13th August 2020
To Members of the Regeneration Committee
You are hereby summoned to a virtual meeting of the
Committee to be held on Thursday, 5th November
2020 at 10am to conduct the following business.

Helen Bojaniwska
Town Clerk
The meeting will be held via the Zoom meeting platform.
To attend the meeting please follow this meeting link or use ID 829 4176 2826 –
password 263303
For more information about attending Council meeting via Zoom please refer to
the guidance on our website
AGENDA
1.
2.
3.
4.
5.
6.

To receive apologies for absence
To receive declarations of interest
To consider requests for dispensations
To appoint a new deputy chair following the resignation of Cllr Dechan
To receive questions from the public
To approve the minutes of the meeting of the Regeneration Committee
on 20th August 2020, previously circulated
7. To receive a budget report to end September 2020
8. To receive a progress report on the review of the Shaping the Heart of Stroud
Neighbourhood Development Plan and agree next steps
9. To receive a verbal report on One Public Estate funding bid (Brendan Cleere)
10. To receive a verbal report on Stroud District Council’s 2030 Strategy Consultation
(Brendan Cleere)
11. To receive a verbal report from the Tourism Forum (Hannah McDonnell)
12. To receive a verbal report on temporary closure of London Road for the Farmers’
Market
13. To receive an update on Phase 1 of the signage project
14. To review the draft Committee budget for 2021–22
Members are reminded that the Council has a general duty to consider the following matters in the
exercise of any of its functions: Equal Opportunities (age, race, gender, sexual orientation, faith,
marital status and disability); Crime and Disorder (Section 17); Health and Safety; and Human Rights.

Regeneration Committee Budget report to 30/9/2020
Expenditure
Christmas lights
Town Centre Projects/cleanliness
NDP projects
Equipment Maintainence
Road safety/Wallbridge Project
Site Materials
Total

Budget
£8,000
£4,500
£89,500
£630
£0
£1,200
£103,830

Spent
£1,594
£2,283
£16,328
£60
£331
£0
£20,596

Balance
£6,406
£2,217
£73,172
£570
-£331
£1,200
£83,234

Income
Community Infrastructure Levy
Grants
Use of reserves
Precept
Grant -Cycling project
Total

Budget
£500
£17,000
£72,000
£14,330
£0
£103,830

Received
£0
£750
£0
£7,165
£300
£8,215

Balance
£500
£16,250
£72,000
£7,165
-£300
£95,615

NEIGHBOURHOOD DEVELOPMENT PLAN REVIEW – NEXT
STEPS
AUTHOR – Alison Rood, Project Officer, (Edited by Helen Bojaniwska, Town Clerk)
CONSULTEES – none
FOR MEETING – Regeneration Committee
DATE – 5th November 2020
RECOMMENDATIONS –
a) Engagement of consultants to review and develop street spaces
document/policies
b) Engage an environmental consultant to analyse and report on pollution data
c) Engagement of consultants to support SDC in the production of vision statements
for development sites identified in NDP
d) Development of community/stakeholder engagement plan to include:
a. review and update of consultees,
b. use of Commonplace platform and
c. identification of other non-digital methods of consultation
e) Confirmation and application of Locality funding

REPORT
Context
The decision to review the Neighbourhood Development Plan (NDP), Shaping the
Heart of Stroud, was taken in 2019 by the Neighbourhood Development Plan
Working Group (NDPWG) in order to align with the review of the Local Plan, to
ensure consistency and maintain the weight of the document as a current planning
tool. The Covid-19 pandemic resulted in work on both plans being delayed.
It is now possible for both the town and district councils to recommence their
respective plan reviews. This report provides an update on the current situation,
identifies potential next steps and provides estimates the financial resources
required.
Update
In 2019 the town council was awarded funding from Locality for a package of
Technical Support. This support focussed on areas where it was felt more detail was
needed in the NDP. As a result consultants (AECOM) produced the attached three
documents:
•
•
•

Stroud Parish Housing Needs Assessment (March 2020)
Stroud Neighbourhood Plan Design Guidelines (June 2020)
Evidence Base and Policy Development (EBPD) – (March 2020 draft)

These documents can be used to inform both policy review and development.

In January 2020 an application (Appendix 1) was made to SDC to change the NDP
area to include retail sites adjacent to the town centre (the current sites of Waitrose,
Tesco and Homebase), an area of green space (The Long Ground), and an area
next to the canal (part of a potential development site with possibilities to function as
a wharf for canal boats known as Development Site ZP2B in the NDP). These sites
were deemed necessary for inclusion to allow the NDP to address more effectively
environmental, social and economic issues for the whole community. This change
was approved by the District Council in October 2020.

Recently, the Government has indicated that housing numbers should increase
within the Stroud district. Stroud District Council is therefore currently consulting on
additional housing options and sites for potential inclusion in the emerging Local
Plan. This may mean that sites identified in the NDP e.g. Beeches Green, Cheapside
car park, may now be brought forward as development sites by the District Council
and could provide opportunities to achieve some of the NDP desired outcomes.

Next steps
The Covid-19 pandemic and lockdown resulted in an increase in walking and cycling.
In turn this changed the way many people interacted with the public realm and has
enabled people to re-think their modes of travel. To understand how this may have
affected people’s perception of travel, in September 2020 the town council undertook
the Stroud Active Travel consultation. This provided direct feedback from the local
communities on issues surrounding walking and cycling. In addition GCC have
embarked on a car parking review in the town.
The combination of these factors suggest that as part of the NDP review,
consideration should be given to reviewing the NDP policies regarding shared space
and the public realm and exploring opportunities to plan for infrastructure to support
active travel in and around the town. Consultants could be engaged to identify
potential locations for improvement or policy development. This could be done
through the development of a stand-alone ‘street spaces’ document or policies
embedded within the NDP.
We now have a year’s worth of pollution monitoring data which will require expert
analysis. An environmental consultant will be needed to report on the data, which will
be important evidence for any transport related policies.
As part of their Local Plan review Stroud District Council are required to identify
additional sites for housing. This provides, through the NDP review process, an
opportunity for the town council to take a proactive role in ensuring sites such as
Beeches Green (ZP5), the Police Station (ZP6) and Cheapside car park (ZP2a) are
developed in ways which help the achieve NDP priorities.
This could be done through supporting SDC in the production of ‘vision statements’,
for each (or an individual) site. The production of a vision statement(s) would provide
a practical demonstration of the application of the NDP Design Guidance document
and the viability of NDP goals. It would also raise the profile of the NDP and
guidance amongst SDC officers and developers. Vision statements could also

provide additional and updated details to the zonal development policies (general
principals) in the existing NDP as part of the review process. The statements could
be used to support SDC officers in their consultation process for each site and
influence their discussions with developers. As a result, site development briefs
would then be directly influenced by the NDP and the Design Guidance. It is
suggested that consultants be employed to support SDC officers to undertake this
work. It may be that funding allows for only one example to be completed.
The extent of the NDP review will impact on both the level of consultation required
and also the timeframe. Any consultation should also conform to government Covid
guidelines, which may also impact on time and resources required. Consequently
details in this report are best estimates and may be liable to change.
Guidance highlights minor (non-material) updates that would not materially affect
policies can be made by the LPA, with consent from the neighbourhood planning
group. Under these circumstances there is no need to repeat Regulation 14
(pre-submission consultation) consultation, examination and referendum.
Modifications that do materially affect policies in the NDP mean that the plan would
need to go through the process from Regulation 14 onwards, although under certain
circumstances a referendum may not be required i.e. if the examiner decides the
modifications do not substantially change the nature of the plan. Further clarification
is being sought from the Neighbourhood Planning Officer at SDC.
Consultation through community and stakeholder engagement will be required.
Identification of community and key stakeholders and methods of consultation can
be informed by the original NDP process. However, a review of both is
recommended.
Consideration of consultation methods is particularly important to maintain social
distancing requirements due to the pandemic. Consultation may require a greater
on-line presence. A platform similar to that used for the Stroud Active Travel
consultation may be appropriate. Commonplace have indicated a cost of £2.5k to
use their platform. The needs of those unable or uncomfortable with technology must
also be considered and a variety of consultation techniques should be available and
adequately resourced.
Funding. As the NDP is already ‘made’, the town council is eligible for further funding
of up to £18k from Locality of both grant and technical support. Their guidance
indicates the funding must be spent within 12 months or by the end of the financial
year, whichever is earliest. This means that relevant work should be scheduled to
benefit from this funding and that a grant application be ready for submission early in
April 2021. Confirmation of timeframes is currently being sought from Locality and an
update will be given at the committee
An indicative timetable highlighting significant milestones for the NDP review is
included below. The timetable assumes minor updates only. For a more extensive
review an additional 5 months (approx.) would be required.

Action

Quarter

Review of consultees/stakeholders and ongoing

1

Date
Nov 20-Jan 21

Action

Quarter

consultation

2
3
1
2
1
2
3
1
2
4

Application for Locality funding
Liaison with SDC re NDP and Local Plan review
(ongoing)
Policy development/research
Approval of review by SDC and publication

Date
Feb 21-Apr 21
May 21- July 21
Nov 20-Jan 21
Feb 21-Apr 21
Nov 20-Jan 21
Feb 21-Apr 21
May 21-July 21
Nov 20-Jan 21
Mar 21-June 21
Aug 21-Oct 21

LEGAL IMPLICATIONS
Adherence to Locality funding guidelines if funding secured.
Adherence to the Localism Act of 2011 which details Neighbourhood Planning
procedures.

FINANCIAL AND STAFFING IMPLICATIONS
Budget
There is currently £60,000 uncommitted in the budget for 2020-21 which could be
used to progress:
•
•
•

consultancy to review and develop street spaces document/policies (est.
£20,000)
environmental consultant to analyse and report on pollution data (est £4,000)
consultancy to support SDC in the production of vision statements for
development sites identified in NDP (est. £5,000)

A grant of up to £10k is available from Locality which could be used in 2021–22 to
progress community consultation including covering a licence for the Commonplace
consultation platform (£2,500)

EQUALITY IMPLICATIONS
The Council has a general duty to consider the following matters in the exercise of
any of its functions: Equal Opportunities (age, race, sexual orientation, faith, marital
status and disability). Community engagement and consultation will need to be
designed to ensure that no one is excluded from the process.

CO2 IMPLICATIONS
Any measures introduced as a result of this process which contribute to a shift
towards walking, cycling or public transport will contribute to reducing emissions from
both private and commercial vehicles.

Stroud Parish
Housing Needs Assessment
(HNA)

March 2020
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© 2020 AECOM. All Rights Reserved.
This document has been prepared by AECOM Limited (“AECOM”) in accordance with its contract with Locality (the “Client”) and
in accordance with generally accepted consultancy principles, the budget for fees and the terms of reference agreed between
AECOM and the Client. Any information provided by third parties and referred to herein has not been checked or verified by
AECOM, unless otherwise expressly stated in the document. AECOM shall have no liability to any third party that makes use of
or relies upon this document.

Disclaimer
This document is intended to aid the preparation of the Neighbourhood Plan, and can be used to guide decision making and as
evidence to support Plan policies, if the Qualifying Body (i.e. the neighbourhood planning group) so chooses. It is not a
neighbourhood plan policy document. It is a ‘snapshot’ in time and may become superseded by more recent information. The
Qualifying Body is not bound to accept its conclusions. If any party can demonstrate that any of the evidence presented herein is
inaccurate or out of date, such evidence can be presented to the Qualifying Body at the consultation stage. Where evidence from
elsewhere conflicts with this report, the Qualifying Body should decide what policy position to take in the Neighbourhood Plan
and that judgement should be documented so that it can be defended at the Examination stage.
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List of acronyms used in the text:

AH

Affordable Housing (NPPF definition)

AMH

Affordable Market Housing

HNA

Housing Needs Assessment

HNF

Housing Need Figure

Housing LIN

Housing Learning and Improvement Network

HRP

Household Reference Person

LHN

Local Housing Need

LPA

Local Planning Authority

LQAR

Lower Quartile Affordability Ratio

LTHPD Long-Term Health Problem or Disability
MAR

Median Affordability Ratio

MH

Market Housing

MHCLG Ministry for Housing, Communities and Local Government (formerly DCLG)
NA

Neighbourhood (Plan) Area

NDO

Neighbourhood Development Order

NDP

Neighbourhood Development Plan

NP

Neighbourhood Plan

NPPF

National Planning Policy Framework

ONS

Office for National Statistics

PPG

Planning Practice Guidance

PRS

Private Rented Sector

RQ

Research Question

SHLAA Strategic Housing Land Availability Assessment
SHMA

Strategic Housing Market Assessment

SDC

Stroud District Council

STC

Stroud Town Council

VOA

Valuation Office Agency
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1.

The vast majority of households in Stroud Parish are owner-occupiers. This is followed by the social rented sector, and
the private rented sector, both of which exhibit higher proportions than seen at district and national level.

2.

Over the inter-census period, the number of those renting privately has increased substantially, as did the number of
those in shared ownership homes. Meanwhile, homeownership increased only slightly whilst social renting declined
slightly.

3.

House prices have grown significantly for all house types, 52.2% overall over the last 10 years. All housing types
experienced significant growth with semi- detached and terraced homes experienced the greatest (62.1% and 47.8%
respectively).

4.

The approximate median incomes and lower quartile earnings in Stroud Parish are £35,000 and £22,200 respectively
(these are based on larger proxy areas). Households on median incomes are unable to afford home ownership in the
Parish. Home ownership can be extended to these households through shared ownership, discounted market sale and
rent to buy products.

5.

There is substantial need for affordable housing identified in the LHNA 2019. Stroud District’s figures pro rated to the
Parish suggest the need for 23 homes per annum to meet the needs of households who are unable to afford market
housing. An additional 27 households per annum aspire to home ownership and would benefit from affordable home
ownership.

6.

Although there is no housing requirement figure for Stroud NA, or the Parish, the affordable housing need figures are
likely to exceed any overall housing requirement. The Local Plan allocation for Stroud Valleys which covers the NA and
wider areas is for 450 homes over 2015-2031 (around 28 per annum). Full affordable housing needs are unlikely to be
met unless Stroud delivers homes in excess of the Local Plan allocation.

7.

It is therefore critical that the 30% affordable housing delivery requirement is met wherever possible in Stroud. Should
the community wish to further boost the supply of Affordable Housing there are other routes available to providing it.
For example, using community development orders, identifying exception sites or developing community land trusts
are all tried and tested ways of increasing the supply of affordable housing above the minima indicated by Local Plan
policy.

1.2

Conclusions- Type and Size

8.

This analysis provides an indication of the likely need for different types and sizes of homes based on demographic
change. It is important to remember that other factors should be considered in determining the dwelling mix that is
desirable in the NA or on any particular site. These include the characteristics of the existing stock of housing, the role
of the NA or site within the wider housing market area (linked to any LA strategies or plans) and site-specific factors
which may justify a particular dwelling mix.

9.

Compared with the LPA, Stroud Parish is characterised by a notably higher proportion of semi- detached houses and
flats. Meanwhile there is a significantly lower proportion of detached homes in the Parish than the wider District. The
housing stock in Stroud Parish is characterised by medium to large dwellings, with high proportions of properties with 4
to 6 rooms or more. This theme is broadly reflected at the LA level, but to a lesser extent.

10. The 2011 Census data the parish has a higher proportion of people aged between 25-44 compared to district rates.
There is also a significant proportion of those age 45-84 and also aged 15 and below in the parish. The proportion of
those aged 65-84 is also lower than both district and national levels. The Parish has a younger age profile than the
District as a whole.
11. Census data shows that since 2001 NA population has grown for all age categories with the exception of the under 15
and 25-44 age categories, which declined by -10.7% and -7.1% respectively. Meanwhile, the strongest growth was seen
in the 45-64 age group at 24.3% and also the 16-24 age group at 18.6%.
12. The majority of Stroud parish households under the age of 34 live in 1- or 2-bedroom dwellings, the proportion of
households occupying these smaller dwellings declines steeply as age increases, until the proportion begins to climb
again from the 55-59 category. These dwellings once again make up the majority for ages 85+. Nevertheless, 3-bedroom
dwellings are the most common size for households headed by those aged 35 – 84.
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13. The estimates of dwelling mix in this report suggest the need to prioritise the provision of larger homes in order to
provide a better balance of sizes within the housing stock. It is important to keep these figures in perspective. They
represent estimates based on demographic modelling but do not take into account other factors such as the nature of
the existing stock (in terms of local mix and quality), the sites that are likely to be developed (and what might be an
appropriate mix of dwellings given the context), viability matters or the role of the NA in the wider housing market.
14. The latter point is important since although there may be biases in the demographic mix and stock in particular
neighbourhoods, this may serve an important function in the wider market area. The LA and neighbourhood group
should consider whether any biases or misalignments are problematic and need addressing or whether they reflect a
housing market that is functioning on a wider scale. Nevertheless, it is usually a good objective to promote greater
choice in the type and size of housing available at the neighbourhood level and this analysis provides some guidance
for doing so.

1.3

Conclusions- Specialist Housing for Older People

15. This HNA has presented two estimates of the need for specialised housing amongst older people within Stroud. These
estimates suggest the need for between 287 and 396 homes which meet the needs of older people who have some
form of need for care or support. The estimates suggest that between 81 and 173 homes may need to be suitable to
support those with more intensive care or support needs.
16. In considering these estimates, it is important to keep in mind two points:
a.

Many of these households already exist and are living within the existing housing stock in Stroud. Some of this
stock may have been adapted to meet their needs and, in many case, those needing care and support are able
to receive it in their own home. The mainstream housing stock will continue to house most older people with care
or support needs.

b.

There is an existing stock of specialist housing eg sheltered or extra care accommodation within Stroud so these
estimates are not net figures. There are 234 existing units of specialist housing for older people in Stroud Parish,
Referring to the minimum estimate produced by the Housing LIN-based calculation, this means there are an
additional (i.e. net) 53 specialist units (287 – 234) that may need to be provided over the Plan period.

17. The scale of need for specialised housing in Stroud suggests there may be scope to develop specialist schemes such
as extra care which provide independent living for older people with 24 hour care and support on site. However, given
there is a relatively substantial existing supply of sheltered housing within Stroud, this would need to be considered in
the light of patterns of demand eg take up/ sales rates in the existing stock.
18. These estimates should be treated with caution as the need or demand for specialist accommodation (eg extra care) is
inherently tied to LA policies on the provision of care and support. Many local authorities aim to support older people
(and other vulnerable people) in their own homes for as long as possible. If these strategies are successful, they may
reduce the requirement for specialist housing with care or support.
19. There is a strong case for ensuring that new homes developed in Stroud meet improved accessibility standards. This
recognises the fact that most older people aspire to remain in their own home as they age. The ageing of the population
and the propensity for people to stay in mainstream housing means that the stock needs to be capable of being adapted
as the care and support needs of occupants change.
20. Given than most older people will live within the mainstream housing stock and may receive care and support in their
own homes, the neighbourhood group may wish to consider the extent to which new housing provision is built to
accessible and adaptable standards. Increasing the proportion of accessible and adaptable homes within the housing
stock, through applying optional building regulations (M4(2) and M4(3)) could play an important part in ensuring the
wider housing stock meets the needs of older people.
21. While it is important to maximise the accessibility of all new housing, it is particularly important for specialist housing for
older people to be provided in sustainable, accessible locations, for a number of reasons, as follows:
•
•
•

so that residents, who often lack cars of their own, are able to access local services and facilities, such as
shops and doctor’s surgeries, on foot;
so that any staff working there have the choice to access their workplace by more sustainable transport
modes; and
so that family members and other visitors have the choice to access relatives and friends living in specialist
accommodation by more sustainable transport modes.
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22. In addition, the Local Plan expects specialist housing for older people (including extra care) to meet its affordable
housing policy by providing 30% of units as affordable housing. It is not possible for this HNA to comment on the viability
of this requirement, particularly given the LPA has carried out its own assessment in setting its affordable housing policy.
23. Alongside the need for specialist housing to be provided in accessible locations, another important requirement is for
cost effectiveness and economies of scale. This can be achieved by serving the specialist older housing needs arising
from a number of different locations and/or neighbourhood plan areas from a single, centralised point (i.e. what is
sometimes referred to as a ‘hub-and-spoke’ model).
24. It is considered that Stroud is, in broad terms, a suitable location for specialist accommodation on the basis of the
accessibility criteria and the considerations of cost-effectiveness above. As such, there is potential for such
accommodation to be provided within the Neighbourhood Plan area (while noting there is no specific requirement or
obligation to do so if there is potential to meet need arising from Stroud in other suitable locations near to but outside
the Plan area boundaries). Where it is considered for any reason desirable to meet some of the specialist need outside
the Neighbourhood Plan area boundaries, there will be a degree of overlap between the number of specialist dwellings
to be provided and the overall dwellings target for the Neighbourhood Plan area itself.
25. Wherever specialist housing is to be accommodated, partnership working with specialist developers is recommended,
so as to introduce a greater degree of choice into the housing options for older people who wish to move in later life.

1.4

Conclusions- Newly-forming households/first-time buyers

26. It can therefore be concluded that, on the basis of ONS Census 2011 data, around 423 individuals below 35 had not
formed their own household by that year. This represents around 7.1% of new households with the potential to form.
27. Based on the average of the numbers in Table 7-2 and Figure 7-1, an estimated tenure split of homes can be calculated,
having regard to the specific tenure needs of newly forming households. It should be noted that this estimated split
emphasises the importance to such households of both entry-level market sales (including affordable routes to home
ownership) and private rent.
28. It is recommended that neighbourhood planners seek to promote these tenures within new housing developments if the
policy goal is to ensure that suitable and affordable housing for younger people can be provided within the
Neighbourhood Plan area.
Table 1-1: Tenures recommended in Stroud to meet the needs of newly forming households
Tenure
Home ownership

Recommended proportion
2%

Entry-level market sales/intermediate ownership product

12%

Social rent

41%

Private rent

28%

Source: AECOM calculations
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29. Stroud is a Neighbourhood Plan area located in Stroud District, Gloucestershire. The Neighbourhood Area (NA)
boundary comprises Stroud town centre which is split into 7 zones (as seen in Figure 2-2) and was designated on 18th
July 2014.
30. The proposed Neighbourhood Plan period starts in 2020 and extends to 2040, therefore comprising a planning period
of 20 years.
31. The town is surrounded by the Cotswold Hills and 10 miles south of the city of Gloucester, 14 miles south-southwest of
Cheltenham, 13 miles west-northwest of Cirencester and 26 miles northeast of the city of Bristol. There are various bus
routes that connect the town to surrounding areas including Gloucester. The railway station also provides connections
to Swindon, Cheltenham and London.
32. Whilst the Neighbourhood area differs from the boundaries of the Parish, it has been agreed by Stroud Town Council
that this HNA will be based on the wider Stroud parish and not the Stroud NA (unless otherwise stated). For clarity both
the neighbourhood area and the parish boundaries are shown below to enable comparison.
33. The statistics show that in the 2011 Census the Parish area had a total of 13,259 residents.
34. A map of the Plan area appears below in Figure 2.1.
Figure 2-1: Map of the Stroud Parish1

Source: ONS 2011

1

Available at https://www.nomisweb.co.uk/reports/localarea?compare=E04004380
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Figure 2-2: Map of the Stroud Neighbourhood Plan area2

Source: Stroud Town Council
35. The neighbourhood planners are interested in exploring the need for Affordable Housing for sale and are therefore
eligible for support under the Affordable Housing for sale element of the Neighbourhood Planning Technical Support
programme. Analysis and commentary on this issue has been provided where relevant and possible in the HNA.

2

Available at https://shapingtheheartstroud.org/area/
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Planning policy context

37. In line with the Basic Conditions3 of neighbourhood planning, Neighbourhood Development Plans (NDPs) are required
to be in general conformity with adopted strategic local policies.4 Consequently, the relevant elements of the Local Plan
are reviewed as part of this Housing Needs Assessment (HNA).
38. In the case of Stroud, the relevant local planning context is as follows:
39. The Stroud District Local Plan was adopted on 19th November 2015 and replaced the 2005 Local Plan. This plan
provides a planning policy framework for Stroud for the period up to 2031. The Local Plan is a Development Strategy
which is articulated through a number of “Core Policies”. These core strategies establish the broad principles about
acceptable levels and distribution of development in both the towns and the countryside. The Local Plan also includes
more detailed “Delivery Policies” for managing and directing development, as well as specific site allocations, area
designations, protections and planning controls.5

2.2.1

Policies in the adopted local plan6

40. A list of adopted policies deemed relevant for the purpose of this HNA are identified below:
Table 2-3: Summary of Stroud District adopted policies having relevance to Stroud Neighbourhood Plan
Housing Needs Assessment
Policy

Provisions

Policy CP2 – Strategic Stroud District will accommodate at least 11,400 additional dwellings, of which 450 dwellings
Growth
and will be located in the Stroud Valleys area which includes the Stroud NA.
development locations
Policy CP3– Settlement Proposals for new development should be located in accordance with the District's settlement
Hierachy
hierarchy. Stroud town is classed as an accessible local service centre, which is the first tier in
the hierarchy.
Policy CP8 – New New housing development must be well designed to address local housing needs, incorporating
housing Development
a range of different types, tenures and sizes of housing, to create mixed communities. New
developments should take account of the District's housing needs, as set out in the Strategic
Housing Market Assessment.
Policy CP9– Affordable There is an overall unadjusted need for affordable housing of 446 dwellings per annum.
Housing
All residential proposals of at least 4 dwellings (net) or capable of providing 4 dwellings (net)
covering a net site area of at least 0.16 ha will provide at least 30% of the net units proposed
as affordable dwellings, where viable. On sites capable of providing less than four dwellings
(net) a financial contribution to affordable housing of at least 20% of total development value
will be expected (where viable).

