-20
years)

SHLAA

(11-15
years)

SHLAA

(6-10 years)

SHLAA

(0-5 years)

Permissions
>10

dwellings
granted

between 1st
April 2015
and 31st
January

2016 (net)

Extant
planning

permissions
at 1st April
2015 (net)

Completed
between 1st
April 2011

and 1st
April 2015

(net)

Settlement /
Group

3,4598317858631468258640Cirencester

111--40--1952Andoversford

101--65-2385Blockley

381--32-2026267Bourton-on-the
Water

2984321128-204739Chipping
Campden

122441342--221Down Ampney

5484955---317127Fairford

98-1224--557Kemble

1309-22--8316Lechlade

243----901521Mickleton

1,077-113134--449381Moreton-in-Marsh

1045-17--6814Northleach

233--64--66103South Cerney

362106-40101126232Stow-on-the-Wold

841--5218-74427Tetbury

391----26227138Upper
Rissington

27877-106-70232Willersey

430-----299131
Remaining
Rural Areas
(inc. Siddington)
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Potential Housing Capacity (number of dwellings)

Total

SHLAA

(16-20
years)

SHLAA

(11-15
years)

SHLAA

(6-10 years)

SHLAA

(0-5 years)

Permissions
>10

dwellings
granted

between 1st
April 2015
and 31st
January

2016 (net)

Extant
planning

permissions
at 1st April
2015 (net)

Completed
between 1st
April 2011

and 1st
April 2015

(net)

Settlement /
Group

9,2071,1649991,629424293,1611,783DISTRICT
TOTAL

4.2 Using the information presented in Appendix 20-36, the following table presents the total area of
potential economic development land of the sites identified in the SELAA.

Potential New Economic Land Capacity (Ha)

Total

SELAA

(16-20 years)

SELAA

(11-15 years)

SELAA

(6-10 years)

SELAA

(0-5 years)Settlement / Group

38.674.733.928.5421.48Cirencester

-----Andoversford

-----Blockley

5.13--1.124.01Bourton-on-the Water

2.14--2.14-Chipping Campden

0.79---0.79Down Ampney

-----Fairford

-----Kemble

1.25-1.25--Lechlade

0.37---0.37Mickleton

17.55 (+117.87 at Fire
Service College)

5.34 (+14.18 at Fire
Service College)2.037.13 (+103.69 at Fire

Service College)3.05Moreton-in-Marsh

-----Northleach

2.38---2.38South Cerney

-----Stow-on-the-Wold

2.882.08-0.8-Tetbury

1.3---1.3Upper Rissington

3.95--3.95-Willersey

Strategic Housing and Economic Land Availability Assessment - January 201618
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Potential New Economic Land Capacity (Ha)

Total

SELAA

(16-20 years)

SELAA

(11-15 years)

SELAA

(6-10 years)

SELAA

(0-5 years)Settlement / Group

76.41 (+117.87 at Fire
Service College)

12.15 (+14.18 at Fire
Service College)7.223.68 (+103.69 at Fire

Service College)33.38DISTRICT TOTAL
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Monitoring & review of the SHLAA and SELAA

5.1 . The SHLAA plays an important role in updating the housing trajectory, as well as helping to
demonstrate our five year housing land supply. In addition, both the SHLAA and SELAA help to inform
the production of new policies as well as providing an early indication about the suitability of sites to the
development industry and local communities. The SHLAA and SELAA will therefore be updated annually.

5.2 A full resurvey of sites will be undertaken when we review our development plans. We will also
resurvey sites where other significant changes in circumstances are encountered, such as the Council
not being able to demonstrate a five year housing land supply. In addition, the Council will resurvey
sites when necessary when new information is brought to the Council's attention that may alter the
conclusion of the existing site assessment.

5.3 As technical documents, the SHLAA and SELAA are not subject to a formal consultation period.
However, comments may be submitted to the Council at any time, which will be considered as part of
the ongoing review process. In addition, new sites can be submitted or alterations to existing sites can
be made at any time, which will be incorporated within future reviews of the report.

5.4 Please refer to our website for the latest information regarding the SHLAA and SELAA, the housing
trajectory and 5 year housing land supply.