Source: Stroud District Local Plan

2.2.2

Policies in the emerging local plan7

41. Stroud District Council is in the process of reviewing the current Stroud District Local Plan. The first stage was an Issues
and Options public consultation, which took place during autumn 2017. The consultation Draft Plan sets out the Council’s
preferred strategy for meeting growth and development needs until 2040. A list of emerging policies deemed relevant
3

Available at https://www.gov.uk/guidance/neighbourhood-planning--2#basic-conditions-for-neighbourhood-plan-to-referendum

4

However, this does not affect the potential for the evidence base underpinning the emerging local plan to inform or form part of the
evidence base for the neighbourhood plan.
5

Available at https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_for-web.pdf

6

Note that only those policies considered relevant to this Housing Needs Assessment have been reviewed, and that the policies reviewed
may have been edited for relevance and/or clarity. As such, this summary of relevant policies should not be considered a full summary of
the Local Plan in question.
7

Note that only those policies considered relevant to this Housing Needs Assessment have been reviewed, and that the policies reviewed
may have been edited for relevance and/or clarity. As such, this summary of relevant policies should not be considered a full summary of
the Local Plan in question.
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for the purpose of this HNA are identified below:
Table 2-4: Summary of Stroud District emerging policies having relevance to Stroud Neighbourhood Plan
Housing Needs Assessment
Policy

Provisions

Policy CP2 – Strategic Stroud District will accommodate at least 12,800 additional dwellings, of which 265 dwellings
Growth
and will be located in the Stroud Town area (boundaries are defined in the emerging local plan)
development locations which includes the NA.
Policy CP3– Settlement Proposals for new development should be located in accordance with the District's settlement
Hierachy
hierarchy. Stroud town is classed as a main settlement, which is the first tier in the hierarchy.
Main settlements are the primary focus for growth and employment and service centres. They
will continue to provide significant levels of jobs and homes.
This policy also outlines that within the settlement development limit (SDL) boundaries for main
settlement towns (Stroud NA and parish is within this boundary as shown below) there should
be at least 30% of housing should be affordable on all sites capable of providing 10 or more
dwellings.
Policy CP8 – New New housing development must be well designed to address local housing needs, incorporating
housing Development
a range of different types, tenures and sizes of housing, to create mixed communities. New
developments should take account of the District's housing needs, as set out in the Local
Housing Needs Assessment.
Policy CP9– Affordable There is an overall unadjusted need for affordable housing of 425 dwellings per annum.
Housing
This policy also states that on sites capable of providing 10 or more dwellings (net), or covering
a site area of 0.5 hectares or more, will be required to provide at least 30% affordable housing.
Source: Stroud District Local Plan Review – Draft Plan 2019

Figure 2-5 : Stroud Town Settlement Development Limit (SDL)

Source: Stroud District Local Plan Review – Draft Plan 2019
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42. Research Questions, abbreviated to ‘RQ;’ are formulated at the start of the project through discussion with the
neighbourhood group. They serve to direct the research and provide the structure for the HNA.
43. The RQs relevant to this study, as discussed and agreed with STC, are set out below.

3.1.1

Tenure and Affordability

44. The neighbourhood planning group would like to understand the needs of the community for housing of varying tenures,
as well as the relative affordability of those tenures that should be provided to meet local need now and into the future.
45. This evidence will allow Stroud NA to establish the right conditions for new development to come forward that is
affordable, both in the broader sense of market housing attainable for first-time buyers, and as Affordable Housing for
those who may be currently priced out of the market.
RQ 1: What quantity and tenures of Affordable Housing should be planned for over the Neighbourhood Plan
period?

3.1.2

Type and Size

46. The neighbourhood planning group is seeking to determine what size and type of housing would be best suited to the
local community. The group recognize that there is a significant number of flats and smaller homes which may be
unsuitable for newly forming households. The group want to ensure that housing developments meets the local needs
of all demographic groups in the area.
47. The aim of this research question is to provide neighbourhood planners with evidence on the types and sizes needed
by the local community. This will help to shape future development so that it better reflects what residents need.
RQ 2: What type (terrace, semi, bungalows, flats and detached) and size (number of bedrooms) of housing is
appropriate for the Plan area over the Neighbourhood Plan period?

3.1.3

Specialist Housing for Older People

48. The neighbourhood planning group wishes to ensure that future housing provision takes into account the needs of older
people. In terms of housing, the group is particularly interested in how those needs might be met through a variety of
solutions – including mainstream housing which meets the needs of households at all life stages and specialist
accommodation which promotes independent living and access to care and support. . There is significant overlap
between this area and the question of housing type and size, but this question will specifically address the need for
specialised housing for older people through the Plan period.
RQ 3: What provision should be made for specialist housing for older people over the Neighbourhood Plan
period?

3.1.4

Housing for Newly-Forming Households/First-Time Buyers

49. The neighbourhood planning group is keen to ensure that there is an adequate supply of affordable and suitable
dwellings for first-time buyers in the Neighbourhood Plan area, given the well known difficulties that younger people
face, compared with previous generations, in accessing home ownership. As such it is appropriate to understand the
specific dwelling tenures and types that could be provided to ensure that the Neighbourhood Plan area retains its
younger population.
RQ 4: What provision should be made in terms of housing for newly forming households/first-time buyers over
the Neighbourhood Plan period?
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50. It is appropriate for neighbourhood planners to refer to existing needs assessments prepared by the Local Planning
Authority (LPA) as a starting point. As Stroud Neighbourhood Area is located within Stroud District’s planning area in
Gloucestershire, we turned to the relevant Strategic Housing Market Assessment (SHMA). The most up to date
assessment of needs within Stroud is provided by the Gloucestershire Local Housing Needs Assessment 2019.
51. For the purpose of this HNA, data from Stroud District’s own evidence base to support their housing policies has been
considered applicable and relevant unless it conflicts with more locally specific and/or more recently-produced evidence.
The housing market evidence draws upon a range of data including population and demographic projections, housing
market transactions, and employment scenarios. As such, it contains a number of points of relevance when determining
housing need within the Neighbourhood Plan area, and has been referenced as appropriate.

3.2.2

Other relevant data

52. In addition to the Stroud District evidence base, we have assessed other evidence to ensure our study is robust for the
purposes of developing policy at the NP level and is locally specific. This includes data from both Census 2001 and
2011, as well as from a wide range of other data sources, including:
•

Land Registry data on prices paid for housing within the local market;

•

Population and household projections produced by the Office of National Statistics (ONS);

•

Information on current property asking prices, for housing for sale or rent, from home.co.uk; and

•

The Housing Learning and Improvement Network (LIN)’s SHOP@ tool for estimating the need for differing
types of specialist dwellings for older people
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RQ 1: Tenure and Affordability
RQ 1: What Affordable Housing (eg social housing, affordable rented, shared ownership, intermediate rented)
and other market tenures should be planned for in the housing mix over the Neighbourhood Plan period?

4.1

Introduction

53. Tenure refers to the legal arrangements in place that enable a household to live in their home; it determines householder
rights and influences the level of payments to be made in return for these rights. Broadly speaking, tenure falls into two
categories, Affordable Housing and Market Housing, depending on whether the household benefits from a subsidy of
some sort to enable them to live in their home.
54. This section will examine the tenure of dwellings in the current stock and recent supply. Then, looking at affordability,
make an assessment on whether continuation of these trends would meet future needs. This section also investigates
whether there are misalignments between the supply of different tenures of housing and local need. Such misalignments
can justify policies that guide new developments to prioritise certain tenures, to bring supply and demand into better
alignment.8

4.2

Definitions

55. It is necessary at this stage of the study to make clear the distinction between Affordable Housing as planning
terminology and the colloquial meaning of the phrase. In the course of this study, we refer to Affordable Housing,
abbreviated to ‘AH’. AH comprises those forms of housing tenure that fall within the definition of Affordable Housing set
out in the current NPPF: social rent, affordable rent, affordable private rent (brought forward by build to rent schemes),
and forms of AH designed to offer affordable routes to home ownership.9
56. The definition of Affordable Housing set out in the NPPF makes clear the Government’s commitment to home ownership
(broadening the definition of AH which had previously referred only to social and intermediate housing to include a range
of low-cost housing opportunities for those aspiring to own a home, including starter homes). However, it still recognises
the important role of social, affordable, and private rent tenures for those not currently seeking home ownership.
57. In paragraph 64 of the NPPF, the Government introduces a recommendation that “where major housing development
is proposed, planning policies and decisions should expect at least 10% of the homes to be available for affordable
home ownership”. In line with PPG,10 the assumption should be that a ‘major housing development’ can be defined as
a site of 10 dwellings or more, and that affordable home ownership includes starter homes, shared ownership homes,
and homes available for discount market sale.

4.3

Current tenure profile

58. In order to set a baseline for the examination of tenure, it is necessary to present a picture of the Neighbourhood Plan
area based on the most recent reliable data. Table 4-1 below presents Census data from 2011; this table shows the
distribution of how households occupy their homes within Stroud Parish, compared to the rest of Stroud District and
England.
59. As seen at district and national levels, the vast majority of households in Stroud Parish are owner-occupiers. This is
followed by the social rented sector, and the private rented sector, both of which exhibit higher proportions than seen at
district and national level.

8

PPG Paragraph: 021 Reference ID: 2a-021-20160401, available at https://www.gov.uk/guidance/housing-and-economic-developmentneeds-assessments
9

NPPF 2019.

10

PPG 031 Reference ID: 23b-031-20161116, available at https://www.gov.uk/guidance/planning-obligations
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Table 4-1: Tenure (households) in Stroud Parish, 2011
Tenure

Stroud Parish

Owned; total

Stroud District

England

62.8%

73.2%

63.3%

Shared ownership

0.7%

0.6%

0.8%

Social rented; total

18.6%

12.8%

17.7%

Private rented; total

16.6%

12.1%

16.8%

Sources: Census 2011, AECOM Calculations

60. In Table 4-2, we note the changes in tenure during the intercensal period. The largest change in the NA was seen in
private rented accommodation, a substantial increase of 113%, with a lesser but still significant 108.4% increase
experienced in the wider District. Shared ownership also increased by 44.8%, with a larger increase seen across the
District at 68.6%. Total ownership increased slightly in the NA by 2.7%, compared to a 3.4% growth experienced in the
wider District. Meanwhile, social rent decreased by -2.7% in the NA compared to a larger decline of -4.2% in the District.
Table 4-2: Rates of tenure change in Stroud Parish, 2001-2011
Tenure

Stroud Parish

Owned; total

Stroud District

England

2.7%

3.4%

-0.6%

Shared ownership

44.8%

68.6%

30.0%

Social rented; total

-2.7%

-4.2%

-0.9%

113.0%

108.4%

82.4%

Private rented; total
Sources: Censuses 2001 and 2011, AECOM Calculations

4.4

Affordability by tenure

61. Having reviewed the tenure of the existing housing stock in Stroud Parish, this report turns to assessing future provision
over the Neighbourhood Plan period.
62. In order to understand whether the tenure profile of the current stock reflects the needs of the population currently and
over the Plan period, the starting point is to consider whether this profile provides different market segments access to
dwellings of a suitable type and size, given their household composition.

4.4.1

House prices

63. In line with PPG11, we have considered evidence of affordability by looking specifically at the relationship between lower
quartile house prices and incomes, as expressed in the Lower Quartile Affordability Ratio12 (LQAR) and the Median
Affordability Ratio13 (MAR). While this is a relatively crude measure of affordability, as it does not take account of the
cost of servicing mortgage debt, it is a useful basic measure for benchmarking affordability changes over time and
between different geographies. Further, PPG makes clear that lower-quartile house prices may be used as a benchmark
for entry-level home prices.14
64. An entry-level dwelling can also be understood as one suitable for a household comprising two or three individuals. In
order to be in conformity with Government guidance on overcrowding, such a home would require three habitable rooms
(i.e. comprise a flat or house with one or two bedrooms). Entry-level properties can therefore also be understood as one
or two-bedroom flats/houses.
65. Figure 4-1 on the following page looks at selected measures of house prices in Stroud Parish. It shows that there has
been some slight fluctuation over the last decade, amidst overall gradual price growth. The mean saw price drops in

11

See Paragraph: 021 Reference ID: 2a-021-20190220, at https://www.gov.uk/guidance/housing-and-economic-development-needsassessments
12

See Glossary in Appendix.

13

See Glossary in Appendix.

14

See Paragraph: 021 Reference ID: 2a-021-20190220, available at https://www.gov.uk/guidance/housing-and-economic-developmentneeds-assessments
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2012 and 2016 followed by a period of growth.
Figure 4-1: House prices by quartile in Stroud Parish between 2009 and 2018
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Source: Land Registry PPD
66. Table 4-3 below breaks down house prices by type of house, as recorded by Land Registry Price Paid Data (PPD). It
shows that house prices have grown significantly for all house types, 52.2% overall. All housing tenures experienced
siginifcant growth with semi- detached and terraced homes experienced the greatest ( 62.1% and 47.8% respectively).
Table 4-3: House prices by type in Stroud Parish, 2008-2017,000’s
Type

2009

2010

2011

2012

2013

2014

Detached

£263K

£292K

£304K

£246K

£254K

£287K

Semidetached

£155K

£196K

£167K

£181K

£186K

Terraced

£162K

£166K

£157K

£173K

Flats

£110K

£116K

£108K

All Types

£162K

£189K

£181K

2015

2016

2017

2018

Growth

£342K

£350K

£383K

£365K

38.6%

£203K

£205K

£219K

£257K

£252K

62.1%

£182K

£195K

£199K

£205K

£238K

£240K

47.8%

£103K

£112K

£106K

£127K

£161K

£137K

£141K

28.7%

£175K

£182K

£197K

£217K

£216K

£247K

£247K

52.2%

Source: Land Registry PPD

4.4.2

Income

67. Household incomes determine the ability of households to exercise choice in the housing market, and consequently
the level of need for affordable housing products. Two sources of data are used to examine household incomes in the
NA.
68. The first source is locally specific but limited to the average total household income. This is the average household
income estimates published by ONS15 at the level of the Middle-layer Super Output Area (MSOA)16. In the case of
Stroud parish the MSOA most suitable for use as a proxy for the Neighbourhood Plan area boundary is E02004656.
Further details on the extent of this MSOA, including a map, and why it was selected as a proxy for the
Neighbourhood Plan area, are set out in Appendix A.

15

Available at
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/incomeandwealth/bulletins/smallareamodelbasedi
ncomeestimates/financialyearending2016
16

An MSOA is a statistical area defined for Census purposes. For further information on MSOAs, see
https://www.ons.gov.uk/methodology/geography/ukgeographies/censusgeography
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69. The average total annual household income was £35,000 in Stroud.17 This figure is usually taken into consideration by
mortgage lenders when determining how much a household can afford to borrow.
70. The second source of data provides the Lower Quartile (LQ) average earnings that is helpful for understanding
affordability challenges among those with lower than average incomes, but it is only available at the District level and
so is less locally-specific. It is derived from ONS Ratio of house price to residence-based earnings (lower quartile and
median), 2002 to 2018 data set. It is important to state that this figure relates to individual earnings. Household income
may be higher where two individuals in a household are earning.
71. Stroud District’s gross LQ annual earnings for 2018 was £22,200.
72. This LQ figure of is a helpful indication of what those on the lowest incomes are able to put towards their housing costs,
although it is important to note two caveats. First, this figure applies to the wider District and may therefore differ from
actual LQ income levels within the NA itself. Second, it is an indication of gross rather than net incomes, and so the
actual amount of income received after taxes and expenses will likely differ.

4.4.3

Affordability Ratios

73. In line with the PPG, we have considered evidence of affordability by looking specifically at the relationship between
lower quartile house prices and incomes, as expressed in the Lower Quartile Affordability Ratio (LQAR) and the
Median Affordability Ratio (MAR). While this is a relatively crude measure of affordability, as it does not take account
of the cost of servicing mortgage debt, it is a useful basic measure for benchmarking affordability changes over time.
74. To arrive at a lower quartile affordability ration (LQAR), we divide the lower quartile house price in Stroud Parish by the
lower quartile income in Stroud District (the area proxy used for the parish). This results in a LQAR for Stroud Parish of
8.20 (£182,000/£22,200).
75. To arrive at a Median affordability ration (MAR), we divide the mean house price in Stroud Parish by the total annual
household income in the MSOA area proxy used for the parish (MSOA E02006066). This results in a MAR for Stroud
Parish of 7.07 (£247,286/£35,000).

4.4.4

Affordability Thresholds

76. In order to gain a clearer understanding of local affordability, it is also useful to understand what levels of income are
required to afford different tenures. This is done using ‘affordability thresholds’. Purchase thresholds denote the standard
household income needed to access mortgage products, and income thresholds denote the maximum share of a
family’s income that should be spent on accommodation costs.
77. AECOM has determined thresholds for entry-level market purchase and private rent and the full range of Affordable
Housing tenures as set out in NPPF across Stroud parish. There are: social rent; affordable rent set at 80%, shared
ownership at 25%, 50%, and 75%; starter homes, discounted market sale and rent to buy and estimated social rent
levels. These calculations are detailed in Appendix A. The key assumptions made in assessing the affordability of
different tenures are explained alongside the calculations, but it is worth noting here that we have assumed that the
maximum percentage of household income that should be spent on rent is 25% and that mortgage financing will be
offered at a maximum of 3.5 times household income. Table 4-4 shows the cost of different tenures and the annual
income required to support these costs within Stroud parish. The income required column is the annual income needed
to support ongoing housing costs, but does not reflect the cost of a deposit (which we have assumed to be 10% of the
value to be purchased) or the possibility that households able to access market housing for purchase may already hold
equity from an existing property.
78. The government has also announced its intention to introduce First Homes, which will be available at a 30% discount
to market prices.18

17

Total annual household income is the sum of the gross income of every member of the household plus any income from benefits s uch as
Working Families Tax Credit.
18

The consultation on First Homes can be viewed here: https://www.gov.uk/government/consultations/first-homes.
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Table 4-4: Affordability thresholds in Stroud Parish (income required, £)
Tenure

Cost of purchase

Annual rent

Annual Income required19

Market Sale (Mean Average)

£222,556

N/A

£63,588

Entry-level Market Sale (LQ)

£163,800

N/A

£46,800

Shared ownership (75%)

£122,850

£4,550

£39,650

Discounted Market Sale
(20% discount on entry level)

£131,040

N/A

£37,440

N/A

£8,874

£35,496

£81,900

£9,100

£32,500

N/A

£7,099

£28,397

£40,950

£13,650

£25,350

Social Rent - 3 Bed Dwelling

N/A

£5,646

£22,585

Social Rent - 2 Bed Dwelling

N/A

£4,987

£19,949

Entry-level Market Rent
Shared ownership (50%)
Affordable Rent
Shared ownership (25%)

Source: AECOM Calculations
79. The income required to afford the different tenures is then benchmarked, in Figure 4-2 against the two measurements
of household income set out above. These are the total average household income for E02004656 at £35,000 and the
lower quartile gross earnings for Stroud District at £22,200. Note that an additional income threshold has been added,
which is the lower quartile annual earnings multiplied by two. This is to reflect the possibility of a household containing
two workers, both earning lower quartile earnings, and therefore this threshold would reflect their total household
income.
80. Taking into consideration the affordability thresholds set out above, it is apparent that the income required to buy an
average market home for sale is higher than that available to those on median household incomes. The income required
to buy an average entry-level home for sale also exceeds median household incomes. Interestingly, households where
two people work and earn lower quartile earnings may be on the margins of being able to afford an entry level market
sale property.
81. Turning to properties for purchase through affordable routes to home ownership tenures, i.e. those aimed at households
unable to afford to buy in the market, shared ownership (at 50% share or lower) would be affordable to those on median
incomes. Discounted market sale properties (discounted by 20%) are at the margins of affordability to households on
median incomes. If a larger discount was applied, these households would be able to afford these products. Households
on median incomes are able to afford market rents. This means they are eligible and able to afford Rent to Buy homes,
where households are given a 20% discount on the market rent so that they can save for a deposit and purchase the
property within a defined period (usually 5 years).
82. Shared ownership would extend home ownership to the largest number of households in Stroud, particularly if it is
available at lower shares (eg 25%). Discounted market sale products would also extend home ownership to some
households, though the extent depends on the level of discount on market prices. It is important to note that Table 4-4
assumes discounts are applied to entry level market prices rather than mean average prices, or even new build prices.
The latter are more expensive, meaning that larger discounts would need to be applied to make them affordable to
those currently unable to buy in the market.
83. Finally, households on lower quartile earnings are on the margins of being able to afford entry-level market rents and
many will need subsidy to access these homes, or will need to access social or affordable rents.
84. Government policy aimed at tackling the housing crisis continues to prioritise helping those on modest incomes who are
unable to afford market housing for purchase, such as younger buyers, to access affordable routes towards
homeownership.20 In the case of Stroud, the figure below suggests that the most appropriate tenures to help implement
this policy goal locally are shared ownership properties since they are capable of extending home ownership the furthest,

19

On top of deposit assumed at 10% (see Appendix A).

See the White Paper ‘Fixing Our Broken Housing Market’, at
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_hous ing_ma
rket_-_print_ready_version.pdf
20
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but products which provide a discount on market sale prices may offer wider choice to these households and would
enable some to access home ownership.
85. However, affordable home ownership will remain inaccessible to households on the lowest incomes. Given that these
households have limited choices with regard to housing it is likely that the provision of social and affordable rent will
remain a priority in Stroud.

Figure 4-2: Affordability thresholds in Stroud (income required, £)
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Source: AECOM Calculations

4.5

Affordable housing- quantity needed

86. An up to date assessment of the need for affordable housing in Stroud District is contained in the Local Housing Need
Assessment for Gloucestershire 2019. This document provides two separate estimates of the need for affordable
housing, taking into account those who are unable to meet their needs in the market and, by and large, need rented
homes and those who are able to rent in the market but would prefer to buy. Given that this document is up to date and
comprehensive in its approach, AECOM recommends that these figures are applied to Stroud Parish to provide an
estimate of local needs. However, it is understood that the SHMA is currently in draft form and its findings are subject
to change.
87. In Table 4-5 below we have presented, using the Stroud District figures in the Local Housing Need Assessment for
Gloucestershire an estimate of the total need for affordable housing in Stroud Parish over the Plan period. The means
of applying district-level need figures to the neighbourhood area is to prorate them with reference to the percentage of
the district population living in Stroud NA (11.76%). No other adjustments are made.
Table 4-5 : Quantity of need for Affordable Housing for rent and for sale, Stroud Parish over the Plan Period
Total

Per annum

Affordable housing for households
unable to afford

452.3

22.6

Affordable housing for sale/
affordable home ownership

544.5

27.2

Total Affordable Housing

996.8

49.8

Source: Based on Figure 50 in the Local Housing Need Assessment for Gloucestershire 2019

Stroud Neighbourhood Plan Housing Needs Assessment

22

88. The LHNA estimates, pro rated to Stroud Parish, suggest the need for around 23 (rounded) homes per annum for
households who are unable to afford to meet their needs in the market. The vast majority of these households
need affordable rented homes but some are able to afford shared ownership (25%) where the cost of accessing this
tenure falls below that of the cost of accessing market rents.
89. Table 4-5 also provides the LHNA estimates of the aspiration for affordable housing for sale, from households who are
able to rent in the market but are unable to afford to buy a home. Stroud District’s figures, pro rated to Stroud Parish,
suggest the need for 27 (rounded) affordable home ownership homes per annum to meet the aspirations of these
households in the Parish.
90. The SHMA makes a useful distinction between these two separate estimates. The need for affordable housing from
those who are unable to afford their own homes is defined as ‘need’; whereas the need for home ownership homes
from households who can afford to rent but cannot afford to buy is described as ‘aspiration’. The LHNA goes on to say
that: ‘The appropriate balance between rented affordable housing and affordable homeownership will also need to be
considered in the context of economic viability; though it will be important to ensure that the identified affordable
housing need for households unable to afford is met in full. It will also be necessary to consider the target for
affordable homeownership in the context of the Government’s target of at least 10% of new housing to be provided in
this way.’ (LHNA 2019, para 8.73)
91. The LHNA is essentially saying that the needs of those who cannot afford to meet their needs in the market should be
prioritised, albeit recognising that the NPPF requires 10% of new housing to be provided for affordable home ownership.
92. There is no specific housing requirement figure for Stroud NA or Stroud Parish, however, the Local Plan (2015) identifies
the need to allocate 450 homes in the Stroud Valleys area between 2015-2031 (the remainder of the plan period). This
area includes Stroud Parish but also includes 10 other parishes and two other local service centres in addition to Stroud.
This level of housing development implies around 28 homes per annum across the area. Unless development within
Stroud significantly exceeds what is set out in the Local Plan, it will not be possible to meet the full need for affordable
housing from those who are unable to meet their needs (23 households per annum). This implies the need to maximise
opportunities to deliver affordable housing within Stroud and the likely need to prioritise provision for households unable
to meet their needs in the market.
93. There is no policy or legal obligation on the part either of the Local Authority or neighbourhood planners for affordable
housing needs to be met in full, either within or outside the Neighbourhood Plan area, though there are tools available
to neighbourhood planners that can help ensure that need is met to a greater extent if resources permit.
94. These include using community development orders, developing community land trusts, and identifying affordable
housing exception sites. Despite the limitations applying to neighbourhood plan-level affordable housing policy, in
cases where the demand-side evidence shows a high level of affordable housing need, a neighbourhood plan can be
an ideal means of promoting an affordable housing exception site. Note that the separate question of the precise
location for the exception site is a matter for the supply-side evidence base, i.e. the Site Assessment process.
95. Entry-level exception sites are defined as sites that provide entry-level homes suitable for first time buyers (or
equivalent, for those looking to rent), and are particularly suitable for neighbourhood plan areas where there is
evidence of a high level of younger people who are not able to afford homes on the open market. By contrast, rural
exception sites are defined by the NPPF as small sites used for affordable housing in perpetuity where sites would not
normally be used for housing. They seek to address the needs of the local community by accommodating households
who are either current residents or have an existing family or employment connection. They can only be provided in
designated rural areas.
96. It is also important to remember that even after the Stroud Parish, or indeed any other, Neighbourhood Plan is
adopted, the assessment of need for Affordable Housing, its allocation to those in need and the management of the
housing waiting list all remain the responsibility of the local authority rather than neighbourhood planners.
97. In this sense, it must be acknowledged that neighbourhood plans are by their nature relatively constrained in terms of
the extent to which they can meet affordable housing need, unless there is a specific policy on the housing supplyside (e.g. the identification of one or more housing exception sites over and above those required by the Local Plan).

4.5.1

Tenure Split within Affordable Housing

98. The neighbourhood plan may wish to include a policy on the tenure split within affordable housing that is delivered in
the NA ie the proportion of affordable housing that is provided for rent and the proportion that is provided as affordable
home ownership.
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99. This HNA provides an indicative recommendation on the appropriate tenure split for new affordable housing in Stroud.
This is AECOM’s judgement, based on the evidence of local need, the wider LHNA evidence base for the local
authority as a whole and the stated policy objectives in the Local Plan. The recommendation is that, broadly, 70% of
new affordable homes should be for rent and 30% for affordable home ownership. The reason for this
recommendation is as follows:

21

a.

Paragraph 64 of the NPPF, at least 10% of the homes provided in a development21 should be available for
affordable home ownership. The NPPF also specifies that exceptions to the 10% affordable home ownership
requirement are permissible when such development will “significantly prejudice the ability to meet the identified
affordable housing needs of specific groups”- in other words, in cases where the development of affordable
home ownership dwellings would reduce the provision of other types of affordable housing such as social and
affordable rented homes. Going beyond the 10% threshold in Stroud would limit the provision social/affordable
rented homes since it is unlikely to be possible to meet the full need for this housing within the overall housing
allocation.

b.

The most recent District level evidence of housing needs (LHNA 2019) identifies substantial need for homes
from households who cannot afford to rent in the market and significant additional need (or aspiration) from
households who can rent but cannot afford to buy. Whilst the scale of these two groups are broadly comparable,
the LHNA advises that the needs of those who cannot afford to meet their needs are prioritised. Households
needing social/affordable rent have little other choice and have the most urgent housing needs. This group
includes homeless households and families living in temporary accommodation. Social/affordable rented housing
meets the need of households on the lowest incomes. It is likely to be the priority for affordable housing delivery
in Stroud. This implies the need to prioritise the provision of affordable rented homes and shared ownership at
the lowest share (25%) which may be affordable to some of these households.

c.

The evidence in the LHNA suggests that the need (or aspiration) for affordable home ownership is of similar
scale to the need for social/affordable rented homes within Stroud, but the need for affordable rented homes still
exceeds what is likely to be delivered through new development. Declining affordability of home ownership in
recent years has resulted in more households living for longer in the PRS when they would prefer to buy their
own home. These factors would support some shift towards the provision of affordable home ownership products
locally but the priority is likely to remain the delivery of rented homes.

d.

The adopted Stroud District Local Plan (2015) requires a tenure split of 50% affordable rent (including social
rent) and 50% intermediate tenures. The plan quotes the SHMA update (2015) which identified that the majority
need for affordable housing is for affordable or social rented properties. The emerging Stroud District Local Plan
review retains the affordable housing tenure split. The Local Plan also cites viability issues as a factor in setting
a tenure split of 50:50. The overall quantity and type of new affordable housing delivered will be determined by
the viability of sites as much as it is by evidence of housing needs.

e.

The analysis in this HNA suggests that shared ownership should be the primary affordable route to home
ownership because it is the tenure that extends home ownership to the widest group, including some households
who are unable to afford private rents in the NA. There are a number of points to bear in mind:
i.

Despite being introduced in the 1970s, shared ownership has only recently become mainstream. Partly
because the affordability of home ownership has declined sharply in recent years and partly because
Government has supported the provision of these homes through funding to housing associations.

ii.

Shared ownership is particularly known for being an affordable option for those seeking to get on the
housing ladder such as newly forming households and families. It is popular due to the increased choice,
control and security it offers in comparison to other tenures.

iii.

However, it should be noted that there are some issues with shared ownership which should be borne in
mind. For example, buyers still have to pay service charges which are not fixed and can increase
unpredictably. Buyers are also responsible for the maintenance of the property, however small their share
in the property. Staircasing can also be costly, given that the purchase of the additional share will rise as
market values rise. Furthermore, the discount attained through renting the remaining share can in certain
locations be similar to the difference in price between a new build and existing dwelling, meaning that a
new shared ownership dwelling is often no more affordable than an existing dwelling offered for market
sale.

The NPPF is clear that the 10% forms a part of the overall affordable housing contribution from the site.
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However, the precise mix of affordable homes at the site specific level will be influenced by factors other than the
scale of need. The mix will be influenced by viability considerations, the views of Registered Providers, the
existing stock mix and other policy objectives. It is important to state that the estimates of need in this HNA or
elsewhere do not directly determine affordable housing policies because of these wider policy considerations.

100. AECOM has made suggestions for the split of different products within the tenure split, though this should be
considered indicative as it will be subject to wider considerations of costs, viability and the availability of funding for
particular products.
Table 4-6: Indicative tenure split (Affordable Housing)
Routes to home ownership, of which

30%

Shared ownership

20%

Discounted market sale

10%

Affordable Housing for rent

70%

Source: AECOM calculations

101. This tenure split should be considered a guideline for the mix of tenures to be delivered within the NA. However, as it
varies from the district level Local Plan policy of 50:50, which benefits from studies of development viability, AECOM
recommends that the neighbourhood planners liaise with the LPA to discuss these issues and to ensure that
departures from the district level policy context have the LPA’s support.
102. The evidence in this report and the indicative tenure mix will be a useful point of reference when planning applications
are considered but may not represent sufficient justification for the tenure split to be enforced precisely through a
Neighbourhood Plan policy. Another option is to add caveats to the policy in question, to the effect that the precise mix
of affordable housing will be considered on the basis of site-by-site circumstances in addition to this evidence.

4.6

Conclusions- Tenure and Affordability

103. The vast majority of households in Stroud Parish are owner-occupiers. This is followed by the social rented sector, and
the private rented sector, both of which exhibit higher proportions than seen at district and national level.
104. Over the inter-census period, the number of those renting privately has increased substantially, as did the number of
those in shared ownership homes. Meanwhile, homeownership increased only slightly whilst social renting declined
slightly.
105. House prices have grown significantly for all house types, 52.2% overall over the last 10 years. All housing types
experienced significant growth with semi- detached and terraced homes experienced the greatest (62.1% and 47.8%
respectively).
106. The approximate median incomes and lower quartile earnings in Stroud Parish are £35,000 and £22,200 respectively
(these are based on larger proxy areas). Households on median incomes are unable to afford home ownership in the
Parish. Home ownership can be extended to these households through shared ownership, discounted market sale and
rent to buy products.
107. There is substantial need for affordable housing identified in the LHNA 2019. Stroud District’s figures pro rated to the
Parish suggest the need for 23 homes per annum to meet the needs of households who are unable to afford market
housing. An additional 27 households per annum aspire to home ownership and would benefit from affordable home
ownership.
108. Although there is no housing requirement figure for Stroud NA, or the Parish, the affordable housing need figures are
likely to exceed any overall housing requirement. The Local Plan allocation for Stroud Valleys which covers the NA and
wider areas is for 450 homes over 2015-2031 (around 28 per annum). Full affordable housing needs are unlikely to be
met unless Stroud delivers homes in excess of the Local Plan allocation.
109. It is therefore critical that the 30% affordable housing delivery requirement is met wherever possible in Stroud. Should
the community wish to further boost the supply of Affordable Housing there are other routes available to providing it.
For example, using community development orders, identifying exception sites or developing community land trusts
are all tried and tested ways of increasing the supply of affordable housing above the minima indicated by Local Plan
policy.
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RQ 2: Type and Size
RQ 2: What type (terrace, semi, bungalows, flats and detached) and size (number of bedrooms) of housing is
appropriate for the Plan area over the Neighbourhood Plan period?

5.1

Introduction

110. The Stroud Neighbourhood Plan will need to include policies informed by evidence on what sizes and types of housing
would be best suited to the local community. This will help ensure that future developments give local people options
within the housing market at all stages of life.
111. PPG recommends a consideration of the existing housing provision and its suitability, having regard to demographic
shifts in age and household composition, to address future, as well as current community need. For this reason, we
firstly consider the type and size of the existing housing stock in Stroud. Demographic shifts in age and household
composition will then be considered. Finally, the future demand for housing by size and type is determined by the way
different household types currently occupy their dwellings in the LPA, and then applying demographic projections of
how the Neighbourhood Plan area population is likely to change by the end of the Plan period.

5.2

Existing types and sizes

5.2.1

Background and definitions

112. Before beginning our consideration of dwelling type and size, it is important to understand how different types of
households occupy their homes. Crucially, and unsurprisingly, household ‘consumption’ of housing (in terms of housing
size) tends to increase alongside wages, with the highest earning households consuming relatively more (i.e. larger)
housing than those on lower incomes. Similarly, housing consumption tends to increase, alongside wealth, income, and
age, such that older households tend to have larger homes than younger households, often as a result of cost and
affordability.
113. In this context, even smaller households (those with fewer than three inhabitants) may be able to choose to live in larger
homes than they require, and would be defined in Census terms as under-occupying their homes. This is a natural
feature of the housing market, and can distort considerations of future housing needs, with market dynamics and signals
giving a very different picture to demographics, household type and size.
114. In order to understand the terminology surrounding dwelling size analysis, it is important to note that the number of
rooms recorded in Census data excludes some rooms such as bathrooms, toilets and halls. Dwelling size data is
collected by determining the number of rooms being occupied by each household. In the section that follows, ‘dwelling
sizes’ can be translated as follows22:
•
•
•
•
•
•
•

1 room = bedsit
2 rooms = flat/house with one bedroom and a reception room/kitchen
3 rooms = flat/house 1-2 bedrooms and one reception room and/or kitchen
4 rooms = flat/house with 2 bedroom, one reception room and one kitchen
5 rooms = flat/house with 3 bedrooms, one reception room and one kitchen
6 rooms = house with 3 bedrooms and 2 reception rooms and a kitchen, or 4 bedrooms and one reception
room and a kitchen
7+ rooms = house with 4 or more bedrooms

115. It is also useful to clarify the Census terminology around dwellings and households spaces. These can be confusing
where different terminologies such as flats, apartments, shared and communal dwellings, and houses in multiple
occupation, are used. Dwellings are counted in the Census by combining address information with Census returns on
whether people’s accommodation is self-contained.23 As such, all dwellings are classified into either “shared” or
“unshared” dwellings. Household spaces make up the individual accommodation units forming part of a shared dwelling.
116. The key measure of whether a dwelling is shared or unshared relates to the Census’ definition of a household. A
household is defined as “One person living alone or a group of people (not necessarily related) living at the same
22

At https://www.nomisweb.co.uk/census/2011/qs407ew

23

At https://www.gov.uk/guidance/dwelling-stock-data-notes-and-definitions-includes-hfr-full-guidance-notes-and-returns-form
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address who share cooking facilities and share a living room or sitting room or dining area.”24 On this basis, where
unrelated residents of a dwelling share rooms other than a kitchen, this would be considered a single household in an
unshared dwelling, whilst where only a kitchen is shared, each resident would be considered their own household, and
the dwelling would be considered shared.

5.2.2

Dwelling type

117. The 2011 Census shows that there were 6,227 households in Stroud parish, living in 1,143 detached houses, 2,277
semi-detached, 1,351 terraced houses, and 1,473 flats. Compared with the LPA, Stroud parish is characterised by a
notably higher proportion of semi- detached houses and flats. Meanwhile there is a significantly lower proportion of
detached homes in the Parish than the wider District (see Table 5-1 below).
Table 5-1: Accommodation type (households), Stroud 2011
Stroud
Parish

Dwelling type
Whole house or bungalow

Flat,
maisonette
apartment

or

Stroud

England

Detached

18.4%

36.5%

22.4%

Semi-detached

36.6%

32.5%

31.2%

Terraced

21.7%

19.1%

24.5%

Purpose-built block of flats or
tenement

18.0%

8.5%

16.4%

Parts of a converted or shared
house

3.9%

2.0%

3.8%

In commercial building

1.8%

1.0%

1.0%

Source: ONS 2011, AECOM Calculations

5.2.3

Home Working and Distance to Work

60. Local commuting trends can greatly influence the size of housing needed, especially if the home is also a place of
work. It is therefore important to establish the commuting trends of residents in the parish.
61. Table 5-2 shows a significant proportion of Stroud Parish residents work within 10 km of their home although this is
less than the national average (49.9% against 52.3% nationally and 42.2% of those in the District). A further 20.8%
work between 10km – 30km from home compared to the district and national averages of 25.3% and 21%
respectively). There is also a notable 12.3% that work mainly at home, although this is lower than the 14.3% of those
who work from home in the District.

Table 5-2: Distance to work, 2011
Location of work

Stroud Parish

Stroud District

England

Less than 10km

49.9%

42.2%

52.3%

10km to less than 30km

20.8%

25.3%

21.0%

7.6%

9.5%

8.0%

12.3%

14.3%

10.3%

9.5%

8.7%

8.5%

13.2km

17km

14.9km

30km and over
Work mainly at or from home
Other
Average distance travelled to work
Source: ONS 2011, AECOM Calculations

62. As seen in Figure 5-1 below, the majority of commuting flows within 10km of Stroud are from nearby areas such as
Stonehouse, Cases Green and Lightpill. The majority of long-distance flows between 10km and 30km are to
24

Ibid.
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destinations in and around Cheltenham and Gloucester. Considering the large commuting flows to Cheltenham and
Gloucester, it is necessary to pay attention to future development and economic growth at these destinations as they
could generate further demand for housing in the NA.

Figure 5-1: Commuting Flows from Stroud Parish

Source: http://commute.datashine.org.uk

5.2.4

Dwelling size

118. Table 5-3 below sets out the distribution of the number of rooms by household space. The housing stock in Stroud
parish is characterised by medium to large dwellings. Notably high rates of dwellings with 4 - 6 rooms are seen in the
Parish (62.4%), with a similar distribution seen in the wider District (57%). However, there is a significant proportion of
very small homes of 1-3 rooms in the parish (18.3%) compared to just 9.6% in the wider District. Conversely, there are
fewer very large dwellings in the parish (10.2%) compared to 20.8% in the wider District.
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Table 5-3: Number of rooms per household in Stroud, 2011

Number of Rooms

2011

2011

Stroud Parish

Stroud

1 Room

0.7%

0.3%

2 Rooms

3.4%

1.6%

3 Rooms

14.3%

7.7%

4 Rooms

18.5%

16.1%

5 Rooms

25.2%

21.3%

6 Rooms

18.7%

19.6%

7 Rooms

9.0%

12.7%

8 Rooms or more

5.3%

9.4%

9 Rooms or more

4.9%

11.4%

Source: ONS 2011, AECOM Calculations
119. It is also relevant to consider how the number of rooms occupied by households changed between the 2001 and 2011
Censuses. The table below shows the distribution of housing stock in the parish has undergone some significant
changes over the ten-year period. Most notably, 1 room dwellings increased by 65.4% and 2 room dwellings by 61.3%.
Notable increases were experienced in dwellings of 3,7 and 8 rooms with increases of 20-25%. Slight decreases in 4-5
5 room homes were experienced in both the parish and the wider District.
120. The evolution of parish dwelling mix in terms of size also diverges significantly from changes seen at district and national
levels; most notably in terms of outright growth in properties of 1 room compares to a -10.4% decrease at the District
level.
Table 5-4: Rates of change in number of rooms per household in Stroud, 2001-2011
Number of Rooms

Stroud Parish

Stroud

England

1 Room

65.4%

-10.4%

-5.2%

2 Rooms

61.3%

29.3%

24.2%

3 Rooms

25.6%

22.2%

20.4%

4 Rooms

-0.7%

-1.5%

3.5%

5 Rooms

-4.0%

-4.4%

-1.8%

6 Rooms

8.1%

1.4%

2.1%

7 Rooms

20.9%

17.1%

17.9%

8 Rooms or more

23.5%

24.0%

29.8%

Source: ONS 2001-2011, AECOM Calculations
121. It is also useful to compare the figures for number of rooms with figures for the number of bedrooms for each household.
Table 5-5 below summarises the proportion of households occupying each size of home in terms of the number of
bedrooms. This data shows that the parish differs from district and national levels. There are lower levels of homes with
4 bedrooms or more in the parish compared to the District and national levels, meanwhile, there is a significant
proportion of homes with 0 3 bedrooms (84.5%). These results align with the higher proportion of 1-3 room homes in
the parish as seen in Table 5-3.
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Table 5-5: Number of bedrooms in household spaces in Stroud, 2011
Bedrooms

Stroud Parish

All categories:
bedrooms

no.

of

Stroud

England

5,954

100.0%

47,794

100.0%

22,063,368

100.0%

9

0.2%

72

0.2%

54,938

0.2%

1 bedroom

1,029

17.3%

4,328

9.1%

2,593,893

11.8%

2 bedrooms

1,617

27.2%

11,714

24.5%

6,145,083

27.9%

3 bedrooms

2,375

39.9%

18,771

39.3%

9,088,213

41.2%

4 bedrooms

662

11.1%

9,460

19.8%

3,166,531

14.4%

5 or more bedrooms

262

4.4%

3,449

7.2%

1,014,710

4.6%

No. bedrooms

Source: ONS 2011, AECOM Calculations

5.3

Household composition and age structure

122. Having established the current stock profile of Stroud and identified recent changes in its composition, the evidence
assembled below examines the composition and age structure of households in the 2011 Census and in future years.
Through a consideration of the types of households projected to form over the Neighbourhood Plan period, and the mix
of age groups suggested by demographic projections, it becomes possible to consider the type and size of housing
needed in the Neighbourhood Plan area by the end of the planning period.

5.3.1

Age structure

123. The 2011 Census data reveals that the parish has a higher proportion of people aged between 25-44 compared to
district rates. There is also a significant proportion of those age 45-84 and also aged 15 and below in the parish. The
proportion of those aged 65-84 is also lower than both district and national levels (see Figure 5-2 below). Overall, the
Parish has a younger age profile than the District as a whole.
Figure 5-2: Age structure in Stroud, 2011

Percentage of Population

0.35
0.3
0.25
0.2
0.15
0.1
0.05
0
0-15

16-24
Stroud Parish

25-44
Stroud

45-64

65-84

85 and over

England

Source: ONS 2011, AECOM Calculations

124. In terms of the changing age structure of the Neighbourhood Plan area population, Census data shows that since 2001
NA population has grown for all age categories with the exception of the under 15 and 25-44 age categories, which
declined by -10.7% and -7.1% respectively. Meanwhile, the strongest growth was seen in the 45-64 age group at 24.3%
and also the 16-24 age group at 18.6%.
125. Similar patterns of growth were experienced at the district level. A key difference is the higher growth of 45-64 in the
parish, versus a lower growth in the 65-84 age group when compared with the district (see Table 5-6 below).
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Table 5-6: Rate of change in the age structure of Stroud population, 2001-2011
Age group

Stroud Parish

Stroud

England

0-15

-10.7%

-5.3%

1.2%

16-24

18.6%

13.7%

17.2%

25-44

-7.1%

-8.4%

1.4%

45-64

24.2%

14.5%

15.2%

65-84

7.1%

15.5%

9.1%

85 and over

17.1%

16.7%

23.7%

Source: ONS 2001-2011, AECOM Calculations

5.3.2

Household composition

126. Household composition (i.e the mix of adults and children in a dwelling) is a critical factor in driving the size (and to an
extent, the type) of housing needed over the Neighbourhood Plan period.
127. In assessing Census data on household composition, we see that Stroud parish differs from the LPA in that there are
higher proportions of one person households, especially one person households headed by those aged 65 and under
(Table 5-7). Note that non-dependent children refer to households in which adult children are living at home, or students
still call their primary residence despite living for most of the year near to university. Though this category can often
indicate the relative unaffordability of entry-level homes in an area as many such young people may wish to move out
and form their own households if they were financially able.
Table 5-7: Household composition (by household), Stroud, 2011
Household composition
One person household

One family only

Stroud Parish

Stroud

England

Total

36.0%

28.2%

30.2%

Aged 65 and over

12.5%

13.6%

12.4%

Other

23.4%

14.6%

17.9%

Total

56.9%

66.5%

61.8%

All aged 65 and over

6.9%

10.6%

8.1%

With no children

17.0%

21.1%

17.6%

24.6%

25.7%

26.5%

8.3%

9.1%

9.6%

7.1%

5.3%

8.0%

With dependent children
All children Non-Dependent
Other household types

Total

25

Source: ONS 2011, AECOM Calculations
128. Again, it is relevant to consider rates of change in this indicator during the period between Censuses. Between 2001
and 2011, the main changes in household composition were amongst one person households under 65, and other
household types categories see Table 5-8).
129. The results are broadly similar to the wider district. A significant difference is the larger decline in one person households
aged 65 in the parish (-5.3%) compared to just -0.9% in the wider district. There was also a significantly stronger growth
in one person households aged 64 and under compared to the district (35.8% and 23.8%).

25

Refers to households containing children who are older than 18 e.g students or young working people living at home.
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Table 5-8: Rates of change in household composition, Stroud, 2001-2011
Household type

Percentage change, 2001-2011
Stroud Parish

One
household

person

One family only

Other
types

household

Stroud

England

Total

17.9%

10.5%

8.4%

Aged 65 and over

-5.3%

-0.9%

-7.3%

Other

35.8%

23.8%

22.7%

Total

1.6%

4.6%

5.4%

All aged 65 and over

0.5%

4.5%

-2.0%

With no children

7.1%

11.3%

7.1%

With dependent children

-4.4%

-0.6%

5.0%

All
children
dependent

11.2%

5.5%

10.6%

35.0%

24.9%

28.9%

Total

non-

Source: ONS 2001-2011, AECOM Calculations

5.4

Dwelling mix determined by life-stage modelling

130. Recognising the fact that households of different ages may have different housing needs, the housing mix needed to
meet demographic change by the end of the Plan period is estimated by an approach based on current occupation
patterns – that is, the propensity of households of different ages to occupy different types of accommodation – will
persist into the future. For example, projected growth in households aged under 24 will lead to an increase in the need
for the type of housing currently occupied by households of that age. It is important to keep in mind that this exercise
provides an estimate based on demographic trends and occupancy patterns alone. It does not take into account income
and wealth, other than in an indirect way through the propensity of households to occupy more or less space than they
‘need’. This approach also embeds existing patterns of occupancy which may or may not be desirable. This is
particularly important to keep in mind in areas where housing affordability has worsened because it means that many
households are forced to occupy less space than they need or want.
131. No data on housing size occupation by age of the Household Reference Person (HRP- a more modern term for ‘head
of household’) is available at neighbourhood level. For this reason, LPA-level data needs to be used as the closest
proxy.
132. Figure 5-3 below sets out the relationship in the 2011 Census at LPA level between the age of the HRP and the size of
dwelling occupied. This provides the starting point for determining the most appropriate dwelling size mix by the end of
the Neighbourhood Plan period. The data shows while a majority of Stroud parish households under the age of 34 live
in 1 or 2 bedroom dwellings, the proportion of households occupying these smaller dwellings declines steeply as age
increases, until the proportion begins to climb again from the 55-59 category. These dwelling once again make up the
majority for ages 85+.
133. 3 bedroom dwellings are the most common size for 10 out of the 14 age bands seen here. The occupation of 4 bedroom
dwellings follows a pattern that is roughly inverse to that seen for 2 bedroom dwellings, peaking at age 55-59. Meanwhile
the occupation of 1 bedroom dwellings largely tracks the pattern seen in 2 bed properties, albeit remaining a consistently
low proportion.
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Figure 5-3: Age of household reference person by dwelling size in Stroud District, 2011
100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%
Age 16 Age 25 Age 30 Age 35 Age 40 Age 45 Age 50 Age 55 Age 60 Age 65 Age 70 Age 75 Age 80 Age 85
to 24
to 29
to 34
to 39
to 44
to 49
to 54
to 59
to 64
to 69
to 74
to 79
to 84 or over
1 bedroom

2 bedrooms

3 bedrooms

4 bedrooms

5 bedrooms

6 or more bedrooms

Source: ONS 2011, AECOM Calculations

134. Household projections provided by MHCLG are then used to understand the future distribution of households by the
age of the HRP. Again, this data is only available at the LPA level and for the years 2014 and 2039. Therefore, the
distribution of households by the age of the HRP would be in 2040 is estimated, i.e. the end of the Neighbourhood Plan
period (red in the table). The data is presented in Table 5-9 below.
Table 5-9: Projected distribution of households by age of HRP, Stroud District
Year

Age of HRP 24
and under

Age of HRP 25
to 34

Age of HRP 35
to 54

Age of HRP 55
to 64

Age of HRP 65
and over

2011

953

4,353

18,568

9,539

14,381

2014

956

4,548

18,248

9,153

16,391

2040

887

4,546

18,645

9,878

27,297

2039

890

4,546

18,629

9,850

26,878

Source(s): MHCLG 2014-based household projections, ONS 2011, AECOM Calculations
135. It is then necessary to extrapolate from this LPA-level data an estimate of the corresponding change in the age structure
of the population in Stroud. To do so, the percentage increase expected for each group across Stroud District, derived
from the data presented above was mapped to the population of Stroud. The results of this calculation are detailed in
Table 5-10 below:
Table 5-10: Projected distribution of households by age of HRP, Stroud
Year

Age of HRP 24
and under

Age of HRP 25
to 34

Age of HRP 35
to 54

Age of HRP 55
to 64

Age of HRP 65
and over

2011

248

748

2,459

1,087

1,412

2014

249

782

2,417

1,043

1,609

2040

231

781

2,469

1,126

2,680

% change 20112033

-7%

4%

0%

4%

90%

Source: AECOM Calculations
136. To complement the two stages in Table 5-11 below sets out the distribution of dwellings of different sizes according to
the age of the HRP as they appeared in Census 2011. This provides the basis for a modelled estimate of the proportion
of dwelling sizes that will be occupied by each age band across Stroud District by the end of the plan period.
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Table 5-11: Age of household reference person to size, grouped, Stroud District, Census 2011
Size

Age of HRP 16 to 24 Age of HRP 25 to 34 Age of HRP 35 to 54 Age of HRP 55 to 64 Age of HRP 65 +