Strategic Housing and Economic Land Availability Assessment - January 201620
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2 Andoversford - potential residential sites
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3 Blockley - potential residential sites
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4 Bourton-on-the-Water - potential residential sites
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14 Stow-on-the-Wold - potential residential sites
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15 Tetbury - potential residential sites
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16 Upper Rissington - potential residential sites
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17 Willersey - potential residential sites
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18 Not currently developable residential sites
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Specific Information sources for Cotswold DistrictType of site

Cotswold District Local Plan 2001-2011; Cotswold District Council Residential
Land Availability Study (various years of monitoring studies); Cotswold District
Council Employment Land Availability Study (various years of monitoring studies)

Existing housing and economic development allocations

Cotswold District Local Plan Inspector's Report (Evidence to Local Plan Inquiry
April - Sept 2004)

Omission sites put forward through the Local Plan 2001-2011
process

None availableSite development briefs not yet with planning permission

UNIFORM Development Management database. Planning appeal
correspondence.Planning applications that have been refused or withdrawn

Residential Land Availability Study 2012; UNIFORM Development Management
& Building Control databaseLapsed planning permissions

Local authority records

Land in the local authority’s ownership Register of surplus public sector land (English Partnerships)

National register of public sector land
Engagement with strategic plans of other public sector bodies such as County
Councils, Central Government, National Health Service, Policy, Fire Services,
utilities providers, statutory undertakers

Surplus and likely to become surplus public sector land

Local authority empty property register (residential, industrial and commercial)
English House Condition Survey (CLG)
National Land Use Database Commercial property databases (e.g. estate agents
and property agents)
Valuation Office databaseVacant and derelict land and buildings (including redundant

and disused agricultural buildings, potential permitted
development changes e.g. offices to residential) Active engagement with sector

Council Tax information

Ordinance Survey maps
Aerial photography
Planning applications
Site surveys

Additional opportunities in established uses (e.g. making
productive use of under-utilised facilities such as garage
blocks)

Enquiries received by local planning authority
Active engagement with sectorBusiness requirements and aspirations

Local and neighbourhood plans
Planning applications
Ordinance Survey maps (Geographical Information System OS base)
Aerial photography (Goodle Map, Google Earth, Bing)
Site surveys

Sites in rural locations

Large scale redevelopment and redesign of existing residential
or economic areas

Sites in and adjoining villages or rural settlements and rural
exception sites

Potential urban extensions and new free standing settlements

Additional sources of information used in the Cotswold SHLAA

Cotswold District Urban Capacity Study (2001)Urban Capacity Study

Cotswold District Employment Land Study Review (2013)Local planning authority Employment Land Review
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Specific Information sources for Cotswold DistrictType of site

Two Call for Sites campaigns ran in 2008 and 2013 - the council identified over
450 stakeholders and invited them to submit land for consideration in the SHLAA

Calls for sites - invitation to development industry, agents,
landowners, communities, parish councils, and the public to
put forward sites.

A press release was made in April 2013, which was published by five different
local newspapers / journals.

Further emails / letters / enquiries received after the publication of the SHLAA.

A collection of sites were amassed, which were assessed in the SHLAA/SELAA
Addendum I (November 2014) and the SHLAA/SELAA Addendum II (December
2015)

New sites submitted on an ad-hoc basis

GRCC SHLAA Sites Review update (October 2013)GRCC - Gloucestershire Rural Community Council

Met with other officers within Council (June 2013).Cotswold District Council (CDC) Officer local knowledge and
street by street survey

Site submitted by members of the public as part of the consultation

Local Plan Site Allocations: Regulation 19 Public Consultation
(January 2015) Town and parish councils were asked to submit new sites whilst undertaking

their own site assessments (November 2014)

Table 1
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38.1 The appraisal of SHLAA sites followed the process set out in the Site Assessment Form below.

Part 1 - Site Assessment Form

Site Details

SHLAA site reference number & site name

Brief of location (i.e. north of settlement x)

Information source (i.e. how was it originally identified?)

Planning status (if relevant)

Landowner contact details

Agent details (if relevant)

Parish / town council - contact details

CDC Ward Councillor - contact details

Site Characteristics

Description of site

Site size (or range if appropriate)

Indicative capacity of dwellings

Boundaries identified on map?

Current land use(s)

Surrounding land use(s)

Character of surrounding area

Greenfield or brownfield

Constraints Investigated in Desktop Study

Does the site fall within a Development Boundary or policy area identified
in the Cotswold District Local Plan 2001-2011?

Does the site fall within the Strategic Flood Risk Assessment (SFRA)
Level 2 Climate Change Flood Zone?

Is the site within either a gas pipeline, explosive safeguarding or oil
pipeline buffer zone?

Are there any natural features of significance, such as topography?

Does the site fall within an area with a landscape designation?
Area of Outstanding Natural Beauty (AONB)
Special Landscape Area (SLA)
Greenbelt

Does the site impact on any other ecological / natural designations?
Special Area of Conservation (SAC)
National Nature Reserve (NNR)
Special Scientific Interest (SSSI)
Local Nature Reserve (LNR)
Key Wildlife Site (KWS)
Regionally Important Geological Site
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Area there any tree considerations?
Tree Preservation Orders (TPOs) or specimens worthy of
protection
Ancient Woodland
Wooded areas / hedges

Does the site impact on historic of cultural heritage?
Listed Building
Conservation Area
Historic Park or Garden
National Trust / English Heritage asset
Scheduled Ancient Monument (SAM)
Historic battleground
Any other special historical interest

Does the site fall within an area of either Grade 1, 2, or 3a best and
most versatile agricultural land? Has a detailed agricultural survey been
undertaken on the site?

Is there any known contamination on or near the site?
Water treatment facilities buffer zones
Filled quarry or landfill buffer zones
Any other contamination?

Does the site impact on land of existing or future strategic importance?
Highway network
Railway line (existing and former)
Canal (existing and former)
Car park facility

Infrastructure

Water supply?

Drainage Issues?

Sewerage issues?

Electricity? Any pylons located within site or nearby?

Strategic transport Infrastructure nearby or required?

Accessibility

Sustainable transport accessibility (e.g. range of means of public
transport and frequency of service; cycling & walking opportunities to
services & facilities)

Access to primary services, facilities and jobs (e.g. employment, retail
& leisure) i.e. distance to nearest main town e.g. Cirencester, Principal
Settlements, or surrounding towns e.g. Swindon, Cheltenham, Witney
etc

Access to key local services & facilities (e.g. Post office, health, primary
school, village hall, pub, general store) within settlement or distance to
nearest.

Are there any additional constraints that can be identified?

Initial Conclusion of Part 1 Site Assessment

Proceed to Part 2 of the Site Assessment? (Y/N with reasons)
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Part 2 - Site Assessment Form

Estimating the housing potential of the site

What is the estimated housing potential of the site?

What housing potential does the proposer of the

site indicate?

What does the Panel consider the housing

potential of the site to be?

Assessing the 'suitability' of a site for housing

A site is suitable for housing development if it offers a suitable location for development and would contribute to the creation of sustainable,
mixed communities. The following factors should be considered to assess a site's suitability:

Is the site allocated in the current Local Plan for housing or does it have planning permission for housing already? (these sites will generally be
suitable, unless circumstances have changed that would alter their suitability)

Are there any policy restrictions? (such as designations, protected areas, existing planning policy and corporate or community strategy policy).

Are there any physical problems or limitations? (such as access, infrastructure, ground conditions, flood risk, hazardous risks, pollution or
contamination)

Are there any potential impacts? (including effect upon landscape features and conservation)

Is there an issue with appropriateness or the likely market attractiveness of the type of development proposed?

What environmental conditions would there be? (i.e. which would be experienced by prospective residents)

Conclusion: Is the site SUITABLE?

Assessing the 'availability' for housing

A site is considered available for development when, on the best information available, there is confidence that there are no legal or ownership
problems.

Is the site in multiple ownership?

Are there any ransom/ access strips, tenancies, or operational requirements of landowners?

Is the site controlled by a housing developer who has expressed an intention to develop?

Has the land owner expressed an intention to sell?

If the problem has been identified, how could it be realistically overcome?

Conclusion: is the site AVAILABLE? ( timescale 0-5 yrs, 6-10, 11-15 yrs?)

Assessing the 'achieveability' of a site for housing

A site is considered achievable for development where there is a reasonable prospect that housing will be developed on the site at a particular
point in time. This is a judgement about the economic viability of a site, and the capacity of the developer to complete and sell the housing over
a certain period.
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Estimating the housing potential of the site

What are the market factors affecting the site? (such as adjacent uses, economic viability of existing, proposed and alternative uses in terms of
land values, attractiveness of the locality, level of potential market demand and projected rate of sales.

What are the cost factors affecting the site? (including site preparation costs relating to any physical constraints, any exceptional works necessary,
relevant planning standards or obligations, prospect of funding or investment to address identified constraints or assist development.