1 bedroom

26.4%

15.4%

6.5%

6.8%

11.2%

2 bedrooms

50.5%

40.4%

19.7%

19.1%

27.8%

3 bedrooms

18.0%

33.5%

41.1%

40.0%

39.5%

4 bedrooms

3.0%

8.1%

23.4%

25.0%

16.4%

5+ bedrooms

2.1%

2.6%

9.2%

9.2%

5.1%

Source(s): MHCLG 2014-based household projections, ONS 2011, AECOM Calculations
137. Finally, having established the likelihood shown by households at different life-stages towards dwellings of different
sizes, and the approximate number of households in Stroud District and Stroud falling into each of these stages by the
end of the Plan period in 2040, it is possible to estimate how the housing stock might evolve in terms of size over the
Neighbourhood Plan period in response to demographic change (see Table 5-12 below).
138. The table takes in turn each projected age group in 2040, estimating how many of the households in that age bracket
will want or need to occupy each size of dwelling. This is repeated for each age bracket and added together to arrive at
an estimation of what proportion of each size of dwelling will be required overall.
Table 5-12: Likely dwelling size distribution in Stroud by the end of the Plan period, based on modelled
household life-stages (totals may not sum due to rounding)
Total
households
requiring
dwelling
sizes

Age of HRP
16 to 24

Age of HRP
under 35

Age of HRP
35 to 54

Age of HRP
55 to 64

Age of HRP
65 and over

Pop. 2040

231

781

2,469

1,126

2,680

-

1 bedroom

61

120

162

76

301

720

2 bedrooms

117

315

487

215

745

1,878

3 bedrooms

41

262

1,016

450

1,059

2,829

4 bedrooms

7

63

578

281

439

1,367

5+ bedrooms

5

20

227

103

137

492

Size

Source: Census 2011, AECOM Calculations. Figures may not sum due to rounding
139. It is now possible to compare the 2011 housing mix in terms of size with the projected requirement based on the
estimates set out in Table 5-12 above modelling the change in the age structure of the population in Stroud.
140. Table 5-13 below indicates that, by 2040, the size distribution of dwellings should be slightly different from what presently
exists in a number of ways. A slightly higher proportion of properties with 4 or more bedrooms, with a significantly lower
proportion of 1 bedroom homes.
Table 5-13: 2011 housing sizes compared to likely distribution at end of Plan period, Stroud Parish
Number of bedrooms

2011

2040

1 bedroom

1,029

17.3%

720

9.9%

2 bedrooms

1,617

27.2%

1,878

25.8%

3 bedrooms

2,375

39.9%

2,829

38.8%

4 bedrooms

662

11.1%

1,367

18.8%

5 or more bedrooms

262

4.4%

492

6.8%

5,954

100.0%

7,287

100.0%

Total households
Source: Census 2011, AECOM Calculations
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141. Table 5-14 below sets out the estimated misalignment between future demand for housing, based on the modelled
preferences of households at different life-stages, and the current stock available in the Neighbourhood Plan area.
Table 5-14: Future potential misalignments of supply and demand for housing, Stroud
Number
bedrooms

of

2011

Change to housing
mix

2040

Recommended
split

1 bedroom

1,029

720

-309

0.0%

2 bedrooms

1,617

1,878

261

15.8%

3 bedrooms

2,375

2,829

454

27.5%

4 bedrooms

662

1,367

705

42.7%

5 or more bedrooms

262

492

230

13.9%

Source: AECOM Calculations
142. The interim result of the life-stage modelling exercise show that, in terms of demographic change, new development
may wish to prioritise the provision of larger dwellings.
143. Note that the changes to the housing mix given above for 1 bedroom dwellings are negative numbers. Because in light
of the national and local housing shortage, it is rarely advisable or practicable to remove dwellings from the available
stock, as would otherwise be suggested here for dwellings with three or more bedrooms, we have instead set the
recommended split at 0% rather than a negative number, and rebalanced the other sizes as percentages of the
additional dwellings they represent in total. In other words, the interim results of the life-stage modelling suggest that
there will be no need for further 1-bedroom dwellings over the Neighbourhood Plan period. It is important to stress that
there may be other good reasons to provide a particular size or type of dwelling in the NA, for example the need to
improve the mix of homes in a particular location, improving choice or meeting needs in the wider housing market area.
144. Note that only the percentage mix in the right-hand column is relevant to the purposes of this HNA and the
neighbourhood planning process. The actual numbers of dwellings required to adjust the size mix do not reflect that
actual quantity of housing needed in the NA and are simply a step in the calculation necessary to produce a percentage
split. As a general point, this dwelling mix in percentage terms stands alone from the overall quantity of housing needed
or allocated over the Plan period, and could equally apply to windfall development, allocations beyond the plan period,
or any other source of housing supply.

5.4.1

Adjustment of model results

145. However, it is important to caveat the result of this model, because it is based on past trends and existing supply. Future
supply, not just demographic profile, can influence occupancy patterns. For instance, it may be that the construction of
attractive options for older households eg bungalows could enable some older people to downsize whilst remaining in
their existing community, but in the absence of such accommodation, these older households will remain in their larger
family sized homes. For this reason, it is useful to verify the results with respect to occupancy trends at the national
level (England and Wales) which evens out any particular local bias. This would give the following split (Table 5-15):
Table 5-15: Nationally-adjusted future potential misalignments of supply and demand for housing, Stroud
Number of bedrooms 2018

2040

Change to housing mix Recommended split

1 bedroom

1,029

864

-165

0.0%

2 bedrooms

1,617

2,020

403

26.8%

3 bedrooms

2,375

3,056

681

45.2%

4 bedrooms

662

1,028

366

24.3%

5 or more bedrooms

262

320

58

3.8%

Source: AECOM Calculations
146. A direct comparison between the two recommended splits above (based first on District occupation patterns and second
on national occupation patterns) is given in Table 5-16 below.

Stroud Neighbourhood Plan Housing Needs Assessment

35

Table 5-16: District-based and nationally-adjusted recommended housing size mixes compared, Stroud
Number of bedrooms District-based mix

Nationally-adjusted figure

1 bedroom

0.0%

0.0%

2 bedrooms

15.8%

26.8%

3 bedrooms

27.5%

45.2%

4 bedrooms

42.7%

24.3%

5 or more bedrooms

13.9%

3.8%

Source: AECOM Calculations
147. This recommended split implies a slightly higher number of 2 and 3-bedroom homes in the nationally adjusted figure
than the district based mix. This is explained by the occupation of smaller properties being much higher in cities and
other urban settlements captured in the national data, than in the occupation patterns of the District, where homes in its
rural areas are generally larger. However, as seen in Table 5-5 there is already a significant number of 2-3-bedroom
homes in the town of Stroud which explains why the district-based mix has a lower proportion than the national adjusted
figure for these house sizes. Whilst there is a recognised need to accommodate newly forming households and older
people who may wish to downsize, the district-based mix acknowledges this need without providing excessive numbers
of smaller homes that are already in plentiful supply.
148. The adjusted results here should not replace the initial findings but are worth bearing in mind when planning for future
development, and justify the application of the recommended dwelling mix in Table 5-14 with a degree of flexibility.

5.5

Conclusions- Type and Size

149. This analysis provides an indication of the likely need for different types and sizes of homes based on demographic
change. It is important to remember that other factors should be considered in determining the dwelling mix that is
desirable in the NA or on any particular site. These include the characteristics of the existing stock of housing, the role
of the NA or site within the wider housing market area (linked to any LA strategies or plans) and site-specific factors
which may justify a particular dwelling mix.
150. Compared with the LPA, Stroud Parish is characterised by a notably higher proportion of semi- detached houses and
flats. Meanwhile there is a significantly lower proportion of detached homes in the Parish than the wider District. The
housing stock in Stroud Parish is characterised by medium to large dwellings, with high proportions of properties with 4
to 6 rooms or more. This theme is broadly reflected at the LA level, but to a lesser extent.
151. The 2011 Census data the parish has a higher proportion of people aged between 25-44 compared to district rates.
There is also a significant proportion of those age 45-84 and also aged 15 and below in the parish. The proportion of
those aged 65-84 is also lower than both district and national levels. The Parish has a younger age profile than the
District as a whole.
152. Census data shows that since 2001 NA population has grown for all age categories with the exception of the under 15
and 25-44 age categories, which declined by -10.7% and -7.1% respectively. Meanwhile, the strongest growth was seen
in the 45-64 age group at 24.3% and also the 16-24 age group at 18.6%.
153. The majority of Stroud parish households under the age of 34 live in 1- or 2-bedroom dwellings, the proportion of
households occupying these smaller dwellings declines steeply as age increases, until the proportion begins to climb
again from the 55-59 category. These dwellings once again make up the majority for ages 85+. Nevertheless, 3-bedroom
dwellings are the most common size for households headed by those aged 35 – 84.
154. The estimates of dwelling mix in this report suggest the need to prioritise the provision of larger homes in order to
provide a better balance of sizes within the housing stock. It is important to keep these figures in perspective. They
represent estimates based on demographic modelling but do not take into account other factors such as the nature of
the existing stock (in terms of local mix and quality), the sites that are likely to be developed (and what might be an
appropriate mix of dwellings given the context), viability matters or the role of the NA in the wider housing market. The
latter point is important since although there may be biases in the demographic mix and stock in particular
neighbourhoods, this may serve an important function in the wider market area. The LA and neighbourhood group
should consider whether any biases or misalignments are problematic and need addressing or whether they reflect a
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housing market that is functioning on a wider scale. Nevertheless, it is usually a good objective to promote greater
choice in the type and size of housing available at the neighbourhood level and this analysis provides some guidance
for doing so.
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RQ 3: Specialist housing for older people
RQ 3: What provision should be made for specialist housing for older and disabled people over the
Neighbourhood Plan period?

6.1

Introduction

155. This chapter considers in detail the specialist housing needs for older people in Stroud. It considers the quantity,
tenure and size of dwellings that might be required. It is important to keep in mind that there is no formal definition of
‘old age’. People experience ageing differently and much depends on their health, lifestyle and relationship with work.
Some people live healthy and active lives into advanced old age whilst others may need support and care much
earlier in their lives. It is useful to think of two main stages in later life: the ‘3rd age’ – where people are healthy and
active and may or may not continue to work and the ‘4th age’ – where older people need care and support to meet
their health needs.26 These two stages are not necessarily related to age though most people in advanced old age
(85+) will need care or support at some point in their lives. The housing needs of these two groups can be markedly
different.
156. In the Planning Practice Guidance (PPG), the Government states that plans need to provide for specialist housing for
older people where a need exists. Innovative and diverse housing models will need to be considered where
appropriate.27
157. It is important to note that, as stated in the PPG, the need for housing for particular groups of people may well exceed,
or be proportionally high in relation to, the overall (i.e. the total) housing need figure. This is because the needs of
particular groups will often be calculated having consideration to the whole population of an area as a baseline as
opposed to the projected new households which form the baseline for the standard method.28
158. In considering the need or demand for specialist housing for older people it is appropriate to consider the population
aged 75+ since this group is more likely to access this type of housing. The needs of this sector of the population
have been assessed through two methods. The first is a tenure-led projection, based on the tenure of dwellings
typically occupied by people in this age group. The second, included for the purposes of comparison, is based on the
Housing Learning and Improvement Network’s (HLIN) Strategic Housing for Older People (SHOP) tool 29, which is
based on best practice nationally and sets a recommended level of provision per 1,000 head of population.
159. Housing needs assessment covers the need for houses that fall for the purposes of the planning system into Use
Class C3 (private dwellings)30. Any assessment of need for residences that fall into Use Class C2 (residential
institutions, which include prisons, boarding schools and some care homes for the elderly) would be a separate
exercise outside the scope of a standard HNA. Unfortunately, however, the dividing line between care homes for older
people that fall into use class C2 and those where accommodation is counted as C3 is blurred. In some cases, extra
care schemes , particularly those where independent living is emphasised and care provision is more limited, will be
counted as C3. However, in other cases, particularly where care provision is higher, they will be counted as C2. There
is no hard and fast rule- clear differentiation between the two has not been set in government policy.
160. As such, existing and future specialist housing for older people may be either C2 or C3, but the important point is that
it is not possible to state definitively at the time of assessment whether any new provision forecast to be needed on
the basis of current evidence will fall into use class C2 or C3. The distinction is important because accommodation in
C2 buildings does not count towards the overall housing target for the neighbourhood plan areas whereas C3
accommodation units do. Therefore, it is not possible to state at this point the extent of overlap, if any, between the
overall quantity of specialist housing forecast to be required and the overall housing quantity figure for the plan area.

26

University of Sheffield & DWELL (2016) Designing with Downsizers

27

See Paragraph: 012 Reference ID: 63-012-20190626 at https://www.gov.uk/guidance/housing-for-older-and-disabled-people#identifyingthe-housing-requirements-of-older-and-disabled-people
28

See Paragraph: 017 Reference ID: 2a-017-20190220, at https://www.gov.uk/guidance/housing-and-economic-development-needsassessments)
29
30

Available at https://www.housinglin.org.uk/Topics/browse/HousingExtraCare/ExtraCareStrategy/SHOP/SHOPv2/

For a full description of Planning Use Classes, please refer to
https://www.planningportal.co.uk/info/200130/common_projects/9/change_of_use
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Housing for older people - context

161. MHCLG’s guidance on housing for older and disabled people states that the need to provide housing for older people
is critical. People are living longer lives and the proportion of older people in the population is increasing. In mid-2016
there were 1.6 million people aged 85 and over; by mid-2041 this is projected to double to 3.2 million.
162. Almost a third of UK homes are occupied by the 55+ age group, yet only 7% of UK stock is currently recognised as
meeting minimum accessibility standards, which means few older people can find options that will improve their
quality of life. This is reflected in evidence that just 3.4% of 50+ households move home each year, which is half as
many moves as rest of population. Perhaps surprisingly, just under half of moves result in fewer habitable rooms
because many older people need or want to retain space for activities, to retain a life time of possessions,
accommodating visitors or caring for grandchildren. For some, social status can be a in deciding to move to a home
with significantly fewer rooms.31
163. The concept of ‘rightsizing’ (formerly referred to as downsizing) recognizes that the situations, desires and needs of
the older population are no less diverse than their family circumstances. The actual choices available to older people,
however, are limited to the housing provisions that are both available and accessible to them. Not surprisingly the vast
majority of older people currently tend to age in place until circumstances mean their home environment becomes a
decisive barrier to their well-being. Research indicates that very few properties are designed to support ageing in
place (see below). Thus whilst many people do not wish to move home, there is also evidence that there is large scale
unmet demand to move32 with many older people stuck in a ‘rightsizing gap’.33
164. A Demos survey of over 60s conducted in 2013 found a “considerable appetite” amongst this age group to move to a
new property, with one quarter of all those surveyed suggesting they would be interested in buying a specialist
property, and one quarter considering renting a specialist home.34
165. Indeed, 76% of those in homes of three or more bedrooms wished to rightsize, and this increased to 99% of those in
homes of five or more bedrooms, with two bedrooms the preferred choice for both.35 However, in spite of evidence of
high demand, currently only 5% of older people’s housing is made up of specialist homes,36 with Demos suggesting
that, “the chronic under-supply of appropriate housing for older people is the UK’s next housing crisis”,37 and local
authorities are often, “accused of reluctance to approve development plans for specialist housing….out of fear of
increased care costs”.38 Indeed, whilst many of those surveyed may consider moving, the percentage that ultimately
do is likely to be relatively low, and many who downsize may move into mainstream housing.
166. Offering older people a better choice of accommodation to suit their changing needs can help them live independently
for longer, feel more connected to their communities and help reduce costs to the social care and health systems.
Therefore, an understanding of how the ageing population in Stroud parish affects housing needs is something to be
considered from the early stages of plan-making through to decision-taking.39
167. The need to access housing with support or care is often driven by health considerations, particularly disabilities.
Disabilities can include, but are not limited to, people with ambulatory difficulties, blindness, learning difficulties,
autism and mental health needs, which may generate a range of housing requirements which can change over time.
Unsuitable housing or housing which is not capable of adaptation can have a negative impact on occupants and their
carers. Disability is strongly linked to age and an ageing population will see the numbers of disabled people continuing
to increase. It is important to plan early to meet their needs throughout their lifetime.

31

Rightsizing: Reframing the housing offer for older people, 2018, Phase and Manchester School of Architecture

32

Pannell et al., 2012

33

Rightsizing: Reframing the housing offer for older people, 2018, Phase and Manchester School of Architecture

34

https://www.demos.co.uk/files/TopoftheLadder-web.pdf?1378922386

35

Ibid.

36

https://www.housinglin.org.uk/_assets/Resources/Housing/OtherOrganisation/for-future-living_Oct2014.pdf

37

https://www.demos.co.uk/files/TopoftheLadder-web.pdf?1378922386

38

http://researchbriefings.files.parliament.uk/documents/CBP-7423/CBP-7423.pdf

39

Available at https://www.gov.uk/guidance/housing-for-older-and-disabled-people#identifying-the-housing-requirements-of-older-anddisabled-people
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168. Older people typically occupy a broad range of accommodation types and tenures depending on their individual
needs, including both market housing and more specialist accommodation. The latest PPG40 adopts the following
planning approach:
a.

b.

Where an identified need exists, plans are expected to make use of the optional technical housing standards
(footnote 46 of the National Planning Policy Framework) to help bring forward an adequate supply of accessible
housing. In doing so planning policies for housing can set out the proportion of new housing that will be delivered
to the following standards:
i.

M4(1) Category 1: Visitable dwellings (the minimum standard that applies where no planning condition is
given unless a plan sets a higher minimum requirement)

ii.

M4(2) Category 2: Accessible and adaptable dwellings

iii.

M4(3) Category 3: Wheelchair user dwellings

Planning policies for accessible housing need to be based on evidence of need, viability and a consideration of
site specific factors.

169. In the case of Stroud parish, this HNA, together with any other local evidence will form the evidence base to justify
policies proposing the Category 2 or 3 standards above for both market and affordable housing and for the
development of specialist housing for older people – typically sheltered housing and extra care housing (see Appendix
B for definitions).
170. In 2014, there were approximately 450,000 units of sheltered social rented and private sector retirement housing in
England, with approximately one quarter of these in private sector and the rest provided at social rent levels. 41 This
situation reflects historic patterns of development, significant constraints on the delivery of such housing in the market
sector as well as changing aspirations and expectations amongst older people today in comparison with previous
generations.
171. Local planning authorities can plan for older co-housing communities through their implementation of the Self-build
and custom-build legislation 201542, as some communities will be looking to build the development themselves. Local
authorities can also identify sites suitable for older co-housing communities as part of their overall assessment of land
available for housing over the plan period.43
172. Given that the vast majority of people over 75 live in their own homes, but that the current stock is primarily for social
rent, AECOM has developed a ‘tenure-led’ approach to calculating the need for specialist housing, which also takes
into account the health and mobility of population of the Neighbourhood Plan area so as to develop projections for
future need for specialist housing provided with some level of care or other services.

6.3

Approach

173. In accordance with NPPF guidance, this chapter applies a three stage process to determine the potential incidence of
need for specialist housing for the elderly, based on tenures, projections of the future population of elderly people in
the Neighbourhood Plan area, and Census data relating to mobility limitations and overall health.44 These are then
compared with rates of provision that have been recommended by the Housing Learning and Improvement Network
(HLIN), as well as with existing rates of provision across Stroud District.
174. Clearly, this calculation represents an assumption, with the actual decision for an older or disabled person to enter
specialist housing highly dependent on individual circumstances. As already noted, the actual proportion of older
people that can be considered in need of specialist housing is affected both by overall levels of health as well as by
individual lifestyle choices, given that the vast majority of older people currently choose to continue to live in their
homes for their entire lives.

40

Housing for Older and disabled people, Guidance June 2019, MHCLG
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https://www.ageuk.org.uk/globalassets/age-uk/documents/reports-and-publications/reports-and-briefings/safe-athome/rb_july14_housing_later_life_report.pdf
42

https://www.gov.uk/guidance/self-build-and-custom-housebuilding
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See Paragraph: 011 Reference ID: 63-011-20190626 at https://www.gov.uk/guidance/housing-for-older-and-disabled-people#identifyingthe-housing-requirements-of-older-and-disabled-people
44

https://www.gov.uk/guidance/housing-for-older-and-disabled-people#identifying-the-housing-requirements-of-older-and-disabled-people
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175. The charity Age UK suggests that “inaccessible housing should not force anyone out of their home or local community
against their wishes. It’s much better to have ‘pull factors’ that attract older people towards housing alternatives.” 45 By
understanding the tenure breakdown of specialist housing need, it is possible to better understand the extent to which
demand will be a factor in this market segment.

i)

Current supply of specialist housing for older people

176. When determining an estimate for the need for specialist dwellings, it is necessary first to take account of current supply.
There are a number of ways to do this. Data may be available within Stroud District’s housing evidence base.
Alternatively, data may be collated manually on the amount of specialist housing within a given area using the search
function on the Elderly Accommodation Counsel’s Website: http://www.housingcare.org.
177. It is important to note that bed spaces in communal establishments such as live-in care homes are not included in the
calculation below.46 This is because for the purposes of the UK planning system, such institutions occupy a different
land-use class from other housing (use class C2, which comprises residential institutions, versus C3, which comprises
private dwellings)47. However, all other types of specialist housing for older people fall within use class C3 and, as such,
are within the scope of this Housing Needs Assessment. Having said this, we will note the existing provision of such
institutional accommodation where it exists in Stroud.
178. The 2011 Census highlights the number of residents living in different types of communal establishments. Within Stroud,
it identified 33 residents living in care homes with nursing and 84 in care homes without nursing.48
179. Given that communal establishments (care homes) are generally outside the scope of housing needs assessments for
the reasons described above, these are discounted from this analysis, and the remaining specialist housing for the
older, which should be within use class C3 and thus within the scope of this assessment, is presented in Table 6-1
below. This gives a total of 234 specialist dwellings (or bed spaces), for a 2011 population aged 75+ of 1,017. This
suggests the actual rate of provision in Stroud is approximately 230 dwellings per 1000 population aged 75+.
Table 6-1: Existing specialist housing for the elderly (excluding care homes) in Stroud

1
2
3
4
6
7
8

Name

Description

Archway
Gardens
Stroudwater
Court
Grange View

25 1-bedroom bungalows

Bed
spaces
25

Tenure

Type

Social
Landlord
Leasehold

Retirement
Housing
Retirement
Housing
Retirement
Housing
Retirement
Housing
N/A

33 flats. 17 one bedroom flats and 15 two
bedrooms flats.
32 1-bedroom flats. Includes mobility

47

Grove Park
Road
Church Court
Care Centre
Wesley Court

30 1-bedroom flats.

30

16 residents in 16 single and 2 shared
rooms
40 one – two bedroom homes.

16

Social
Landlord
Social
Landlord
N/A

60*

Leasehold

Ashcroft House

16 one – two bedroom homes.

24*

Social
Landlord

32

standard properties

Retirement
Housing
Retirement
Housing

Source: http://www.housingcare.org

ii) Tenure-led projections
180. Turning to determining future need for specialist housing, the first step is to review data on the tenure of households
aged 55-75 across Stroud District, as this is the smallest geography for which tenure by age bracket data is available.
The age cohort-based approach is taken because it is these households which, over the next 20 years, will be reaching

45

See https://www.ageuk.org.uk/documents/EN-GB/Political/Age%20UK%20ID201813%20Housing%20Later%20Life%20Report%20%20final.pdf?dtrk=true
46

Further details on the definition of different types of housing within the English planning system are available at
https://www.gov.uk/guidance/definitions-of-general-housing-terms
47

See Paragraph: 009 Reference ID: 13-009-20140306 at https://www.gov.uk/guidance/when-is-permission-required

48

ONS, 2011 (KS405EW)
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the age of 75+, where the need for specialist housing provision is more likely. The existing tenure split within this cohort
is used to project forward the need for specialist housing according to different tenure.
181. The projection is based on the premise that those currently occupying their own home will also wish to do so for as long
as practicably possible in future, even where downsizing or moving into specialist accommodation. Equally, those who
currently rent, either in the private or social sectors, are projected to need affordable rented accommodation of some
kind.
182. According to Table 6-2 below, 87.3% of households headed by those aged 55-75 are owned, and 12.7% are rented.
Almost all rented homes are social rented. 11% of homes are social rented, meanwhile just 1.4% of homes are private
rented.
Table 6-2: Tenure of households aged 55-75 in Stroud District, 2011

All owned

Owned
outright

Owned with
a mortgage
or loan or
Shared
Ownership

87.3%

62.7%

24.6%

All Rented

Social rented

Private
rented

Living
free

12.7%

11.0%

1.4%

0.3%

rent

Source: Census 2011
183. The next step is to project how the overall number of older people in Stroud District is likely to change in the future, by
extrapolating from the ONS Sub-National Population Projections for Stroud District at the end of the Plan period. The
figure must be extrapolated from the LPA data because such projections are not available at neighbourhood level. The
results are set out in Table 6-3 below.
184. This calculation indicates that the proportion of older people in the population of the parish is expected to grow to a total
of 13.6% by 2040, from 7.7% in 2011. This is roughly in line with the district as a whole, albeit slightly lower. This trend
indicates a future increase in demand for homes that meet the needs of aging people in the area.
Table 6-3: Modelled projection of elderly population in Stroud by end of Plan period
2011
Age group

2040

Stroud Parish
(Census)

All ages

Stroud Parish

Stroud District

Stroud District

(AECOM
Calculations)

(Census)

(ONS SNPP 2014)

13,259

112,779

15,922

135,429

75+

1,017

10,296

2,161

21,873

%

7.7%

9.1%

13.6%

16.2%

Source: ONS SNPP 2016, AECOM Calculations

185. The results of this exercise provide us with a projection of the number of people in Stroud living in each tenure in the
55-75 cohort by 2011, as shown in the table below. This projection is calculated by subtracting the current number of
people aged 75 and over (1,017) by the projection for the end of the Plan period (2,161), and then multiplying the result
(1,144) by the tenure split for the 55-75 age group in Stroud Parish (presented in Table 6-3). The results are set out in
Table 6-4 below.
186. This projection is calculated by multiplying the projected number of people aged 75 and over by the end of the Plan
period by the tenure split for Stroud District presented in Table 6-2 above, and is set out in Table 6-4 below.
187. A key assumption made here is that, for the purposes of determining the proportion of households aged 75+ falling into
different tenures in 2040, and consequently the number of specialist units they might need, the growth in the overall
population of those aged 75 is used.
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Table 6-4: Projected tenure of population aged 75+ in the NA to the end of the Plan period

Owned

Owned
outright

Owned with
a mortgage
or loan or
shared
ownership

999

718

281

All rented

Social rented

Private
rented

Living
free

145

126

16

3

rent

Source: Census 2011, ONS SNPP 2013, AECOM Calculations

188. The population figures in Table 6-5 above are then translated into households, as set out in Table 6-5 below. The
translation factor used was 1.4 persons per household, which was the rate in Stroud District for people aged over 75 in
the Census 2011 (there were 10,296 people in this age group and 7,506 households headed by those in that age group).