Are there any delivery factors? (including the developer's own phasing, the realistic build-out rates on larger sites, likely earliest and latest start
and completion dates, whether there is a single developer or several developers offering different housing products, and the size and capacity
of the developer).

Is the use of a 'residual valuation model' necessary to help determine whether housing is an economically viable prospect for a particular site?

What is the estimate of the housing potential of the site? How does it affect its economic viability?

What are the views of house builders and local property agents on the 'achieveability' of the site?

Conclusion: is the site ACHIEVABLE?

Overcoming constraints on sites

What action is needed to overcome any constraints identified? (e.g. is investment needed for new infrastructure? How can fragmented land
ownership be dealt with? are environmental improvements required? does planning policy currently constraining housing development need
amending?)

Conclusion: Can CONSTRAINTS be overcome?

OVERALL CONCLUSION OF SITE ASSESSMENT

Is the site considered DELIVERABLE? (i.e. the site is available now, offer a suitable location for development now, and be achievable with a
realistic prospect that housing will be delivered on the site within five years and in particular that development of the site is viable). NB. Sites
with planning permission are assumed to be deliverable unless there is clear evidence that schemes will not be implemented within
five years.

Is the site considered DEVELOPABLE? (i.e. its in a suitable location for housing development and there should be a reasonable prospect that
the site is available and could be viably developed at the point envisaged).

Is the site considered NOT CURRENTLY DEVELOPABLE? (i.e. It is not seen how the site can be delivered in the plan period).
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Advisory Panel

39.1 Representatives from the following organisations assisted with the SHLAA & SELAA Panel on
7th November 2013:

ContributionType of professional expertiseRepresentatuive

Attended panel meetingHousing Association (affordable housing)Bromford Group

Attended panel meetingLandscape protection organisationCotswold Conservation Board

Attended panel meetingPlanning policyCotswold District Council Forward Planning

Attended panel meetingLandscape / urban conservationCotswold District Council Heritage & Design

Attended panel meetingLandscape protection organisationCPRE - Campaign for the Protection of Rural
England

Attended panel meetingFlood risk management / water quality and resources
/ waste regulation / climate change / contaminated
land / conservation and ecology specialists

Environment Agency

Attended panel meetingNational highway infrastructure providerHighway Agency

Attended panel meetingPlanning consultancyHunter Page Planning

Attended panel meetingLocal highway infrastructure provider / local economic
development

Gloucestershire County Council

Attended panel meetingRural housing expertsGloucestershire Rural Communities Council

Attended panel meetingLocal economy specialistsGloucestershire Local Enterprise Partnership

Attended panel meetingWildlife organisationGloucestershire Wildlife Trust

Attended panel meetingConstruction companyMarkey Group

Attended panel meetingPlanning consultancyMcLoughlin Planning

Attended panel meetingNational rail infrastructure providerNetwork Rail

Attended panel meetingEstate agent / local property expertPerry Bishop and Chambers

Attended panel meetingNHS / healthcare providerPrimary Care Trust

Attended panel meetingWater infrastructure provider (south-east and north
Cotswold)

Thames Water

Attended panel meetingWater infrastructure provider (south-west Cotswold)Wessex Water

39.2 Invitations were also sent to the following organisations, who were unable to attend: Alder King
(planning consultancy), Homes and Communities Agency, Robert Hitchins Ltd., (planning consultancy),
Redrow Homes (construction company), English Heritage, Civil Aviation Authority, Gloucester Clinical
Commissioning, Integrated Transport Authority, Marine Management Organisation, Natural England,
Royal Agricultural University.

39.3 To help assess the sites in advance of the panel meeting, panel members were sent:
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An Excel spreadsheet listing all the potential SHLAA sites
Terms of Reference (SHLAA methodology)
A protocol for considering sites
A guidance / policy summary
Site plans
Photos

Terms of Reference for the Advisory Panel

1. The purpose of the Panel is to establish the deliverability and developability of sites put forward for
housing development, as part of the Strategic Housing Land Availability Assessment for Cotswold
District. The SHLAA will provide part of the evidence base for the Cotswold District Local Plan.
The latest SHLAA planning guidance was provided on a CD.

2. The Panel will consist of representatives invited by Cotswold District Council. It is likely that Panel
members would represent the development industry, social landlords, property agents, the local
community and other agencies, in addition to Cotswold District Council.