Table 6-5: Projected tenure by household aged 75+ in the NA by the end of the plan period

Owned

Owned
outright

713

Owned with
a mortgage
or loan or
shared
ownership

513

All rented

201

Social
rented

104

Private rented

Living rent
free

12

2

90

Source: Census 2011, ONS SNPP 2013, AECOM Calculations

189. Next the incidence of mobility limitations is considered, as defined by the Census, within each tenure group for those
aged 65+ in Stroud. This allows us to link the levels of need (as defined by extent of mobility limitations within the
population) to tenure (based on the premise that such needs can be used as a proxy for the need for specialist housing
in this age group).
190. The tendency for people in rented housing to have higher dependency levels is well established. It arises partly because
people with higher dependency levels tend to have lower incomes; they are therefore less able to afford to buy, even at
earlier stages in their lives. It also reflects the fact that as people develop support and care needs they may find that the
only suitable and affordable option to them is available in the social rented sector.
Table 6-6: Tenure and mobility limitations of those aged 65+ in Stroud parish, 2011
All categories:
Long-term health
problem or
disability

Tenure

Day-to-day
activities
limited a lot

Day-to-day
activities
limited a little

Day-to-day
activities not
limited

All categories: Tenure

2,002

440

22.0%

547

27.3%

1,015

50.7%

Owned or
Total

1,613

317

19.7%

441

27.3%

855

53.0%

1,434

293

20.4%

391

27.3%

750

52.3%

Owned: Owned with a mortgage or
loan or shared ownership

179

24

13.4%

50

27.9%

105

58.7%

Rented or living rent free: Total

389

123

31.6%

106

27.2%

160

41.1%

Rented: Social rented

281

93

33.1%

77

27.4%

111

39.5%

Rented: Private rented or living rent
free

108

30

27.8%

29

26.9%

49

45.4%

shared ownership:

Owned: Owned outright

Source: DC3408EW Health status
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191. Focusing on those whose activities are limited a lot, the calculations suggest that of the 123 renters and 317 owners in
Stroud parish in this age group, there could be a need for 140 specialist homes for owner occupiers (19.7% x 713) and
33 for renters of all kinds (31.6% x 104), or 173 new specialist homes in total.
192. These findings are set out in the table below, based on the assumption that those whose day-to-day activities are limited
a lot may need housing with care (e.g. extra care housing, with significant on-site services, including potentially medical
services), while those with their day to day activities limited only a little may simply need adaptations to their existing
homes, or alternatively sheltered or retirement living that can provide some degree of oversight or additional services.
However, it is important to note that, even those people who have high support or care needs can often be supported
to live in their own homes. This is often reflected in policy of local authorities, with explicit aim to reduce the need to
commission increasing numbers of care home beds.
Table 6-7: AECOM estimate of specialist housing need in Stroud by the end of the Plan period
Type

Affordable

Multiply the number of people across all
rented (not just social rent as those aged
65+ who need to rent are overwhelmingly
Housing with
likely to need Affordable Housing) housing
care (e.g. extra
by the percent in that tenure who have day
care)
to day activity limitations limited a lot.
33
Multiply the number of people across all
Adaptations,
sheltered,
or rented housing by the percent who have
day to day activity limitations limited a little.
retirement
living
28
Total

61

Market

Total
(rounded)

Multiply the number of people across all
owned housing by the percent in that
tenure who have day to day activity
173
limitations limited a lot.

140
Multiply the number of people across all
owned housing by the percent in that
tenure who have day to day activity 223
limitations limited a little.
195
335

396

Source: Census 2011, AECOM Calculations
193. The number of households falling into potential need for specialist accommodation is therefore 396, which is 18% of the
2,161 households in total aged 75 and above projected to live in Stroud by the end of the Plan period.

iii) Housing LIN-recommended provision
194. It is worth comparing these findings with the recommendations of the Housing Learning and Improvement Network
(HLIN), one of the respected models for planning for the housing needs of older people. In Table 6-8 below we reproduce
the key table from their Strategic Housing for Older People (SHOP) toolkit. The table serves as a guide, based on best
practice research, to the numbers of specialist dwellings for older people that should be provided given the increase in
their numbers over the Plan period, and how these should be split into the different tenures.
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Table 6-8: Recommended provision of specialist housing for older people from the SHOP toolkit

Source: Housing LIN SHOP Toolkit
195. As Table 6-3 shows, Stroud is forecast to have an over-75 population of 2,161 by the end of the Plan period. According
to the HLIN tool, this translates into need as follows:
•
•
•
•
•
•

Conventional sheltered housing to rent = 60 x (1,144/1000) = 69
Leasehold sheltered housing = 120 x (1,144/1000) = 137
Enhanced sheltered housing (divided 50:50 between that for rent and that for sale) = 20 x (1,144/1000) = 23
Extra care housing for rent = 15 x (1,144/1000) = 17
Extra care housing for sale = 30 x (1,144/1000) = 34
Housing based provision for dementia = 6 x (1,144/1000) = 7

196. This produces an overall total of 287 specialist dwellings which might be required by the end of the plan period. This
can be compared to the current stock of specialist housing in Table 7-1 to indicate the likely shortfall of different types
of accommodation (see conclusions below).
197. Table 6-9 below sets out the HLIN recommendations in the same format as Table 6-7 above. It is important to stress
that the SHOP toolkit embeds assumptions that uplift the provision of specialist accommodation compared to current
rates. This means that the requirements expressed by the SHOP toolkit are higher than those implied by a
straightforward projection based on the growth of the over 75 population.
Table 6-9: HLIN estimate of specialist housing need in Stroud by the end of the Plan period
Type

Affordable

Market

Total

Includes: enhanced sheltered
Includes: enhanced sheltered
housing for rent + extra care
Housing with care (e.g. extra housing for rent + housing based housing for sale + extra care
81
housing for sale
care)
provision for dementia
35

Sheltered housing

Total

46

Conventional sheltered housing for
Leasehold sheltered housing
rent
69

137

104

183

Source: Housing LIN, AECOM calculations

206

287
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Conclusions- Specialist Housing for Older People

198. This HNA has presented two estimates of the need for specialised housing amongst older people within Stroud. These
estimates suggest the need for between 287 and 396 homes which meet the needs of older people who have some
form of need for care or support. The estimates suggest that between 81 and 173 homes may need to be suitable to
support those with more intensive care or support needs.
199. In considering these estimates, it is important to keep in mind two points:
a.

Many of these households already exist and are living within the existing housing stock in Stroud. Some of this
stock may have been adapted to meet their needs and, in many case, those needing care and support are able
to receive it in their own home. The mainstream housing stock will continue to house most older people with care
or support needs.

b.

There is an existing stock of specialist housing eg sheltered or extra care accommodation within Stroud so these
estimates are not net figures. There are 234 existing units of specialist housing for older people in Stroud Parish,
Referring to the minimum estimate produced by the Housing LIN-based calculation, this means there are an
additional (i.e. net) 53 specialist units (287 – 234) that may need to be provided over the Plan period.

200. The scale of need for specialised housing in Stroud suggests there may be scope to develop specialist schemes such
as extra care which provide independent living for older people with 24 hour care and support on site. However, given
there is a relatively substantial existing supply of sheltered housing within Stroud, this would need to be considered in
the light of patterns of demand eg take up/ sales rates in the existing stock.
201. These estimates should be treated with caution as the need or demand for specialist accommodation (eg extra care) is
inherently tied to LA policies on the provision of care and support. Many local authorities aim to support older people
(and other vulnerable people) in their own homes for as long as possible. If these strategies are successful, they may
reduce the requirement for specialist housing with care or support.
202. There is a strong case for ensuring that new homes developed in Stroud meet improved accessibility standards. This
recognises the fact that most older people aspire to remain in their own home as they age. The ageing of the population
and the propensity for people to stay in mainstream housing means that the stock needs to be capable of being adapted
as the care and support needs of occupants change.
203. Given than most older people will live within the mainstream housing stock and may receive care and support in their
own homes, the neighbourhood group may wish to consider the extent to which new housing provision is built to
accessible and adaptable standards. Increasing the proportion of accessible and adaptable homes within the housing
stock, through applying optional building regulations (M4(2) and M4(3)) could play an important part in ensuring the
wider housing stock meets the needs of older people.
204. While it is important to maximise the accessibility of all new housing, it is particularly important for specialist housing for
older people to be provided in sustainable, accessible locations, for a number of reasons, as follows:
•
•
•

so that residents, who often lack cars of their own, are able to access local services and facilities, such as
shops and doctor’s surgeries, on foot;
so that any staff working there have the choice to access their workplace by more sustainable transport
modes; and
so that family members and other visitors have the choice to access relatives and friends living in specialist
accommodation by more sustainable transport modes.

205. In addition, the Local Plan expects specialist housing for older people (including extra care) to meet its affordable
housing policy by providing 30% of units as affordable housing. It is not possible for this HNA to comment on the viability
of this requirement, particularly given the LPA has carried out its own assessment in setting its affordable housing policy.
206. Alongside the need for specialist housing to be provided in accessible locations, another important requirement is for
cost effectiveness and economies of scale. This can be achieved by serving the specialist older housing needs arising
from a number of different locations and/or neighbourhood plan areas from a single, centralised point (i.e. what is
sometimes referred to as a ‘hub-and-spoke’ model).
207. It is considered that Stroud is, in broad terms, a suitable location for specialist accommodation on the basis of the
accessibility criteria and the considerations of cost-effectiveness above. As such, there is potential for such
accommodation to be provided within the Neighbourhood Plan area (while noting there is no specific requirement or
obligation to do so if there is potential to meet need arising from Stroud in other suitable locations near to but outside
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the Plan area boundaries). Where it is considered for any reason desirable to meet some of the specialist need outside
the Neighbourhood Plan area boundaries, there will be a degree of overlap between the number of specialist dwellings
to be provided and the overall dwellings target for the Neighbourhood Plan area itself.
208. Wherever specialist housing is to be accommodated, partnership working with specialist developers is recommended,
so as to introduce a greater degree of choice into the housing options for older people who wish to move in later life.
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RQ 4: Newly forming households/first-time buyers
RQ 4: What provision should be made in terms of housing for newly forming households/first-time buyers over
the Neighbourhood Plan period?

7.1

Introduction

209. The neighbourhood group have asked AECOM to consider the housing needs of newly forming households in Stroud.
For the purpose of this HNA, we define newly forming households as those where the Household Reference Person
(HRP- a more modern term for ‘head of household’) is aged between 18 and 35 and is looking to form their own
independent household.

7.2

Assessment

210. In order to understand the needs of newly-forming households, we start by interrogating the ONS ‘Age by Single Year’
dataset.49 This reveals that there were 2,831 individuals aged between 18 and 35 in the Neighbourhood Plan area in
2011. This represents 21.4% of the population. These individuals may or may not have formed their own households.
211. Table 7-1 below shows that there is a total of 996 households with an HRP aged under 35, or around 16.7% of all 5,954
households in Stroud. To estimate the number of individual residents aged between 18 and 35 this represents, we use
the following approach:
i.

Multiply the number of households under 35 by the average household size in the Neighbourhood Plan area
(2.23 individuals per household), which results in 2,218 individuals. (996* 2.23 = 2218)

ii.

We then discount all children (i.e. individuals under the age of 18). As 330 households live with at least one
dependent child, we estimated there were about 1,888 children among these households. (2,218 - 330 =
1,888)

iii.

Therefore, among the 2,831 individuals who are between 18 and 35, 943 have not yet formed their own
household (2,831 – 1,888 = 943).

iv.

This represents 423 households that could potentially be formed (943 divided by 2.23).

212. We make the reasonable assumption that those individuals with the potential to form new households who have not yet
done so are, in most cases, either living with their parents or in shared houses with other young people. They will not
yet have formed their own household for many potential reasons, but most likely the absence of suitable affordable
tenures.
213. Census data about household composition shows that 447 households include non-dependent children. The figure of
423 above can therefore be considered a broadly reasonable estimate.
214. Therefore, around 423 households in Stroud had the potential to form their own household, but had not yet done so, at
the time of the last Census in 2011 (7.1 % of the total number of households).
Table 7-1: Households in Stroud parish with HRP under the age of 35, 2011
Household composition

Number

Age of HRP under 35: One person household

320

Age of HRP under 35: Two or more person household: No dependent children

346

Age of HRP under 35: Two or more person household: With dependent children

330

Age of HRP under 35: Total

996

Source: ONS, 2011
215. Now that we have identified the number of households with potential to form but who have not yet done so, we need to
determine the type of tenures they are most likely to occupy. To do so, we assess the tenures of households in the

49

ONS, Census 2011: QS103EW.
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Neighbourhood Plan area where the HRP is aged 24 or younger, as well as those with HRPs aged 25 to 49. The results
are set out in Table 7-2 below.
216. The table shows that the most popular form of tenure for those aged 24 and under is rented or living rent free,
representing 89.1% of the demographic. Meanwhile, just over half of those aged 25-49, (53.6%) own their own property,
either through mortgage, outright, or shared ownership.
217. Within rented and ownership tenures however, there are some similarities. Both age groups favour ownership with a
mortgage or shared ownership over outright ownership. However, within the rental sector these aged 24 and under
prefer social rented accommodation over private rented or rent free accommodation, whilst the reverse is true for those
aged 25 to 49.
Table 7-2: Tenures occupied by HRP under the age of 50, Stroud, 2011

Tenure

Age 24 and under

Age 25 to 49

Number

Number

All categories: Tenure

Percent

Percent

248

100.0%

2604

100.0%

27

10.9%

1397

53.6%

3

1.2%

236

9.1%

24

9.7%

1161

44.6%

Rented or living rent free: Total

221

89.1%

1207

46.4%

Rented: Social rented

120

48.4%

522

20.0%

Rented: Private rented or living rent free

101

40.7%

685

26.3%

Owned or shared ownership: Total
Owned: Owned outright
Owned: Owned with a mortgage or loan or shared ownership

Source: ONS, 2011
218. The data we have just examined considers the tenure of households with HRPs aged 49 and under as a single group.
However, the tenures occupied by different households can vary significantly between these ages.
219. Such data is only available at the level of Stroud District. This data, presented in Figure 7-1 below, reveals that there is
marked decrease in the occupancy for private rented accommodation in the district, as residents get older. Renting is
over twice as popular amongst those aged 16-24 as it is for those aged 30-34. Conversely, ownership with a mortgage
or shared ownership is over three times more common amongst those aged 30-34 as it is with those aged 16-24.
Figure 7-1: Tenure by age of HRP, Stroud District, 2011
100%

0.3%

90%

14.1%

0.1%

0.3%
6.5%

10.6%

14.4%

80%
18.0%

70%
60%
33.0%

50%
40%

49.8%
35.1%

30%
20%
14.2%
10%
2.9%

3.4%

4.6%

Age 16-24

Age 25-29

Age 30-34

0%

Owned outright

Source: ONS, 2011

Owned with a mortgage/loan or Shared ownership

Social rented

Private rented

Living rent free
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Conclusions- Newly-forming households/first-time buyers

220. It can therefore be concluded that, on the basis of ONS Census 2011 data, around 423 individuals below 35 had not
formed their own household by that year. This represents around 7.1% of new households with the potential to form.
221. Based on the average of the numbers in Table 7-2 and Figure 7-1, an estimated tenure split of homes can be calculated,
having regard to the specific tenure needs of newly forming households. It should be noted that this estimated split
emphasises the importance to such households of both entry-level market sales (including affordable routes to home
ownership) and private rent.
222. It is recommended that neighbourhood planners seek to promote these tenures within new housing developments if the
policy goal is to ensure that suitable and affordable housing for younger people can be provided within the
Neighbourhood Plan area.
Table 7-3: Tenures recommended in Stroud to meet the needs of newly forming households
Tenure
Home ownership

Recommended proportion
2%

Entry-level market sales/intermediate ownership product

12%

Social rent

41%

Private rent

28%

Source: AECOM calculations
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223. Table 8-1 below sets out in full the conclusions and recommendations of this Neighbourhood Plan housing needs
assessment, based on the evidence reviewed and analysed.
Table 8-1: Summary of study findings specific to Stroud with a potential impact on Neighbourhood Plan
housing policies
Issue

Housing tenure and
affordability

Summary of evidence and data assessed

Conclusions and recommendations

In terms of Stroud Parish’s current tenure
profile, the current Census data shows that a
very high proportion of the parish population is
made up of homeowners. This is followed by the
social rented sector, and the private rented
sector, both of which exhibit higher proportions
than seen at district and national level. Between
2001 and 2011, the number of those renting
privately has skyrocketed, as did the number of
those in shared ownership homes. Meanwhile,
homeownership increased only slightly whilst
social rent declined slightly.

There is no specific housing requirement
for Stroud NA. However, the Local Plan
allocation of 450 homes for the wider
area (Stroud Valleys) implies around 28
homes per annum.

House prices have grown significantly for all
house types, 52.2% overall. All housing tenures
experienced significant growth with semidetached and terraced homes experienced the
greatest (62.1% and 47.8% respectively).
According to our affordability analysis, the
average annual household income (£35,000) is
insufficient to afford to buy. Affordable home
ownership could extend home ownership to
this group, with shared ownership extending it
to the widest number of households.
The LHNA 2019 identifies substantial need for
affordable housing (largely to rent) from
households who cannot afford in the market.
A significant number of additional households
can afford market rents but aspire to home
ownership.

Unless housing delivery is significantly in
excess of Local Plan requirements it is
unlikely that affordable housing needs will
be met in full.
AECOM recommends that Stroud
maximise opportunities to delivery new
affordable housing. It is also likely that
affordable rented housing should be
prioritised in order to meet most acute
needs.
Where affordable home ownership is
provided, shared ownership is likely to
extend opportunities to the widest group.
However, discounted market sale may
provide local residents with wider choice,
especially if it can be provided at a
substantial discount on market prices.
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Summary of evidence and data assessed

Conclusions and recommendations

Stroud Parish is characterised by a higher
proportion of semi- detached houses and flats.
Meanwhile there is a significantly lower
proportion of detached homes in the Parish
than the wider District. The housing stock in
Stroud Parish is characterised by medium to
large dwellings, with high proportions of
properties with 4 to 6 rooms or more. This
theme is broadly reflected at the LA level, but to
a lesser extent.

The modelling in this HNA suggests
prioritising the provision of larger homes
in order to widen choice within the
housing stock.
However, the mix of new homes provided
on specific schemes will depend on site
circumstances, viability and wider policy
objectives.

The 2011 Census data the parish has a higher
proportion of people aged between 25-44
compared to district rates. There is also a
significant proportion of those age 45-84 and
also aged 15 and below in the parish. The
proportion of those aged 65-84 is also lower
than both district and national levels. The
strongest growth between 2001 and 2011 was
seen in the 45-64 age group at 24.3% and also
the 16-24 age group at 18.6%.
.

There are 234 existing units of specialist
housing for older people in Stroud parish, for a
2011 population of 2,161 people aged 75. This
suggests the actual rate of provision in Stroud
is approximately 120 dwellings per 1000
population aged 75+.
Specialist housing for
older people

There are projected to be 2,161 households in
Stroud parish over the age of 75 by the end of
the Plan period in 2040.
The older population of the parish aged 75+ is
expected to grow to a total of 13.6% by 2040,
from 7.7% in 2011. This is roughly in line with
the district as a whole. This trend indicates a
future increase in demand for homes that meet
the needs of older people in the area.

Newly-forming
households/first-time
buyers

On the basis of ONS Census 2011 data,
around 423 individuals below 35 had not
formed their own household by that year. This
represents around 7.1% of the total number of
households in Stroud Parish with the potential
to form.

The evidence in this HNA suggests there
is substantial demand for home which are
capable of providing support or care for
older people. New provision could be
delivered through specialist schemes,
such as extra care and Stroud is likely to
be a suitable location for such schemes.
However, most older people will continue
to live in mainstream housing. AECOM
recommends,
therefore,
that
the
neighbourhood planners consider policies
which apply optional building regulation
standards M4(2) and M4(3) to new homes
to ensure they are capable of adaptation.

It is recommended that neighbourhood
planners seek to support the provision of
rented homes and entry level/ affordable
home ownership homes within new
housing developments to provide housing
that is suitable and affordable housing to
younger people within the
Neighbourhood Plan.
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Recommendations for next steps

224. This Neighbourhood Plan housing needs assessment aims to provide Stroud with evidence on a range of housing trends
and issues from a range of relevant sources. We recommend that the neighbourhood planners should, as a next step,
discuss the contents and conclusions with Stroud District with a view to agreeing and formulating draft housing policies,
bearing the following in mind:
•

All Neighbourhood Planning Basic Conditions, but in particular the following: Condition A, namely that the
Neighbourhood Plan has regard to national policies and advice contained in guidance issued by the Secretary
of State; Condition D, that the making of the Neighbourhood Plan contributes to the achievement of sustainable
development; and Condition E, which is the need for the Neighbourhood Plan to be in general conformity with
the strategic policies of the adopted development plan;

•

The views of Stroud District – in particular in relation to the quantity of housing that should be planned for;

•

The views of local residents;

•

The views of other relevant local stakeholders, including housing developers and estate agents;

•

The numerous supply-side considerations, including local environmental constraints, the location and
characteristics of suitable land, and any capacity work carried out by Stroud District, including but not limited to
the Strategic Housing Land Availability Assessment (SHLAA);

•

The recommendations and findings of this study; and

•

The impact of the Government’s Standard Methodology on calculating housing need for Stroud District and the
neighbourhood plan areas within it.

225. This assessment has been provided in good faith by AECOM consultants on the basis of housing data, national
guidance and other relevant and available information current at the time of writing.
226. Bearing this in mind, it is recommended that the Neighbourhood Plan steering group should monitor carefully strategies
and documents with an impact on housing policy produced by the Government, Stroud District or any other relevant
party and review the Neighbourhood Plan accordingly to ensure that general conformity is maintained.
227. At the same time, monitoring on-going demographic or other trends over the Neighbourhood Plan period will help ensure
the continued relevance and credibility of its policies.
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Appendix A : Calculation of Affordability Thresholds
A.1

Assessment geography

228. As noted in the Tenure and Affordability chapter above, affordability thresholds can only be calculated on the basis of
data on incomes across the Neighbourhood Plan area. Such data is available at MSOA level but not at the level of
neighbourhood plan areas.
229. As such, when calculating affordability thresholds, an MSOA needs to be selected that is a best-fit proxy for the
Neighbourhood Plan area. In the case of Stroud, it is considered that MSOA E02004656 is the closest realistic proxy
for the Neighbourhood Plan area boundary, and as such, this is the assessment geography that has been selected. A
map of [insert name of MSOA] appears below in Figure 8-1.
Figure 8-1: MSOA E020046 56used as a best-fit geographical proxy for the Neighbourhood Plan area

Source: ONS

A.2

Market housing

230. Market dwellings are accessible to people on higher incomes. Choices in the housing market are driven principally by
spending power, life stage, and personal taste.
231. The operation of the housing market is, in most circumstances, the best means of addressing the demand for different
types of housing for sale. For this reason, it is important that planning policy does not place unnecessary burdens on
the market preventing its ability to respond to demand, because this is the principal way equilibrium is achieved in the
market and thus house price growth kept in check.
232. In this sense, the notion of development viability is essential. It is important not to deter development in the context of
clear housing need; to do so will not only frustrate the delivery of new housing but also may deprive the community of
resources for infrastructure improvements.
233. To determine affordability in market housing, the assessment considers two primary indicators: income thresholds,
which denote the maximum share of a family’s income that should be spent on accommodation costs, and purchase
thresholds, which denote the standard household income required to access mortgage products.
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i) Market sales
234. The starting point for calculating the affordability of a dwelling for sale (i.e. the purchase threshold) from the perspective
of a specific household is the loan to income ratio which most mortgage companies are prepared to agree. This ratio is
conservatively estimated to be 3.5.
235. To produce a more accurate assessment of affordability, both the savings available for a deposit and the equity in the
home from which the buyer is moving (if not a first-time buyer) should be taken into account. However, this data is not
available for Stroud. As such, a reasonable assumption is therefore made that a 10% purchase deposit is available to
the prospective buyer.
236. The value of an entry-level dwelling is considered the best representation of the segment of market housing most
likely to be accessible to those on lower incomes.50 The value of an entry level dwelling used here is the lower quartile
average house price from sales data from Land Registry over the year 2018.
237. The calculation is therefore:
•

Value of an ‘entry level dwelling’ = £182,000;

•

Purchase deposit = £18,200 @10% of value;

•

Value of dwelling for mortgage purposes = £163,800;

•

Loan to income ratio = value of dwelling for mortgage purposes divided by 3.5;

•

Purchase threshold = £46,800.

ii) Private Rented Sector (PRS)
238. Income thresholds are used to calculate the affordability of rented and affordable housing tenures. Households are
deemed able to afford a private rented property if the lower quartile private rent does not exceed 25% of gross household
income for households with incomes of less than £40,000 per annum, or 30% of gross household income for households
with incomes of more than £40,000 per annum.
239. It is assumed that lower quartile private rent equates to the average rent paid in the Neighbourhood Plan area for a twobedroom dwelling (enough living space for two or three individuals). In order to be in conformity with the Government
guidance on overcrowding,51 such a home would require three habitable rooms (a flat or house with two bedrooms).
240. The property website Home.co.uk shows rental values for property in the Neighbourhood Plan area. The best available
data is derived from properties available for rent within the GL5 postcode area, which covers a larger area than the Plan
area itself but can be used as a reasonable proxy for it. Moreover, because it forms a larger geography with a greater
number of rental properties offered, the larger sample size is likely to generate more robust findings.
241. According to home.co.uk, there are 10 two-bed properties currently listed for rent across GL5, with an average price of
£740 per calendar month.
242. It is possible to derive from this data the estimated income threshold for private rental sector dwellings in the
Neighbourhood Plan area; the calculation is therefore:
•

Annual rent = £740 x 12 = £8,874;

•

Multiplied by 4 (so that no more than 25% of income is spent on rent) = £35,496;

•

Income threshold (private rental sector) = £35,496.