3. Panel members will be expected to declare their financial or other interests in any site under
discussion.

4. All comments received will be collated to provide an agreed consensus of opinion. Any sites which
would benefit from further discussion, and/or other sites not commented on, will be considered at
an Officer meeting.

5. The names and contact details of Panel members will be recorded and made available on public
request.

6. No payment will be offered for attendance at a Panel meeting.
7. Results for each site considered by the Panel will be made available to all panel members, and will

be published along with other information on sites.
8. The SHLAA databases will remain the property of Cotswold District Council, and any changes to

the SHLAA databases as a result of the advice of the Panel will be made by Cotswold District
Council.

9. The Panel will advise on assessing the achievability / viability of sites in order to establish their
potential in terms of deliverability / developability.

General assumptions agreed by the Panel for assessing sites

An average market situation should be assumed; previously the SHLAA panel considered it prudent
to look at the market over the long-term of the plan period.
The SHLAA deals with sites without planning permission. Sites with planning permission are
assumed to be ‘deliverable’ (unless there is evidence to suggest otherwise). The District has a low
non-implementation or lapse rate and these sites are recorded in the 5 year housing land supply
document.
The panel are only expected to consider sites capable of delivering 5 or more dwellings. Site below
this threshold would not be allocated for housing.
The SHLAA is not planning policy and does not sanction development, although it has been referred
to within the planning application process. It should be noted therefore that current planning policies
will still apply.
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The Panel will primarily be assessing achieveability and deliverability. However, the Panel should
be aware that in line with the National Planning Policy Guidance note, the suitability of the
assessment has been guided by the development plan, emerging policy and national policy (unlike
previous years where a policy neutral approach was used).
Housing capacities have been calculated using a variety of evidence. This included SHLAA
submission figures, evidence provided by Officers and a Density Multiplier Assumption (DMA) (see
section 3 for the calculation).
A consensus of opinion will be agreed. Any sites which would benefit from further discussion, and
/ or other sites not commented in the Review, will be considered at an Officer meeting.

39.4 A second Panel meeting was held on 10th November 2015 to discuss new sites that had been
submitted to the SHLAA and SELAA and some sites that had a change in circumstance that required
the site to be reassessed Representatives from the following organisations contributed to the Panel
process.

ContributionOrganisationOrganisation

Town and Parish Council's

Attended panel meetingParish CouncilAndoversford Parish Council

Attended panel meetingParish CouncilDown Ampney Parish Council

Attended panel meetingTown CouncilChipping Campden Town Council

Attended panel meetingTown CouncilFairford Town Council

Attended panel meetingParish CouncilKemble Parish Council

Attended panel meetingParish CouncilMaugersbury Parish Concil

Attended panel meetingTown CouncilMoreton in Marsh Town Council

Attended panel meetingParish CouncilSiddington Parish Council

Attended panel meetingParish CouncilSouth Cerney Parish Council

Attended panel meetingTown CouncilStow on the Wold Town Council

Attended panel meetingTown CouncilTetbury Town Council

Attended panel meetingParish CouncilUpper Rissington Parish Council

Voluntary Panel Members

Attended panel meetingHouse BuilderBovis Homes

Attended panel meetingHousing AssociationBromford Group

Attended panel meetingLandscape Protection OrganisationCotswold Conservation Board

Attended panel meetingLandscape Protection OrganisationCPRE - Campaign for the Protectionof Rural
England

Attended panel meetingLocal Nature PartnershipGloucestershire Wildlife Trust / LNP
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ContributionOrganisationOrganisation

Provided comments separatelyNational Highway Network ProviderHighways England

Attended panel meetingPlanning ConsultancyMcLoughlin Planning

Attended panel meetingEstate Agent / Local Property ExpertPerry Bishop

Attended panel meetingHouse BuilderRedrow

Attended panel meetingWater Infrastructure ProviderThames Water

Provided comments separatelyWater Infrastructure ProviderWessex Water

Landowners and Property Agents

Attended panel meetingLandownerCo-Operative Estates

Attended panel meetingProperty AgentDavid Lock Associates Ltd

Attended panel meetingProperty AgentHallam Land Management

Attended panel meetingLandownerHelen Kirkup

Attended panel meetingProperty AgentHourigan Connolly

Attended panel meetingProperty AgentHunter Page Planning

Attended panel meetingProperty AgentJRM Property Solutions

Provided comments separatelyLandownerJohn Withers

Attended panel meetingProperty AgentNexus Planning

Attended panel meetingProperty AgentPlan A

Attended panel meetingLandownerRoy Eastlake

Attended panel meetingProperty AgentSandywell Ward - Cheltenham

Attended panel meetingProperty AgentRural Solutions

Neighbouring Authorities

Attended panel meetingLocal Planning AuthorityCheltenham, Gloucester & Tewkesbury JCS