243. The NPPF 2018 acknowledges that build-to-rent dwellings have a role to play in providing affordable market homes and
may meet affordable housing need where they include a component of affordable private rent.

‘Entry-level dwelling’ can be understood to comprise a property that costs the average value of dwellings falling into the lower quartile of
house prices in the Neighbourhood Plan area, as set out in the Tenure and Affordability chapter above.
50

This is based on the concept of the ‘room standard’, which indicates a dwelling is legally overcrowded if two people of the opposite sex
have to share a room to sleep in (this does not apply when couples share a room). See:
http://england.shelter.org.uk/housing_advice/repairs/overcrowding
51
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Affordable Housing

244. There are a range of tenures that constitute the definition of Affordable Housing within the 2018 NPPF: social rent and
affordable rent, starter homes, discounted market sales housing, and other affordable routes to home ownership.
245. This variety of tenures reflects an ambition by the Government to provide a pathway to home ownership for more
households, as well as introducing market principles into the provision of subsidised housing for rent. The aim is to
divide affordable housing into a series of products designed to appeal to different sectors of the market and, by changing
eligibility criteria, bring rents closer in line with people’s ability to pay.
246. We consider each of the affordable housing tenures in turn.

i) Social rent
247. Rents in socially rented properties reflect a ‘formula rent’ based on a combination of individual property values and
average earnings in each area, resulting in substantial discounts to market rents. As such, this tenure is suitable for the
needs of those on low incomes and is subject to strict eligibility criteria.
248. To determine social rent levels, data and statistical return from Homes England is used. This data is only available at
the LPA level so must act as a proxy for Stroud. This data provides information about rents and the size and type of
stock owned and managed by private registered providers and is presented for Stroud District in the table below.
249. To determine the income needed, it is assumed that no more than 25% of income should be spent on rent.
Table A-1: Social rent levels (£)
Size

1 bed

2 beds

3 beds

4 beds

All

Average social rent PCM

£82

£96

£109

£125

£99

Annual average

£4,262

£4,987

£5,646

£6,507

£5,140

Income needed

£17,050

£19,949

£22,585

£26,029

£20,561

Source: Homes England, AECOM Calculations

ii) Affordable rent
250. Affordable rent is controlled at no more than 80% of the local market rent. As demonstrated in this report, the annual
entry-level rent in Stroud is £8,874. In the event of a 20% reduction in rent to £7,099, the income threshold would reduce
to an estimated £28,397. However, registered providers who own and manage affordable rented housing may also
apply a cap to the rent to ensure that it is affordable to those on housing benefit (where under Universal Credit the total
received in all benefits to working age households is £20,000). Even an 80% discount on the market rent may not be
sufficient to ensure that households can afford it, particularly when they are dependent on benefits. RPs in some areas
have applied caps to larger properties where the higher rents would make them unaffordable to families under Universal
Credit. This may mean that the rents are actually 50-60% of market levels rather than 80%.

iii) Intermediate tenures
251. Intermediate housing includes homes for sale and rent provided at a cost above social rent, but below market levels,
subject to the criteria in the affordable housing definition above. They can include shared equity (shared ownership and
equity loans), other low-cost homes for sale and intermediate rent, but not affordable rented housing.
Starter homes
252. In paragraph 64 of the NPPF 2019, the Government introduces a recommendation that “where major housing
development is proposed, planning policies and decisions should expect at least 10% of the homes to be available for
affordable home ownership”.
253. The Housing and Planning Act 2016 introduced a duty on planning authorities in England to promote the supply of
‘starter homes’, and to require a minimum number or proportion of ‘starter homes’ on certain residential development
sites.
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254. A starter home is a new build home with a discounted value not exceeding £250,000 (or £450,000 in London); they are
eligible for first time buyers aged 40 or younger.
255. Whether to treat discounted market sale homes as affordable housing or not depends on whether lowering the asking
price of new build homes of a size and type suitable to first time buyers by 20% would bring them within reach of people
currently unable to access market housing for purchase.
256. To provide a conservative assessment of the suitability of discounted market sale homes, it is appropriate to apply the
value we have estimated for an entry-level dwelling, namely £182,000.
257. Applying a discount of 20% provides an approximate selling price of £145,600. Allowing for a 10% deposit further
reduces the value of the property to £131,040. The income threshold at a loan to income ratio of 3.5 is £37,440.
258. In practice, developers are likely to price starter homes in relation to new build prices. When these are discounted by
20% they may not offer any discount on entry level prices in the existing dwelling stock.
Shared ownership
259. Shared ownership involves the purchaser buying an initial share in a property typically of between 25% and 75% and
paying rent on the share retained by the provider. Shared ownership is flexible in two respects, in the share which can
be purchased and in the rental payable on the share retained by the provider. Both of these are variable. The share
owned by the leaseholder can be varied by 'staircasing'. Generally, staircasing will be upward, thereby increasing the
share owned over time.
260. In exceptional circumstances (for example, as a result of financial difficulties, and where the alternative is repossession),
and at the discretion of the provider, shared owners may staircase down, thereby reducing the share they own. Shared
equity is available to first-time buyers, people who have owned a home previously and council and housing association
tenants with a good credit rating whose annual household income does not exceed £80,000.
261. To determine the affordability of shared ownership, calculations are based on the lower quartile house price of
£182,000.52 The deposit available to the prospective purchaser is assumed to be 10% of the value of the dwelling, and
the standard loan to income ratio of 3.5 is used to calculate the income required to obtain a mortgage. The income
required to cover the rental component of the dwelling is based on the assumption that a household spends no more
than 25% of the income on rent (as for the income threshold for the private rental sector).
262. A 25% equity share of £182,000 is £45,500, from which a 10% deposit of £4,550 is deducted. The mortgage value of
£40,950 (£45,500 - £4,550) is then divided by 3.5. To secure a mortgage of £40,950, an annual income of £11,700
(£40,950/3.5) is therefore needed. In addition to mortgage costs, rent is charged on the remaining 75% shared
ownership equity, i.e. the unsold value of £136,500. An ongoing annual rent equivalent to 2.5% of the value of the unsold
equity is assumed, which is £3,413 and requires an income of £13,650 (multiplied by 4 so that no more than 25% of
income is spent on rent). Therefore, an income of around £25,350 (£11,700 + £13,650) is required to afford a 25%
shared equity purchase of an entry-level home.
263. A 50% equity share of £182,000 is £91,000, from which a 10% deposit of £9,100 may be deducted. The mortgage cost
of £81,900(£91,000 - £9,100) is then divided by 3.5. To secure a mortgage of £81,900, an annual income of £23,400
(£81,900 / 3.5) is therefore needed. In addition to the mortgage costs, rent is charged on the remaining 50% shared
ownership equity, comprising the unsold value of £91,000. An ongoing annual rent equivalent to 2.5% of the value of
the unsold equity is assumed, which corresponds to £2,275, requiring an income of £9,100 (multiplied by 4 so that no
more than 25% of income is spent on rent). Therefore, an annual income of around £32,500 (£23,400 + £9,100) is
required to afford a 50% shared equity purchase of an entry-level home.
264. A 75% equity share of £182,000 is £136,500, from which a 10% deposit of £13,650 can be deducted. The mortgage
cost of £122,850 (£136,500 - £13,650) is then divided by 3.5. To secure a mortgage of £122,850, an annual income of
£35,100 (£122,850 / 3.5) is therefore needed. In addition to the mortgage costs, rent is charged on the remaining 25%
shared ownership equity, comprising the unsold value of £45,500. An ongoing annual rent equivalent to 2.5% of the
value of the unsold equity is assumed, which corresponds to £1,138, requiring an income of £4,550 (multiplied by 4 so
that no more than 25% of income is spent on rent). Therefore, an annual income of around £39,650 (£35,100 + £4,550)
is required to afford a 75% shared equity purchase of an entry-level home.

52

It is important to note that this is based on new build sales only. The current shared ownership models are only available for new build
homes, with the assumed cost therefore differing from the cost of open market housing, which also includes property re-sale.
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Appendix B : Housing Needs Assessment Glossary
Adoption
This refers to the final confirmation of a local plan by a local planning authority.
Affordability
The terms ‘affordability’ and ‘affordable housing’ have different meanings. ‘Affordability’ is a measure of whether housing may
be afforded by certain groups of households. ‘Affordable housing’ refers to particular products outside the main housing
market.
Affordability Ratio
Assessing affordability involves comparing housing costs against the ability to pay. The ratio between lower quartile house
prices and the lower quartile income or earnings can be used to assess the relative affordability of housing. The Ministry for
Housing, Community and Local Governments publishes quarterly the ratio of lower quartile house price to lower quartile
earnings by local authority (LQAR) as well as median house price to median earnings by local authority (MAR) e.g. income
= £25,000, house price = £200,000. House price: income ratio = £200,000/£25,000 = 8, (the house price is 8 times income).
Affordable Housing (NPPF Definition)
Housing for sale or rent, for those whose needs are not met by the market (including housing that provides a subsidised route
to home ownership and/or is for essential local workers); and which complies with one or more of the following definitions:
a) Affordable housing for rent: meets all of the following conditions: (a) the rent is set in accordance with the Government’s
rent policy for Social Rent or Affordable Rent, or is at least 20% below local market rents (including service charges where
applicable); (b) the landlord is a registered provider, except where it is included as part of a Build to Rent scheme (in which
case the landlord need not be a registered provider); and (c) it includes provisions to remain at an affordable price for future
eligible households, or for the subsidy to be recycled for alternative affordable housing provision. For Build to Rent schemes
affordable housing for rent is expected to be the normal form of affordable housing provision (and, in this context, is known
as Affordable Private Rent).
b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016 and any secondary legislation
made under these sections. The definition of a starter home should reflect the meaning set out in statute and any such
secondary legislation at the time of plan-preparation or decision-making. Where secondary legislation has the effect of limiting
a household’s eligibility to purchase a starter home to those with a particular maximum level of household income, those
restrictions should be used.
c) Discounted market sales housing: is that sold at a discount of at least 20% below local market value. Eligibility is determined
with regard to local incomes and local house prices. Provisions should be in place to ensure housing remains at a discount
for future eligible households.
d) Other affordable routes to home ownership: is housing provided for sale that provides a route to ownership for those who
could not achieve home ownership through the market. It includes shared ownership, relevant equity loans, other low-cost
homes for sale (at a price equivalent to at least 20% below local market value) and rent to buy (which includes a period of
intermediate rent). Where public grant funding is provided, there should be provisions for the homes to remain at an affordable
price for future eligible households, or for any receipts to be recycled for alternative affordable housing provision, or refunded
to Government or the relevant authority specified in the funding agreement.
Affordable rented housing
Rented housing let by registered providers of social housing to households who are eligible for social rented housing.
Affordable Rent is not subject to the national rent regime but is subject to other rent controls that require a rent of no more
than 80% of the local market rent (including service charges, where applicable). The national rent regime is the regime under
which the social rents of tenants of social housing are set, with particular reference to the Guide to Social Rent Reforms
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(March 2001) and the Rent Influencing Regime Guidance (October 2001). Local market rents are calculated using the Royal
Institution for Chartered Surveyors (RICS) approved valuation methods53.
Age-Restricted General Market Housing
A type of housing which is generally for people aged 55 and over and the active elderly. It may include some shared amenities
such as communal gardens but does not include support or care services.
Annual Monitoring Report
A report submitted to the Government by local planning authorities assessing progress with and the effectiveness of a Local
Development Framework.
Basic Conditions
The Basic Conditions are the legal tests that are considered at the examination stage of neighbourhood development plans.
They need to be met before a plan can progress to referendum.
Backlog need
The backlog need constitutes those households who are eligible for Affordable Housing, on account of homelessness, overcrowding, concealment or affordability, but who are yet to be offered a home suited to their needs.
Bedroom Standard54
The bedroom standard is a measure of occupancy (whether a property is overcrowded or under‐occupied, based on the
number of bedrooms in a property and the type of household in residence). The Census overcrowding data is based on
occupancy rating (overcrowding by number of rooms not including bathrooms and hallways). This tends to produce higher
levels of overcrowding/ under occupation. A detailed definition of the standard is given in the Glossary of the EHS Household
Report.
Co-living
Co-living denotes people who do not have family ties sharing either a self-contained dwelling (i.e., a 'house share') or new
development akin to student housing in which people have a bedroom and bathroom to themselves, but share living and
kitchen space with others. In co-living schemes each individual represents a separate 'household'.
Community Led Housing/Community Land Trusts
Housing development, provision and management that is led by the community is very often driven by a need to secure
affordable housing for local people in the belief that housing that comes through the planning system may be neither the right
tenure or price-point to be attractive or affordable to local people. The principle forms of community-led models include
cooperatives, co-housing communities, self-help housing, community self-build housing, collective custom-build housing, and
community land trusts. By bringing forward development which is owned by the community, the community is able to set
rents and/or mortgage payments at a rate that it feels is appropriate. The Government has a range of support programmes
for people interested in bringing forward community led housing.
Community Right to Build Order55
A community right to build order is a special kind of neighbourhood development order, granting planning permission for small
community development schemes, such as housing or new community facilities. Local community organisations that meet
certain requirements or parish/town councils are able to prepare community right to build orders.
Concealed Families (Census definition)56
The 2011 Census defined a concealed family as one with young adults living with a partner and/or child/children in the same
household as their parents, older couples living with an adult child and their family or unrelated families sharing a household.
53

The Tenant Services Authority has issued an explanatory note on these methods at
http://www.communities.gov.uk/documents/planningandbuilding/pdf/1918430.pdf
54

See https://www.gov.uk/government/statistics/english-housing-survey-2011-to-2012-household-report

55

See https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary

56

See http://webarchive.nationalarchives.gov.uk/20160107160832/http://www.ons.gov.uk/ons/dcp171776_350282.pdf
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A single person cannot be a concealed family; therefore one elderly parent living with their adult child and family or an adult
child returning to the parental home is not a concealed family; the latter are reported in an ONS analysis on increasing
numbers of young adults living with parents.

Equity Loans/Shared Equity
An equity loan which acts as a second charge on a property. For example, a household buys a £200,000 property with a 10%
equity loan (£20,000). They pay a small amount for the loan and when the property is sold e.g. for £250,000 the lender
receives 10% of the sale cost (£25,000). Some equity loans were available for the purchase of existing stock. The current
scheme is to assist people to buy new build.
Extra Care Housing or Housing-With-Care
Housing which usually consists of purpose-built or adapted flats or bungalows with a medium to high level of care available
if required, through an onsite care agency registered through the Care Quality Commission (CQC). Residents are able to live
independently with 24 hour access to support services and staff, and meals are also available. There are often extensive
communal areas, such as space to socialise or a wellbeing centre. In some cases, these developments are included in
retirement communities or villages - the intention is for residents to benefit from varying levels of care as time progresses.
Fair Share
'Fair share' is an approach to determining housing need within a given geographical area based on a proportional split
according to the size of the area, the number of homes in it, or its population.
Habitable Rooms
The number of habitable rooms in a home is the total number of rooms, excluding bathrooms, toilets and halls.
Household Reference Person (HRP)
The concept of a Household Reference Person (HRP) was introduced in the 2001 Census (in common with other government
surveys in 2001/2) to replace the traditional concept of the head of the household. HRPs provide an individual person within
a household to act as a reference point for producing further derived statistics and for characterising a whole household
according to characteristics of the chosen reference person.
Housing Market Area
A housing market area is a geographical area defined by household demand and preferences for all types of housing,
reflecting the key functional linkages between places where people live and work. It might be the case that housing market
areas overlap.
The extent of the housing market areas identified will vary, and many will in practice cut across various local planning authority
administrative boundaries. Local planning authorities should work with all the other constituent authorities under the duty to
cooperate.
Housing Needs
There is no official definition of housing need in either the National Planning Policy Framework or the National Planning
Practice Guidance. Clearly, individuals have their own housing needs. The process of understanding housing needs at a
population scale is undertaken via the preparation of a Strategic Housing Market Assessment (see below).
Housing Needs Assessment
A Housing Needs Assessment (HNA) is an assessment of housing needs at the Neighbourhood Area level.

Housing Products
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Housing products simply refers to different types of housing as they are produced by developers of various kinds (including
councils and housing associations). Housing products usually refers to specific tenures and types of new build housing, such
as Starter Homes, the Government’s flagship ‘housing product’.
Housing Size (Census Definition)
Housing size can be referred to either in terms of the number of bedrooms in a home (a bedroom is defined as any room that
was intended to be used as a bedroom when the property was built, any rooms permanently converted for use as bedrooms);
or in terms of the number of rooms, excluding bathrooms, toilets halls or landings, or rooms that can only be used for storage.
All other rooms, for example, kitchens, living rooms, bedrooms, utility rooms, studies and conservatories are counted. If two
rooms have been converted into one they are counted as one room. Rooms shared between more than one household, for
example a shared kitchen, are not counted.
Housing Type (Census Definition)
This refers to the type of accommodation used or available for use by an individual household (i.e. detached, semi-detached,
terraced including end of terraced, and flats). Flats are broken down into those in a purpose-built block of flats, in parts of a
converted or shared house, or in a commercial building.
Housing Tenure (Census Definition)
Tenure provides information about whether a household rents or owns the accommodation that it occupies and, if rented,
combines this with information about the type of landlord who owns or manages the accommodation.
Income Threshold
Income thresholds are derived as a result of the annualisation of the monthly rental cost and then asserting this cost should
not exceed 35% of annual household income.
Intercensal Period
This means the period between the last two Censuses, i.e. between years 2001 and 2011.
Intermediate Housing
Intermediate housing is homes for sale and rent provided at a cost above social rent, but below market levels subject to the
criteria in the Affordable Housing definition above. These can include shared equity (shared ownership and equity loans),
other low-cost homes for sale and intermediate rent, but not affordable rented housing. Homes that do not meet the above
definition of affordable housing, such as ‘low-cost market’ housing, may not be considered as affordable housing for planning
purposes.
Life Stage modelling
Life Stage modelling is forecasting need for dwellings of different sizes by the end of the Plan period on the basis of changes
in the distribution of household types and key age brackets (life stages) within the NA. Given the shared behavioural patterns
associated with these metrics, they provide a helpful way of understanding and predicting future community need. This data
is not available at neighbourhood level so LPA level data is employed on the basis of the NA falling within its defined Housing
Market Area.
Life-time Homes
Dwellings constructed to make them more flexible, convenient adaptable and accessible than most ‘normal’ houses, usually
according to the Lifetime Homes Standard, 16 design criteria that can be applied to new homes at minimal cost:
http://www.lifetimehomes.org.uk/.
Life-time Neighbourhoods
Lifetime neighbourhoods extend the principles of Lifetime Homes into the wider neighbourhood to ensure the public realm is
designed in such a way to be as inclusive as possible and designed to address the needs of older people, for example
providing more greenery and more walkable, better connected places.
Local Development Order
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An Order made by a local planning authority (under the Town and Country Planning Act 1990) that grants planning permission
for a specific development proposal or classes of development.
Local Enterprise Partnership
A body, designated by the Secretary of State for Communities and Local Government, established for the purpose of creating
or improving the conditions for economic growth in an area.
Local housing need (NPPF definition)
The number of homes identified as being needed through the application of the standard method set out in national planning
guidance (or, in the context of preparing strategic policies only, this may be calculated using a justified alternative approach
as provided for in paragraph 60 of this Framework).
Local Planning Authority
The public authority whose duty it is to carry out specific planning functions for a particular area. All references to local
planning authority apply to the District Council, London Borough Council, County Council, Broads Authority, National Park
Authority or the Greater London Authority, to the extent appropriate to their responsibilities.
Local Plan
This is the plan for the future development of the local area, drawn up by the local planning authority in consultation with the
community. In law this is described as the development plan documents adopted under the Planning and Compulsory
Purchase Act 2004. Current core strategies or other planning policies form part of the Local Plan and are known as
‘Development Plan Documents’ (DPDs).
Lower Quartile
The bottom 25% value, i.e. of all the properties sold, 25% were cheaper than this value and 75% were more expensive. The
lower quartile price is used as an entry level price and is the recommended level used to evaluate affordability; for example
for first time buyers.
Lower Quartile Affordability Ratio
The Lower Quartile Affordability Ratio reflects the relationship between Lower Quartile Household Incomes and Lower
Quartile House Prices, and is a key indicator of affordability of market housing for people on relatively low incomes.
Market Housing
Market housing is housing which is built by developers (which may be private companies or housing associations, or Private
Registered Providers), for the purposes of sale (or rent) on the open market.
Mean (Average)
The mean or the average is, mathematically, the sum of all values divided by the total number of values. This is the more
commonly used “average” measure as it includes all values, unlike the median.
Median
The middle value, i.e. of all the properties sold, half were cheaper and half were more expensive. This is sometimes used
instead of the mean average as it is not subject to skew by very large or very small statistical outliers.
Median Affordability Ratio
The Lower Quartile Affordability Ratio reflects the relationship between Median Household Incomes and Median House
Prices, and is a key indicator of affordability of market housing for people on middle-range incomes.
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Mortgage Ratio
The mortgage ratio is the ratio of mortgage value to income which is typically deemed acceptable by banks. Approximately
75% of all mortgage lending ratios fell below 4 in recent years57, i.e. the total value of the mortgage was less than 4 times the
annual income of the person who was granted the mortgage.
Neighbourhood Development Order (NDO)
An NDO will grant planning permission for a particular type of development in a particular area. This could be either a
particular development, or a particular class of development (for example retail or housing). A number of types of development
will be excluded from NDOs, however. These are minerals and waste development, types of development that, regardless of
scale, always need Environmental Impact Assessment, and Nationally Significant Infrastructure Projects.
Neighbourhood plan
A plan prepared by a Parish or Town Council or Neighbourhood Forum for a particular neighbourhood area (made under the
Planning and Compulsory Purchase Act 2004).
Older People
People over retirement age, including the active, newly-retired through to the very frail elderly, whose housing needs can
encompass accessible, adaptable general needs housing for those looking to downsize from family housing and the full range
of retirement and specialised housing for those with support or care needs.
Output Area/Lower Super Output Area/Middle Super Output Area
An output area is the lowest level of geography for publishing statistics, and is the core geography from which statistics for
other geographies are built. Output areas were created for England and Wales from the 2001 Census data, by grouping a
number of households and populations together so that each output area's population is roughly the same. 175,434 output
areas were created from the 2001 Census data, each containing a minimum of 100 persons with an average of 300 persons.
Lower Super Output Areas consist of higher geographies of between 1,000-1,500 persons (made up of a number of individual
Output Areas) and Middle Super Output Areas are higher than this, containing between 5,000 and 7,200 people, and made
up of individual Lower Layer Super Output Areas. Some statistics are only available down to Middle Layer Super Output Area
level, meaning that they are not available for individual Output Areas or parishes.
Overcrowding
There is no single agreed definition of overcrowding, however, utilising the Government’s bedroom standard, overcrowding
is deemed to be in households where there is more than one person in the household per room (excluding kitchens,
bathrooms, halls and storage areas). As such, a home with one bedroom and one living room and one kitchen would be
deemed overcrowded if three adults were living there.
Planning Condition
A condition imposed on a grant of planning permission (in accordance with the Town and Country Planning Act 1990) or a
condition included in a Local Development Order or Neighbourhood Development Order.
Planning Obligation
A legally enforceable obligation entered into under section 106 of the Town and Country Planning Act 1990 to mitigate the
impacts of a development proposal.
Purchase Threshold
Purchase thresholds are calculated by netting 10% off the entry house price to reflect purchase deposit. The resulting cost is
divided by 4 to reflect the standard household income requirement to access mortgage products.
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Proportionate and Robust Evidence
Proportionate and robust evidence is evidence which is deemed appropriate in scale, scope and depth for the purposes of
neighbourhood planning, sufficient so as to meet the Basic Conditions, as well as robust enough to withstand legal challenge.
It is referred to a number of times in the PPG and its definition and interpretation relies on the judgement of professionals
such as Neighbourhood Plan Examiners.
Private Rented
The Census tenure private rented includes a range of different living situations in practice, such as private rented/ other
including households living “rent free”. Around 20% of the private rented sector are in this category, which will have included
some benefit claimants whose housing benefit at the time was paid directly to their landlord. This could mean people whose
rent is paid by their employer, including some people in the armed forces. Some housing association tenants may also have
been counted as living in the private rented sector because of confusion about what a housing association is.
Retirement Living or Sheltered Housing
Housing for older people which usually consists of purpose-built flats or bungalows with limited communal facilities such as
a lounge, laundry room and guest room. It does not generally provide care services, but provides some support to enable
residents to live independently. This can include 24 hour on-site assistance (alarm) and a warden or house manager.
Residential Care Homes and Nursing Homes
Housing for older people comprising of individual rooms within a residential building and provide a high level of care meeting
all activities of daily living. They do not usually include support services for independent living. This type of housing can also
include dementia care homes.
Rightsizing
Households who wish to move into a property that is a more appropriate size for their needs can be said to be rightsizing.
This is often used to refer to older households who may be living in large family homes but whose children have left, and who
intend to rightsize to a smaller dwelling. The popularity of this trend is debatable as ties to existing communities and the home
itself may outweigh issues of space. Other factors, including wealth, health, status and family circumstance also need to be
taken into consideration, and it should not be assumed that all older households in large dwellings wish to rightsize.
Rural Exception Sites
Small sites used for affordable housing in perpetuity where sites would not normally be used for housing. Rural exception
sites seek to address the needs of the local community by accommodating households who are either current residents or
have an existing family or employment connection. Small numbers of market homes may be allowed at the local authority’s
discretion, for example where essential to enable the delivery of affordable dwellings without grant funding.
Shared Ownership
Housing where a purchaser part buys and part rents from a housing association or local authority. Typical purchase share is
between 25% and 75%, and buyers are encouraged to buy the largest share they can afford. Generally applies to new build
properties, but re‐sales occasionally become available. There may be an opportunity to rent at intermediate rent level before
purchasing a share in order to save/increase the deposit level
Sheltered Housing58
Sheltered housing (also known as retirement housing) means having your own flat or bungalow in a block, or on a small
estate, where all the other residents are older people (usually over 55). With a few exceptions, all developments (or 'schemes')
provide independent, self-contained homes with their own front doors. There are many different types of scheme, both to rent
and to buy. They usually contain between 15 and 40 properties, and range in size from studio flats (or 'bedsits') through to 2
and 3 bedroomed. Properties in most schemes are designed to make life a little easier for older people - with features like
raised electric sockets, lowered worktops, walk-in showers, and so on. Some will usually be designed to accommodate
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wheelchair users. And they are usually linked to an emergency alarm service (sometimes called 'community alarm service')
to call help if needed. Many schemes also have their own 'manager' or 'warden', either living on-site or nearby, whose job is
to manage the scheme and help arrange any services residents need. Managed schemes will also usually have some shared
or communal facilities such as a lounge for residents to meet, a laundry, a guest flat and a garden.
Strategic Housing Land Availability Assessment
A Strategic Housing Land Availability Assessment (SHLAA) is a document prepared by one or more local planning authorities
to establish realistic assumptions about the availability, suitability and the likely economic viability of land to meet the identified
need for housing over the Plan period. SHLAAs are sometimes also called LAAs (Land Availability Assessments) or HELAAs
(Housing and Economic Land Availability Assessments) so as to integrate the need to balance assessed housing and
economic needs as described below.
Strategic Housing Market Assessment (NPPF Definition)
A Strategic Housing Market Assessment (SHMA) is a document prepared by one or more local planning authorities to assess
their housing needs under the 2012 version of the NPPF, usually across administrative boundaries to encompass the whole
housing market area. The NPPF makes clear that SHMAs should identify the scale and mix of housing and the range of
tenures the local population is likely to need over the Plan period. Sometimes SHMAs are combined with Economic
Development Needs Assessments to create documents known as HEDNAs (Housing and Economic Development Needs
Assessments).
Specialist Housing for the Elderly
Specialist housing for the elderly, sometimes known as specialist accommodation for the elderly, encompasses a wide range
of housing types specifically aimed at older people, which may often be restricted to those in certain older age groups (usually
55+ or 65+). This could include residential institutions, sometimes known as care homes, sheltered housing, extra care
housing, retirement housing and a range of other potential types of housing which has been designed and built to serve the
needs of older people, including often providing care or other additional services. This housing can be provided in a range of
tenures (often on a rented or leasehold basis).
Social Rented Housing
Social rented housing is owned by local authorities and private registered providers (as defined in Section 80 of the Housing
and Regeneration Act 2008.). Guideline target rents for this tenure are determined through the national rent regime. It may
also be owned by other persons and provided under equivalent rental arrangements to the above, as agreed with the local
authority or with Homes England.59
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Limitations
This document has been prepared by AECOM Limited (“AECOM”) in accordance with its contract with Locality (the “Client”) and
in accordance with generally accepted consultancy principles, the budget for fees and the terms of reference agreed between
AECOM and the Client. Any information provided by third parties and referred to herein has not been checked or verified by
AECOM, unless otherwise expressly stated in the document. AECOM shall have no liability to any third party that makes use of or
relies upon this document.
Copyright © 2020 AECOM Infrastructure & Environment UK Limited. All Rights Reserved.
All maps reproduced courtesy of Ordnance Survey @ Crown copyright and database rights 2020 Ordance Survey 09121572 and
licenced by Stroud Town Council pursuant to clause 5.6 of the framework.
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1. Introduction
1.1. Background

− Desktop research and policy review;

Through the Ministry for Housing, Communities and Local Government’s
Neighbourhood Planning Programme, led by Locality, AECOM has been commissioned
to provide design support to Stroud Town Council.