Provided comments separatelyLocal Planning AuthorityStroud District Council

Provided comments separatelyLocal Planning AuthorityWiltshire Council

Others

Attended panel meetingLocal Campaign GroupFairford Planning Watch / F N D Group

Cotswold District Council

Attended panel meetingNatural and Historic EnvironmentHeritage and Design

Attended panel meetingPlanning PolicyForward Planning

Provided comments separatelyDevelopment ManagementDevelopment Management
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39.5 Invitations were also sent to the following organisations, who were unable to attend:

39.6 Alder King, Bovis Homes, Brodie Manning, Bruton Knowles, Carter Construction, Civil Aviation
Authority, English Heritage, Environment Agency, Forest of Dean District Council, Gladman
Developments, Gloucestershire Care Services, Gloucestershire Clinical Commissioning Unit,
Gloucestershire Constabulary, Gloucestershire County Council, Gloucestershire Local Enterprise
Partnership, Homes and Communities Agency, Lechlade Town Council, Mango Planning and
Development Ltd., Markey Group, Natural England, Office of Rail Regulation, Newland Homes Ltd.,
Northleach Town Council, Oxfordshire County Council, Pegasus Group, Pippa Cheetham (O&H Properties
Ltd)., Robert Hitchins Ltd., SF Planning Ltd., Smiths Gore, South Gloucestershire Council, Stratford
District Council, Strutt & Parker, Swindon Borough Council, Vale of White Horse District Council,
Warwickshire County Council, West Oxfordshire District Council, Worcestershire County Council,
Wychavon District Council.

39.7 To help assess the sites in advance of the panel meeting, panel members were sent:

A table showing the draft site assessments
Site plans
The Terms of Reference (SHLAA methodology)
Comments form

Terms of Reference for SHLAA Advisory Panel

1. The SHLAA panel meeting is a fact finding exercise to help establish the deliverability and
developability of potential development sites. The SHLAA will provide part of the evidence base
for the Cotswold District Local Plan.

2. Anything discussed at the panel meeting and any information that is subsequently sent to attendees
will remain confidential until the SHLAA is published.

3. The panel will consist of representatives invited by Cotswold District Council. It is likely that panel
members will include representatives from the development industry, social landlords, property
agents, the local community and other agencies, in addition to site landowners and agents and
Cotswold District Council.

4. Panel members will be expected to declare their financial or other interests in any site under
discussion before speaking.

5. All industry expertise and opinions received at the panel meeting will be taken into consideration
at an Officer meeting where all available evidence will be drawn together to form conclusions on
each site’s deliverability.

6. The names and contact details of panel members will be recorded and made available on public
request.

7. No payment will be offered for attendance at the panel meeting.
8. Results for each site considered by the panel will be made available to all panel members and will

be published along with other information on sites.
9. The SHLAA will remain the property of Cotswold District Council and any changes to the SHLAA

as a result of the advice of the panel will be made by Cotswold District Council.
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List of abbreviations

Area of Outstanding Natural BeautyAONB

Cotswold District CouncilCDC

Community Infrastructure LevyCIL

Communities and Local GovernmentCLG

Department for Environment, Food and Rural AffairsDEFRA

Density Multiplier AssumptionDMA

Flood ZoneFZ

Geographical Information SystemGIS

Gloucestershire Rural Communities CouncilGRCC

Key Wildlife SiteKWS

Listed BuildingLB

Local Nature ReserveLNR

National Nature ReserveNNR

National Planning Policy FrameworkNPPF

National Planning Practice GuidanceNPPG

Section 106 agreementS.106

Special Area of ConservationSAC

Scheduled Ancient MonumentSAM

Strategic Economic Land Availability AssessmentSELAA

Special Landscape AreaSLA

Strategic Flood Risk AssessmentSFRA

Strategic Housing Land Availability AssessmentSHLAA

Site of Special Scientific InterestSSSI

Tree Preservation OrderTPO
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