− Preparation of this draft report for comment by Stroud Town Council.

The support is intended to provide design guidelines, based on the character and
special qualities of the parish, that can be applied to influence the appearance of new
development.

1.2. Objectives
The overarching objective of this report is to develop design guidelines that potential
development in Stroud should follow in order to retain and protect the historic character
of the town and scenic beauty of the area. The report also provides advice for the
improvement of the town centre.
The design code in this report focusses on the town centre, and provides guidance to
support key sites within the town.

1.3. Process
Following an inception meeting and a site visit with Stroud Town Council
representatives, AECOM carried out an urban design assessment of the study area.

− Workshop to present and discuss emerging work; and

1.4. Area of study
Stroud is the main town of the Stroud District located in the centre of Gloucestershire.
It is located south of Gloucester and Cheltenham and approximately 20 miles north of
Bristol.
The main town of Stroud is a focal point of the wider functional urban area within the
District known as Stroud Valleys. It is the District’s largest commercial centre with a
population of 12,690 people (as recorded in the 2011 census).
The focus of the document is the Stroud Neighbourhood Plan Area, which is centred on
the town centre.
With the Gloucester-London main railway running through Stroud, it is well connected
to the north and east. It is also well connected by junction 13 of the M5 that lies
only five miles to the west of the town centre. There are zonal policies written in the
Neighbourhood Plan which are effective on the following sites within the boundaries
of Stroud town centre: Beeches Green, Cheapside Site, Market Tavern, Police Station,
Cheapside Car Parks 1A, Cheapside Car Parks 1B, Fromeside Industrial Estate; and
Railway Arches.

The following steps were undertaken to produce this report:
− Initial meeting with Town Council representatives and a joint site visit;
− Urban design analysis;

6
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2. Policy Review
This section notes the policy context and highlights the relevant policies to which the
development should comply.

2.1. Adopted Stroud District Council’s Local
plan (November 2015)
This section outlines the spatial and contextual characteristics of Stroud Town with a focus on the
neighbourhood plan area. It analyses the planning policy context for the area, summarising policies
from the Stroud District Local Plan as revised in 2015, and those shown on the Proposals Map in the
Adopted Stroud Town Centre Neighbourhood Development Plan 2015 - 2035.
The maps on the following pages show the various policies from the Stroud District Local Plan that
affect the wider District. The Plan outlines areas of the District which are to be key focus areas to
meet strategic objectives.

Policy CP4 Making places Affects the entire District. This policy ensures that any
proposals made within the boundaries will promote sustainable developments that foster
attractive places to live, work and play.
Policy CP 15 Quality living and working countryside & HC1 meeting
small-scale housing need within defined settlements Affects the entire

District and other neighbouring areas with circumstantial permission for residential development
or redevelopment. The boundaries are set out with the idea that most new developments
should be located within or adjacent to larger settlements with some exceptions outside of the
settlement development limit.

Policy CP12 Town centre and retailing The area outlines Stroud town, which is

the identified principal town centre of the District. Proposals for major town centre uses will be
directed sequentially within these boundaries before other viable options such as: the improving
retail areas in Dursley, Stonehouse, Nailsworth, and Wotton-under-Edge.

10

Policy EI1 Key employment sites The four sites outlined are designated for the
protection and development of employment sites. The sites are: Fromeside Industrial Estate,
Salmon Springs Industrial Estate, Bath Road Industrial Estate and New Mills/Libby Drive. They
have sufficient land readily capable of development and are well served by infrastructure.
Policy E2 Regenerating existing employment sites These sites, including
the Stafford Mills Industrial Estate and Lodgemore & Fromehall Mills in Stroud, are designated
for new mixed-use developments. These developments will be permitted if they provide
environmental and conservation benefits and provide same employment opportunities as
before.
Policy EI7 Non-retail uses in primary frontages Outlines the Primary Shopping
Frontages where ground floor change of use from A1 (retail) to other uses within Class A will be
acceptable where non-A1 units do not exceed 30% of total frontage length 50m either side from
the application site edges.

Policy EI8 Non-retail uses in secondary frontages Outlines the Secondary
Shopping Frontages where conditional acceptance may be given for ground-floor change of
uses from A1 to other uses within classes A2-A5.

Policy ES6 Providing for biodiversity and geodiversity Outlines a 3km

core catchment zone outside the District where development proposals must provide a net gain
in biodiversity. Developments must also enhance and create ecological networks within and
connecting with those beyond the district.

Policy ES7 Landscape character Outlines the Cotswolds Area of Outstanding

Natural Beauty (AONB) and any land that may affect the AONB. Any developments proposed
within the boundary must be sensitive to biodiversity interest, historic and cultural heritage.

Policy ES10 Valuing our historic environment and assets Outlines

conservation areas where the significant historic environment and asset within it must be
preserved or enhanced.

Policy ES13 Protection of existing open space Various protected outdoor play
spaces within the District are outlined. Development proposals should not involve the whole or

AECOM
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partial loss of these spaces. Where replacement facilities are proposed, they must provide a net
benefit to the community and offer a range of sizes, functions and accessibility.

2.2. Made Stroud Town Centre Neighbourhood
Plan - Shaping the heart of Stroud (October
2016)
The Neighbourhood Plan Area has an adopted Neighbourhood Plan. It is in the process
of being renewed and includes the following policies:

NDP Policy AP4 General housing Indicates that residential development which will

add to the range and type of stock within the Plan area, including the provision of custom built,
self build or co-operative housing, will be encouraged and supported. Any schemes shall provide
a good range of dwelling types, sizes and design appropriate to their location and access to
some form of outdoor space for each dwelling, where feasible. Opportunities for custom, selfbuilt or co-operative housing should be provided on sites exceeding 0.5ha, subject to viability.
Any new development should be located in Flood Zone 1 (outside the flood plain).

NDP Policy AP9a Design: general principles Sets out that all new development

within the Plan area should be designed so that the location and scale of buildings respect the
setting of the site and the character of the area and they deliver best practice accessibility.
Building materials should be sympathetic and complementary to their context and designed for
minimal use of energy and natural resource, this includes incorporating sustainable drainage
schemes, external lighting using renewable sources. Design or landscape features should be
incorporated to provide habitat for insects and birds nesting and trees and natural planting
should, where possible, enhance greening and biodiversity within the plan area.

The map on page 13 conveys the policies affecting the town centre, as outlined in the
Neighbourhood Development Plan 2015-2035. The Plan focuses on the key issues facing
the town centre and sits in the context of the Stroud District Local Plan. As seen, most of the
policies previously outlined in the Stroud District policies map directly impacts large parts of the
town centre. More specifically, this map gives a clearer representation of where Policy EI7 and
Policy EI8 on primary and secondary shopping frontages are effective within the town centre.
Beyond that, the policy map for the NP area also outlines zonal policies aimed at helping the
Plan to deliver its wider vision. These zonal policies are effective on the following sites within the
boundaries of Stroud town centre:
•

Beeches Green (ZP5).

•

Cheapside Site (ZP2a);

•

Market Tavern (ZP1b);

•

Police Station (ZP6);

•

Cheapside Car Parks 1A (ZP3);

•

Cheapside Car Parks1B (ZP3);

•

Fromeside Industrial Estate (Z2); and

•

Railway Arches (ZP4a).

NDP Policy AP9b Design public realm Explains that development shall have regard
to the design principles set out in the Public Realm Strategy, where applicable.

AECOM
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Existing policies within the Neighbourhood Plan Area.
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2.3. Parking standards
The relevant parking standards are set out in Appendix C Parking Standards for Vehicles and
Cycles in the Stroud Local Plan.

Vehicular Parking: The number of vehicular parking spaces will be a matter for

negotiation and will be assessed according to individual circumstances. In all publicly accessible
parking spaces, 1 disabled parking bay would be required per 10 conventional bays. Provision for
ULEV points are also set out in the Standards.

Cycle Parking: A minimum of 2 cycle parking spaces must be provided at any new non-

residential development, however small. The minimum cycle and motorcycle parking standards
for different land uses are set out in further detail in Table A of Appendix C, Stroud Local Plan. In
addition, 1 cycle parking space is required per dwelling.

14
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2.4. General policy context
Subject

Main relevant requirements

Land uses

• Incorporates flexibility to future needs and uses.
• Integrates residential, commercial and community activities.

Housing typologies

Residential design

Place-making and public
realm
Historic environment
Transport

Biodiversity

Sustainability

STNP*

SDLP**

CP7
ES12

• Addresses identified housing needs (including the ageing population, children, young people and families, people with special needs
and the specified needs of minority group).
• Provides a range of different types, tenures and sizes of housing to create mixed and socially integrated communities (including the
provision of custom built, self-build or co-operative housing). Opportunities for custom, self-built or co-operative housing should be
provided on sites exceeding 0.5 ha, subject to viability.
• Provides access to some form of outdoor space for each dwelling, where possible.
• At an appropriate density that is acceptable in townscape, local environment, character and amenity terms.

AP4

CP4
CP7
CP8

AP4

CP4
CP8
ES12

• Creates safe, attractive and legible spaces, with reference to the Public Realm Strategy.
• Shapes, protects or enhances the sense of place.

AP9b

CP4

• Creates places with a locally inspired or distinctive character that works with the site’s topography, orientation and landscape features
• Provides secure private areas.
• Location and scale of buildings should respect the setting of the site and the character of the area and deliver best practice
accessibility.

CP4
ES10
CP4
CP8

• Preserves, protects or enhances the historic environment.
•
•
•
•
•

Provides safe, permeable and legible streets.
Reduces car domination and provides shared or social spaces.
Discourage the use of the private cars by prioritising walking, cycling and public transport.
Supports accessibility by public transport, bicycle and foot to amenities.
Provides access and parking that are appropriate to the site and its surroundings.

• Protects or enhances local biodiversity, such as through providing a network of multifunctional green spaces.
• Incorporates design or landscape features as habitats for insects and birds nesting.
• Enhances greening within the area through trees and natural planting.

SDLP(E)***

AP9a

AP9a
• Uses sustainable construction technologies.
• Incorporates sustainable drainage schemes and renewable external lighting.
• Developments must support the aim of Stroud District in becoming Carbon Neutral by 2030 by achieving the highest viable energy efficiency and maximising the delivery of decentralised renewable or low-carbon energy generation.

DCP1

CP4
CP8

DCP1

ES1

DCP1

* STNP= Made Stroud Town Centre Neighbourhood Plan (October 2016)
** SDLP = Adopted Stroud District Council’s Local Plan (November 2015)
*** SDLP(E) = Emerging Stroud District Council’s Local Plan Review (November 2019, Consultation Ver.)
AECOM
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3. Town centre analysis

STREETS AND
PUBLIC REALM

Within the historic centre of Stroud there are narrow lanes and alleyways which lead off the high street.
Wider connecting streets support the narrow routes and the variety of streets form part of the charm
and intrigue of the historic centre. The routes can however, be confusing for pedestrians.
In many places the road layouts affect pedestrian and cycle connectivity by creating barriers or having
narrow footpaths. Cycling is particularly challenging within the town centre due to a steep topography,
but also due to the width of the roads and traffic conditions.

PATTERN AND
LAYOUT OF
BUILDINGS

There is a good mix of housing typologies in Stroud. The most common housing typology present is
terrace housing, followed by some semi-detached and detached housing. The orientation of buildings
varies with most of the buildings fronting the street and fewer of them addressing the street with the end
gable.

BUILDING
HEIGHTS AND
ROOFLINE

Building heights within Stroud are generally between two and three storeys. In many places there is a
uniform roofline, particularly within the historic centre. There is predominately pitched roofs, many with
chimneys.

CAR PARKING

Within the town centre of Stroud there is a significant amount of car parking provided, however it is
not always located in the most accessible places, which can lead to illegal parking elsewhere and a
perception of limited parking spaces. The historic streets provide some on-street bay parking, however
the majority of the parking is located around the town edge in large car parks.

High Street.

Stroud is set within green surroundings, however there is much less green space within the

OPEN SPACES & neighbourhood plan area. The largest of the green spaces are the Bank Gardens and the Fromeside
natural reserve. Stratford park is an important, large green space, however this lies just outside the
LANDSCAPE
study area and pedestrian and cycle routes from the town centre are indirect and unattractive.

18
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Gardens.

Gloucester Street.
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The Immaculate Conception Catholic Church.

A view from Beeches Green to St. Laurence’s Church.

Bank Gardens.
AECOM

The Old Convent.

A well-kept tree in Beeches Green.

The canal, with its peaceful atmosphere.
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Historic retail streets
Traditional shops and local services in the tight knit
network of street and alleyways are important for
the area which form a unique character and point of
interest for visitors. Examples of these shops include
local cafes, clothes shops, bakers, newsagents etc.
However, many other traditional shops such as
butchers and greengrocers have been lost to the town
centre, which is dominated by a high proportion of
charity or convenience shops in spite of comparison
goods stores and quality outlets.
There is also a high number of cafes and restaurants,
many of which do not open all the time and many which
do not open in the evening at all, contributing to the
weak night-time economy.

Farmers Market on Union Street.
Body care
shop

Clothes
shop

A cafe along the High Street.
Clothes
shop

Restaurant Pharmacy

A jewellery on Union Street.
Mobile
phone
shop

Clothes
shop

Hot food

Cafe

Boutique shops
Boutique shops provide leisure activity not only for
residents but also for visitors. They help improve
dwell time within the Town Centre and attract visitors.
Examples of these includes gifts shop, boutiques,
flower shops, souvenir shops etc.

Local shops in Stroud Town Centre
20
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Restaurants / Cafes / Bars & Pubs
Restaurants, cafes and pubs provide places to rest and
dwell and support other uses within the Town Centre.
They help to create a vibrant place and an attractive
street scene. Restaurants also provide both day/night
time activities. Stroud’s historic centre which locates
at the hearth of the town is the social and cultural hub
of the ‘Five Valleys’.

Residential

McDonald’s, appearing to welcome cars above pedestrians.

Restaurant on the ground floor with potential for housing above.
upper floor.

Hill Paul building restored and converted to flats.

Town centre shops.

Housing is an important component of any successful
town centre. The centre is usually the most accessible
part of any settlement, particularly by non-car modes,
and enable residents to live close to services and
jobs. Stroud town centre residential population is
particularly small, circa 500 persons, largely living
in small rental accommodation, mainly one or two
bedroom flats
Potential exists for more homes and it is expected that
most development will have an element of housing.

AECOM
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Hotels
Hotels help support the night-time economy and
serve visitors/tourists in the area. They help to improve
tourist infrastructure within the Town Centre. Currently,
there is only one hotel within the area.
Imperial Hotel on Station Road and the railway station
buildings define an impressive setting on Station
Square. It has the potential to act as a civic space
which is currently undermined by traffic and parked
cars.

Market
Street vendors and local markets help to make the
Town Centre vibrant and attract both residents and
visitors. The Farmers Market has established Cornhill
Market Place as one of Stroud’s greatest attractions.

Community hubs and artist studios

Imperial Hotel on Station Road.

Farmers Market on Union Street.

The Goods Shed.

Stroud Subscription Rooms.

Community centres help support the activities in the
area providing a place to host them. They also promote
a community feeling and help locals to bond under
the same cause, activity, purpose. Lansdown Hall
is a notable community hub in the centre, while The
Subscription Rooms is a landmark historic building that
brings people together through the arts.
Indeed, the strong artistic and cultural character of
the town is reflected by the provision of artist studios,
in the Stroud Valleys Artspace and others in historic
buildings such as the Centre for Science and Art.

22

AECOM

Town centre
opportunities

04

Stroud | Neighbourhood Plan Design Guidelines

4. Town centre opportunities
4.1. Opportunity sites
The aim of this design code is to ensure that future development considers local
character and gives thought as to how it might enhance the existing character and local
distinctiveness by creating high quality places, thriving communities and prosperous
places to live.
The sites which were discussed with Stroud Town Council to propose design principles
for, include Beeches Green, Fromeside Industrial Estate, Cheapside Site, Car Park 1A,
Car Park 1B, Police Station, Market Tavern, and the Railway Arches. The development
sites are under zonal policies (ZP) in the made Neighbourhood Plan. The information
about the location of each sites are as follows:
Cornhill / Market Tavern (Zp1b) located in The Core Town Centre Zone is an important
location at the junction of Cornhill, London Road and Union Street opposite Brunel
Mall multi-storey car park. The site could represent an opportunity for a new major
development in the heart of the town following the closure of The Market Tavern Public
House.
Cheapside Site (ZP2a) situated in the Canal - Frome Town Centre Zone is a substantial
parcel of vacant land located to the west of Hill Paul and with a frontage to the canal.
The site has the opportunity for residential development which could benefit by
improving access to the canal from the town centre.
Fromeside Industrial Estate (Z2) located in the Canal – Frome Town Centre Zone
provides useful services to the community and to the building trades, but it fails to
improve the setting of the restored canal, and is a critical location for the development
of Stroud as a canal town. The canal is situated above Wallbridge Upper Lock.
Cheapside Car Parks 1A (ZP3) - also known as Cheapside Car Parks in the
Neighbourhood Plan, is situated in the Railway Town Centre Zone. There is an
opportunity for making better use of land by improving the appearance of the views
for people entering the town by rail. The site also is next to the grade II listed building
Brunel Goods Shed.
26

Cheapside Car Parks 1B (ZP3) - known as Cheapside Car Parks in the Neighbourhood
Plan, is located in the Railway Town Centre Zone. It has a poor overall visual appearance
as a key view point into the town centre. There is a large amount of land in this location
which is underused, including unused railway land.
The Police Station (ZP6) is located in the Landsdown – Nelson Town Centre Zone which
has a variety of uses. The area comprises residential development, the library, the
Centre for Science and Art, St Laurence Church and Margistrate’s Court, the Parliament
Street and Church Street car parks, and various cafe’s, restaurants and leisure facilities.
The variety of land uses and the strategic location at gateway of the Town, make this
site an attractive opportunity for a landmark development.
P26 para 8. Magistrates Court has not been in use in some years. The police station
site is a Gateway site but also a very visible (some would say ugly, eyesore) landmark. Its
modern architecture and dominant presence on the skyline is out of context with the
rest of the town. Its the kind of thing we might hope to prevent being built in the future
with this type of design guidance.
The Railway Arches (ZP4a) site is located in the Merrywalks Town Centre Zone, and
is a key route through and into the town centre. The land on the southeast side of
Merrywalks, adjacent to the railway arches, presents an opportunity for mixed-use
redevelopment.
Beeches Green (ZP5), situated in Beeches Green Town Centre Zone, comprises the
Beeches Green Health Centre, St Roses School, Rosary Catholic Primary School
and the Grade II Listed Old Convent. There is an opportunity to develop residential
and social uses and provide access improvements from the town centre to Stratford
Park. The following pages summarise the planning policies and design principles that
relate to each of the opportunity sites in the Local Plan and the Stroud Town Centre
Neighbourhood Plan.

AECOM
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0

100 m

500 m

Indicative layout showing the design principles and opportunity sites in Stroud Town Centre.
AECOM
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4.2. Beeches Green - ZP5

4.2.2. Development assumptions

4.2.1. Site policies

•

The following policies derived from the Local Plan and the Stroud Town Centre Neighbourhood
Plan should be applied to development at this site.

STROUD TOWN CENTRE NEIGHBOURHOOD PLAN
Policy ZP5 Beeches green Sets out the development intentions at Beeches Green

•
•
•

Intensification or redevelopment of the education, health and social uses on the
site;
Residential development on open land where no longer needed for operational
purposes;
Enhancement of the open spaces related to the site, including the green strip
alongside Merrywalks;
Provision of pedestrian and cycle access from the west via ‘Stratford Parkway’.

(stated in Development Assumptions).

Policy AP3 Access and movement Seeks opportunities to create ‘Stratford

4.2.3. Design principles

Policy AP5b Amenity spaces States that developments proposed for identified

Proposals for new development must be of high quality and designed to reflect
Stroud’s character. Development proposals for the site must take the following
requirements into account:

Parkway’.

amenity spaces (such as Merrywalks green strip along the west side of the road) will need to
ensure their amenity value and biodiversity interest is preserved and where possible, enhanced.

LOCAL PLAN
Policy ES6 Providing for biodiversity and geodiversity Requires all new
development to conserve and enhance the natural environment. The site falls within the 3km
core catchment zone of Rodborough Common SSSI.
Policy ES13 Protection of existing open space Resists development

proposals which involve the whole or partial loss of protected open space unless further
evidence demonstrates that its functions are surplus to current and future needs or the
replacement facility will provides a net benefit in terms of recreational opportunities.

28

1.
2.

Provision of development for health and social related services.
Based on Policy AP5b, any development proposed for these areas should seek
to ensure value and any biodiversity interest of the relevant land is preserved and
where possible, enhanced.
3. Preserving and retaining existing vegetation and important trees;
4. Enhancing views from the north edge of the side towards the town;
5. A shared amenity area must be provided for all new dwellings;
6. Adequate onsite cycle parking to meet housing mix needs in line with local
parking standards;
7. Provision of pedestrian and cycle access from the west via ‘Stratford Parkway’.

AECOM
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Existing tree should be retained.

0

Indicative layout illustrating design principles in Beeches Green.
AECOM
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Dental Clinic Redwood House.

100 m

The Old Convent.

Beeches Green Health Centre.
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4.3. Cheapside - ZP2a
4.3.1. Site policies

4.3.2. Development assumptions
•

The following policies derived from the Local Plan and the Stroud Town Centre Neighbourhood
Plan should be applied to development at this site.

STROUD TOWN CENTRE NEIGHBOURHOOD PLAN
Policy ZP2a Cheapside Site Sets out the development intentions at Cheapside (stated

in Development Assumptions).

Policy AP5b Amenity spaces States that development proposals for areas of amenity
and biodiversity value should preserve and where possible enhance their amenity value and any
biodiversity interest.

Policy AP8a Conservation Areas States that developments proposed in the
Conservation Areas should have regard to their respective SPDs.

LOCAL PLAN
Policy SA1b Stroud Valleys strategic sites allocations (Cheapside)

Allocates Cheapside for 30 dwellings.

Policy ES11 Maintaining, restoring and regenerating the District’s
Canals States that all developments adjacent to the canals must respect their character,

setting, biodiversity and historic value as well as have regard to improving and enhancing views
along and from the canals.

Policy PS10 Railway land/car parks, Cheapside (emerging Local Plan,
Nov 2019) Allocates the railway land and car parks at Cheapside for up to 75 dwellings and
town centre uses. The site forms part of the draft allocated site.

30

•
•
•

Although it is stated in Policy ZP2a that the site is intended for a mix of 30
residential dwellings, including 30% of affordable housing, two planning
applications for the site have been submitted previously for 37 dwellings
(S.15/1589/FUL, granted in February 2017) and 47 dwellings (S.18/2538/FUL,
refused in March 2019). A mid-point scenario is assumed;
A new pedestrian path along the canal from Wallbridge, leading to a public square
on the waterfront;
Safeguarding potential future pedestrian access along the north side of the
canal;
Opportunities for social and commercial uses on the Waterfront.

4.3.3. Design principles
Proposals for new development must be of high quality and designed to reflect
Stroud’s character. Development proposals for the site must take the following
requirements into account:
1.

Provision of a mix of 1-2-3- bedroom dwellings with gardens or balconies across
the site;
2. Providing a welcoming amenity space around the canal at Wallbridge to
reactivate canal uses;
3. Improving the accessibility by providing pedestrian access along the canal from
Wallbridge to the public square on Cheapside waterfront;

AECOM
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4.

Developing visitor attractions and amenity connections to the canal by providing
a public square;
5. Enhancing views from the north part of the site to the canal;
6. Priority should be given to pedestrian and cycle links across the railway line to
integrate the site with the town centre.

View of Cheapside development site.

0

Indicative layout illustrating design principles in Cheapside.
AECOM
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View of the site with Hill Paul behind.
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4.4. Market Tavern - ZP1b
4.4.1. Site policies
The following policies derived from the Local Plan and the Stroud Town Centre Neighbourhood
Plan should be applied to development at this site.

STROUD TOWN CENTRE NEIGHBOURHOOD PLAN
Policy ZP1b Cornhill/Market Tavern site Sets out the development intentions at
the Cornhill//Market Tavern site (stated in Development Assumptions).
Policy AP2 Retail and social Explains that change of use or redevelopment which will
enhance the retail viability and social vitality of the town centre will be permitted.
Policy AP7 Gateways States that development which bounds defined gateway (including
at Nelson/Parliament Streets) will be expected to show how the scheme will enhance the sense
of arrival provided by the ‘gateway’.

Policy AP8a Conservation Areas Indicates that any development proposed in the
Conservation Areas should have regard to the relevant SPDs.
LOCAL PLAN
Policy CP12 Town centre and retailing Supports town centre uses in the Principal

Town Centre of Stroud.

Policy ES6 Providing for biodiversity and geodiversity Requires all new
development to conserve and enhance the natural environment. The site falls within the 3km
core catchment zone of Rodborough Common SSSI.

32

Policy ES10 Valuing our historic environment and asset Explains that

Stroud District’s historic environment will be preserved, protected or enhanced. The site is within
the Industrial Heritage Conservation Area.

4.4.2. Development assumptions
•
•
•
•

Retail use on the ground floor fronting Union Street and some residential/and or
commercial use on upper floors;
Protection and enhancement of the markets located in and adjacent to Cornhill;
A high quality ‘landmark’ building creating a striking frontage to the London Road/
Cornhill ‘gateway’, which recognises and respects the important heritage assets
and related contextual considerations associated with the site;
Improved pedestrian accessibility at the London Road/Cornhill junction and to
the Brunel Mall car park.

4.4.3. Design principles
Proposals for new development must be of high quality and designed to reflect
Stroud’s character. Development proposals for the site must take the following
requirements into account:
1. Provision of a mix of 1-2-3- bedroom apartments;
2. Provision of active frontage along Union Street;
3. Using the medium-sized retail on the ground floor;
4. Use of a high-quality and recognisable landmark to enhance the sense of arrival
to the town;
5. Provision of a pedestrian crossing to promote pedestrian accessibility and safety
on Cornhill;
AECOM
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6. Improving pedestrian accessibility at London Road/ Cornhill junction is crucial;
7. Enhancing and retaining the green spaces and vegetation related to the east of
the site.

The Market Tavern building.

0

Indicative layout illustrating design principles in Market Tavern.
AECOM
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A view to the north on Union Street.

100 m

Union Street looking towards The Market Tavern and Rodborough.
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4.5. Police Station - ZP6
4.5.1. Site policies
The following policies derived from the Local Plan and the Stroud Town Centre Neighbourhood
Plan should be applied to development at this site.

STROUD TOWN CENTRE NEIGHBOURHOOD PLAN
Policy ZP6 Police Station/Magistrate’s Court Supports the redevelopment of

the police station and court and indicates its development intentions (stated in the Development
Assumptions).

Policy AP2 Retail and social Explains that change of use or redevelopment which will
enhance the retail viability and social vitality of the town centre will be permitted.
Policy AP7 Gateways States that development which bounds defined gateway (including
at Nelson/Parliament Streets) will be expected to show how the scheme will enhance the sense
of arrival provided by the ‘gateway’.

Policy AP8a Conservation Areas Indicates that development proposed in the
Conservation Areas should have regard to the relevant SPDs.
LOCAL PLAN
Policy ES10 Valuing our historic environment and assets Explains that
Stroud District’s historic environment will be preserved, protected or enhanced.

Policy PS12 Police station/Magistrates Court, Parliament Street
(emerging Local Plan Review, Nov 2019) Allocates the site for up to 45 dwellings
and town centre uses.

34

4.5.2. Development assumptions
•
•
•
•
•
•

Development for up to 45 dwellings and town centre uses (emerging Local Plan
Policy PS12);
Provides a landmark building which will enhance the gateway into the town;
Retail uses and/public service office uses at ground floor;
Residential, hotel and/or office uses on upper floors;
Retention of trees and the incorporation of some public open space to maintain
some openness in this top of town location;
Enhancement of the public realm through design and landscape measures.

4.5.3. Design principles
Proposals for new development must be of high quality and designed to reflect
Stroud’s character. Development proposals for the site must take the following
requirements into account:
1.

Provision of a mix of 1-2-3- bedroom dwellings with gardens or balconies across
the site;
2. Adequate car park provision based on needs of housing units;
3. Adequate cycle park provision based on needs of housing units;
4. Use of a high-quality and recognisable landmark to enhance the sense of arrival
to the town;
5. Enhancement of green spaces to the north of the site;
6. Retaining the existing trees wherever possible;
7. Retaining and enhancing the existing views towards the town and the church.
AECOM
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0

Indicative layout illustrating design principles in Police Station.
AECOM
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An important gateway site at the top-of-town and next to car parks.
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4.6. Railway Land/Cheapside Car Parks 1A &
1B - ZP3

Policy PS10 Railway land/car parks, Cheapside (emerging Local Plan,
Nov 2019) Allocates the railway land and car parks at Cheapside for up to 75 dwellings and

town centre uses. The site forms part of the draft allocated site.

4.6.1. Site policies

4.6.2. Development assumptions, Cheapside Car Parks 1A

The following policies derived from the Local Plan and the Stroud Town Centre Neighbourhood
Plan should be applied to development at this site.

•

STROUD TOWN CENTRE NEIGHBOURHOOD PLAN
Policy ZP3 Railway Land/Cheapside car parks Sets out the development
intentions for the land on either side of the railway. The site forms part of the proposed area of

•

Creation of attractive public space between the listed Brunel Goods Shed and
the Brunel Mall multi-storey car park, with improved surfacing, planting and better
access, enhancing its ability to host social and cultural events;
Creation of new pedestrian links to the town centre from London Road car park
and Brunel Goods Shed.

redevelopment.

Policy AP3 Access and movement Seeks to improve access for pedestrians using

London Road.

Policy AP8a Conservation Areas Indicates that development proposed in the

Conservation Areas should have regard to the relevant SPDs.

Policy ZP1c Important town spaces Seeks to protect and enhance important town

spaces for the enjoyment of the public.

LOCAL PLAN
Policy ES6 Providing for biodiversity and geodiversity Requires all new
development to conserve and enhance the natural environment. The site falls within the 3km
core catchment zone of Rodborough Common SSSI.

Policy ES10 Valuing our historic environment and assets Explains that
Stroud District’s historic environment will be preserved, protected or enhanced.
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4.6.3. Design principles, Railway land / Cheapside Car
Parks 1A
Proposals for new development must be of high quality and designed to reflect
Stroud’s character. Development proposals for the site must take the following
requirements into account:
1.

Provision of a high-quality public square next to Brunel Mall multi-storey car park
to serve visitors of the event space and enhance visual reception of the area;
2. Provide of good quality public realm furniture;
3. The use of mature trees along the railway tracks could reduce the noise from the
railway;
4. Enhancing the pedestrian connections by providing walkability and cycling new
routes from the public square to the town centre.
AECOM
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A view to Burnel Mall multi-storey Car Park.

0

50

Indicative layout illustrating design principles in Cheapside Car Parks - 1A.
AECOM

100 m

The view from Burnel Goods Shed to the north west.

The view to Burnel Goods Shed from Cheapside
Car Parks.
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Cheapside Car Parks 1B

4.6.4. Development assumptions, Cheapside Car Parks 1B
•
•

Rationalisation of large surface car park into a multi-storey car park;
Use of rest of site for carbon net zero housing development.

4.6.5. Design principles, Cheapside Car Parks 1B
Proposals for new development must be of high quality and designed to reflect
Stroud’s character. Development proposals for the site must take the following
requirements into account:
1.

0

50

100 m

Provision of a mix of 1-2-3- bedroom dwellings with gardens or balconies across
the site;
2. Limited car park provision based on needs of housing units, taking account
proximity of the station;
3. Adequate cycle park provision based on needs of housing units;
4. Enhancement of green spaces to the west and south of the site to reduce the
negative visual impact of the new housing on Hill Paul;
5. Retaining the existing trees wherever possible;
6. Retaining and enhancing the existing views towards the town;
7. Provision of a multiple-storey car park for station parking.

Indicative layout illustrating design principles in Cheapside Car Parks - 1B.
38
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Cheapside Car Parks 1B Opportunity Site view from west to east.
AECOM

Cheapside Car Parks 1B Opportunity Site view
from east to west.
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4.7. Fromeside Industrial Estate - ZP2c
4.7.1. Site policies
The following policies derived from the Local Plan and the Stroud Town Centre Neighbourhood
Plan should be applied to development at this site.

STROUD TOWN CENTRE NEIGHBOURHOOD PLAN
Policy ZP2c Fromeside Industrial Estate Sets out the development intentions at
Fromeside Industrial Estate (stated in Development Assumptions).

Policy AP1 Jobs and businesses Supports new or intensified employment

development or change of use where they support the economy of the town centre by retaining
or increasing the number of jobs in the plan area.

Policy AP8a Conservation Areas Indicates that any development proposed in the

Fromeside Industrial estate Opportunity Site .

Conservation Areas should have regard to the relevant SPDs.

LOCAL PLAN
Policy EI1 Key employment sites Identifies Fromeside Industrial Estate (EK31) as
one of the key employment sites which will be retained for B Class Uses. Redevelopment of these
sites for alternative sues will not be permitted.
Policy ES11 Maintaining, restoring and regenerating the District’s
Canals States that all developments adjacent to the canals must respect their character,

setting, biodiversity and historic value as well as have regard to improving and enhancing views
along and from the canals.

The Canal lies adjacent to the site.
40

The view to industrial units.
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0
50
200 m
Indicative layout illustrating design principles in Fromeside Industrial Estate.

4.7.2. Development assumptions

requirements into account: Provision of a good range of high-quality accommodation
for businesses including industrial large and workshops;

•
•
•
•

1.

Redevelopment of employment uses;
Provides well-designed frontage onto the canal;
Enables the canal towpath to be widened to a minimum of two metres;
Protects the pedestrian underpass which gives access to the town centre from
Rodborough.

4.7.3. Design principles
Proposals for new development must be of high quality and designed to reflect
Stroud’s character. Development proposals for the site must take the following

AECOM

Widening the pedestrian path of two metres along the south side of canal to
ensure safe and convenient use;
2. Improving the relationship between the canal and the town centre by providing
connection in order to enhance walkability and cycling from the north of the site
to the town centre;
3. Provision of a well-designed active frontage fronting the canal to serve visitors;
4. Use of a high-quality and recognisable landmark that respects the local
character;
5. Enhancing and retaining the green spaces and vegetation fronting the canal
which improve visual appearance of the area and promote biodiversity.
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4.8. Railway Arches - ZP4a

Policy PS11 Merrywalks Arches, Merrywalks (emerging Local Plan,
Nov 2019) Allocates the site for up to 25 dwellings and town centre uses.

4.8.1. Site policies

4.8.2. Development assumptions

The following policies derived from the Local Plan and the Stroud Town Centre Neighbourhood
Plan should be applied to development at this site.

•

STROUD TOWN CENTRE NEIGHBOURHOOD PLAN

•

Policy ZP4a Railway Arches Site Sets out the development intentions at the Land

•

on the south east side of Merrywalks adjacent to the railway arches and including a derelict
warehouse (stated in Development Assumptions).

Policy AP8a Conservation Areas Indicates that any development proposed in the
Conservation Areas should have regard to the relevant SPDs.

•
•
•

LOCAL PLAN
Policy CP12 Town centre and retailing Supports town centre uses in the Principal
town Centre of Stroud in order to promote choice, competition and innovation. The site falls
within the Stroud Town Centre Area.

Existing railway land and derelict warehouse to be redevelop/reused for mixed
use commercial and residential development;
Development for up to 25 dwellings and town centre uses (emerging Local Plan
Policy PS11);
Responds to the scale and character of the listed railway arches and the location
of the site in the Industrial Heritage Conservation Area;
An attractive frontage to Merrywalks;
Allows for the route from Merrywalks to the lower end of Rowcraft via the railway
arches to be re-opened;
Takes account of the long-term possibility of redeveloping the whole of the east
side of Merrywalks.

4.8.3. Design principles

development to conserve and enhance the natural environment. The site falls within the 3km
core catchment zone of Rodborough Common SSSI.

Proposals for new development must be of high quality and designed to reflect
Stroud’s character. Development proposals for the site must take the following
requirements into account:

Policy ES10 Valuing our historic environment and asset Explains that

1.

Policy ES6 Providing for biodiversity and geodiversity Requires all new

Stroud District’s historic environment will be preserved, protected or enhanced. The site is within
the Industrial Heritage Conservation Area.
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2.

Provision of a mix of 1-2-3- bedroom dwellings with gardens or balconies across
the site;
Providing an active frontage to Merrywalks by accommodating commercial
AECOM
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unites on ground floor;
3. Reopening railway arches on the route from Merrywalks to the lower end of
Rowcroft;
4. Enhancing the surfacing by more planting, outdoor furniture for the commercial
units serving the residents and visitors.
5. Screening plantation at the south of the site to reduce the noise from the railway.

0

Indicative layout illustrating design principles in Railway Arches.
AECOM
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Railway Arches Development site.
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Town centre design code

05
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5. Town centre design code
5.1. Introduction
The aim of this section is to ensure that future developments consider local character
and can enhance local distinctiveness by creating good quality developments, thriving
communities and prosperous places to live. This chapter provides a set of principles
that can be applied to all new developments.
- Mix of uses;
- Public realm;
- Street and movement;
- Shop fronts
- Signage and wayfinding;
- Details and materials;

St Laurence Church.

- Sustainability and resilience;
- Views and landmarks; and
- Attractive and welcoming buildings.
The following section contains design parameters against each of those themes, which
form the design codes for the Stroud Town Centre area. All development permitted
within the neighbourhood area and town centre must adhere to the design codes
applicable within them.

Union Street.
46

Thames and Seven Canal.
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5.2. Mix of use
A good mix of use is essential to make the Town Centre
vibrant and sustainable and also attract users and visitors
into the town. This will also help to improve dwell time and
promote evening use within the town centre.

Retaining town centre uses
As summarised in Chapter 3, Stroud town centre
is home to a wide range of complementary uses,
including several independent traders and community
services. The current provision shall be enriched with
complementary uses that the town needs, avoiding
any duplication of uses already over-represented.

The mix of uses on Russell Street.

Launderette on Nelson Street.

Fromeside Industrial Estate.

Residential in the town centre
Residential uses are to be supported in the town
centre but not at the expense of retail and services.
Primary and secondary frontages should be reserved
for core town centre uses, but residential should be
encouraged above shops and elsewhere in the town
centre.

Activity
Proposals that bring safe activity to the town centre in
the evenings should be supported. Shops and cafes
should be encouraged to open late, and the town’s
programme of events should continue to be promoted.
Activity should be allowed to spill into the public realm,
with outside tables and places to sit.
AECOM

The mix of uses on High Street.
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Residential
Residential uses provide support to employment
needs and other amenities within the town centre.
They allow for living / working and promote natural
surveillance. Residential use is mainly recommended
only if they meet building control and planning
requirements and have the appropriate size to
support the market demands. It is also suggested that
residential should be avoided on ground floor along the
high street so as to maintain the vibrancy of the place.

A view to residential area from the Thames and Severn Canal.
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Shops on the ground floor with residential use on top floors.
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5.3. Public realm
The public realm is the space that is physically, visually
and culturally accessible to the public and is vital to the
quality and identity of a town. Well-connected public
spaces of high quality are essential for the town centre.
They create informal meeting places and venues, as well
as offer a place to rest, gather and organise community
events. The public realm within the town centre should
be coordinated and strengthen local distinctiveness,
enhance user-friendliness and aid wayfinding.

Pavement width
Pavement width within town centre should be of
comfortable width for pedestrians as well as wide
enough to create active frontages with spaces for spill
out cafe seating and display area for shop wares etc.
Comfortable pavement width will enhance pedestrian
friendliness, increase dwell time and create a vibrant
street environment.
Where possible, pavement width should not be less
than 1.8 m within any town centre areas. Pavements
should be well defined and devoid of street clutter
especially where narrow. Street furniture, lighting,
bins should be clearly defined and should not hinder
pedestrian flow. Building frontages should be clearly
put so as to provide clear views to the street and
create a safe environment for pedestrians.
Pavement width allowing for display and pedestrian interface,
Stroud.
AECOM

Pavement width allowing for display and pedestrian flow, Stroud.
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Wider pavement widths where practical
Wider pavements of up to 2 m should be well defined
for variety of use within the street like pedestrian zone,
spill out area, display area, street activities etc. Street
furniture should be well organised to avoid clutter and
encourage pedestrian flow. This pavement width is
appropriate for locating the local market or placing
flower planters and urban trees. Cycle stands can be
also placed here in a well defined way.
Pedestrianised streets
Pedestrian-only or pedestrian-priority streets work
well in Stroud because of the successful mix of historic
character and high levels of activity. They can be a
feature of new development, although some vehicular
access should be considered in the evenings where
levels of activity are planned to be low.
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Wide pavement to accommodate pedestrian movement and other uses, Stroud.

Wide pavement to accommodate tree planters and pedestrian
movement.

Narrow pavement along the canal.
AECOM
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Street furniture
Street furniture provides a primary function in the
public realm by unifying the street scene. It also
helps create a sense of place and identity and make a
place feel welcoming. Street furniture design should
be simple and robust and easy to maintain. Street
furniture design across Stroud Town Centre should be
complementary based on a unified design palette for
each character area, and should be used to strengthen
the legibility of key routes and spaces.
Benches
Benches must be located at a minimum distance of
450 mm from the edge of the public highway. Seats
should be wide enough for at least three people
and should be of a simple design. Materials can be
contemporary. Seating should provide for different
user groups and should be attractive and easy to
maintain.

Stainless steel benches with arms

Bins
Bin design should be smart, unfussy and
contemporary. They can be contemporary in design
and materiality.

Flower planters, Stroud.

Wood benches without arms and wood tables, Stroud.

Planters
Planters must be robust and simple in design. They
should be well integrated within the public realm and
should be spaced carefully to avoid street clutter.
Bollards
Bollards must be simple in design and well integrated
within the public realm to avoid street clutter.
Well integrated bollard in public realm, Stroud.
AECOM

Wood benches with arms, Stroud.
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Comfortable seating areas

Seating in public open space support social activities
like meeting, watching street performances, gathering
or resting etc. Seating areas need to be well organised
and located appropriately along wider areas to avoid
street clutter.
Leisure street seating
In areas designated for shopping, eating, and leisure,
seating can be arranged informally to complement the
activities within the area. Seating should not hinder
pedestrian flow. They could be contemporary or of
design that complements the character of the town.
Public square seating areas
Public square seating areas should be well defined and
located for ease of access. They should not result in
street clutter or hinder pedestrian movement. Public
Square seating should complement the character of
the public realm, be simple and robust in design.
Cafe seating along the pavement, Stroud

Seating along the public realm, Stroud

Night time use- Bar.

Night time use- Cafe restaurant

Evening use

Evening use is one of the elements that determine
how safe and viable a town centre is. A good variety of
restaurants, bars, pubs etc. should be provided, to offer

choices to residents and visitors of Stroud.
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Street lighting
Lighting is essential to placemaking. Good quality
lighting design can create a place of high quality,
inviting public realm that is attractive and usable at all
times of the day. Light fittings should be unified across
Stroud town centre.
Street lighting (Street lamps posts)
The design of light fittings should be consistent
throughout the town centre to avoid clutter and
achieve a cohesive street scene. The street lighting
units should be well located to aid wayfinding and
provide a safe environment.
Wall - mounted lights
Wall - mounted lighting is encouraged within the town
centre wherever possible to avoid street clutter.

Lamp post at regular intervals illuminating the street making it safe and
attractive for day/night time use

Wall mounted lighting helps reduce street clutter

Existing lighting in Stroud.

Street lighting along Union Street, Stroud.

Uplift/facade lighting
Uplift / facade lighting will help enhance the street
scene. Key landmarks can be illuminated using uplift
lights / facade lights. For example, the Clock Tower,
which is one of the key landmarks within Stroud town
centre, can be illuminated to enhance the street scene.
Feature lighting / public art
Feature lighting should be well integrated within the
public realm. Bespoke lighting as integrated public
art elements must be supported by a clear design
rationale and agreed with the town centre. Feature
lighting can also be used to illuminate public art.

AECOM
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Upgraded ground surface in public
realm
The ground surface in public realms within Stroud
town centre including the main high street, pavements,
squares, open spaces should be of high-quality
material and maintained periodically. The material
palette should be simple and robust and designed
to tolerate weather conditions. The material palette
should respect the existing character of the town
centre. High-quality material not only enhances the
user experience of the place but defines a sense of
place and identity for the town centre.

FOREST OF DEAN SANDSTONE
FOR FOOTWAYS

HERRINGBONE PAVING ON
UNION STREET

FOREST OF DEAN STONE

YORKSTONE SETTS

USE OF ASPHALT FOR
CARRIAGEWAY

GRANITE KERB

There are key principles in Stroud Public Realm
Strategy report1 such as being consistent, neutral,
natural, simple, robust, and available which should
inform the selection of surface materials for Stroud.
A range of different materials are used in ground
surface in public realms which are:
Footways: Large, smooth surface natural yorkstone
and sand stone paving slabs as well as Diamond sawn
yorkstone and etc.
Carriageways: Natural stone or a concrete natural
aggregate mix setts are suitable for the historic
streets.
Edging: Granite or sandstone options are suitable for
kerb edging for carriageway and footways.
1. Stroud Public Realm Strategy, produced by NEW Masterplanning
Limited, 2008.
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The colour palette for ground surfaces in the public realm.
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Cycle provisions
Cycling is encouraged within the Stroud as a primary
mode of transport. Cycle storage facilities should be
well integrated with other uses along the high street.
The cycle routes should connect well with other
national and local cycling routes. Location of cycle
storage should consider safety and ease of access.
Cycle stands
Cycle stands should be well integrated within the
public realm. The location of the cycle stands should
be accessible and connect well with other local cycling
routes. They should be robust and simple in design.
Stainless steel cycle racks offers elegant, practical
and robust option for cyclists. When positioned to the
historic centre, they should be at key entry points.

Cycle hubs

Cycle stands

A careful attention should be given to the material for
surface ground in time of using cycle racks. Narrow,
rectangle supports rather than rounded tubes can help
to reduce the need to break and fill the surface pattern.

Cycle stand.
AECOM
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5.4. Streets and movement
Stroud must be safe for locals and visitors to walk around.
Some town centre streets suffer from traffic congestion
which creates an unpleasant street scene and dirty air.
The main purpose is to prioritise people’s safety adding
regular crossing points and reducing traffic.

The town’s narrow routes are supported by contrasting
wider connecting streets like Lansdown, Kendrick Street
and George Street. The various types of streets is part of
the charm and intrigue of the historic centre.

Stroud’s historic centre is defined by the street network
characterised by narrow lanes and alleyways that feed
the form of the High Street spine.

Traffic calming
Traffic calming uses physical design and other
measures to improve safety for everyone. It aims
to encourage safer, more responsible driving and
potentially reduce traffic flow.
Speed bumps / humps and cushions
There are traffic calming devices that use vertical
deflection to slow vehicle traffic to improve safety
conditions.

Speed cushions.

Speed tables
A speed table is long flat-topped speed humps that
slow vehicles more gradually than humps and provide
safer conditions.
Raised pedestrian crossing
Raised pedestrian crossings act as speed tables, often
situated at intersections.
Raised pedestrian crossing.
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Pedestrian crossing on Cornhill, Stroud.
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Parking
Car parking should generally be accommodated on the
street or rear of shops. On-street parking should form
part of the active street scene, but not dominating it.
Parking bays should be clearly demarcated within the
town centre. Pedestrian crossing points and places for
street trees / planters and street furniture should be
incorporated to break up the parking area visually.
Servicing and utilities
Refuse storage, service areas, and utilities must be
located close to the shops. Utility and meter boxes
should be located away from the street frontages to
minimise unnecessary clutter and detract from the
visual appeal of street frontage.
Delivery or servicing should be carried out during nonpeak hours or out of trade hours to avoid cluttering the
street during trading hours.

Bus stop on Cornhill, Stroud.

Car park in front of St Laurence.

Public transport
Public transport should be easily accessible. The
location and design of bus stops should be integrated
well within the public realm. Pavements should be wide
enough to accommodate bus stops.
Public parking
Public parking will help to ease the parking issue in
the town centre. Stroud Town Council will encourage
sufficient quality public parking but opportunities
to reduce short term on-street parking should be
explored.
On-street parking along the high street, Stroud.
AECOM

Cheapside Car Park, located within 250 metres (3 min walk) from the
heart of historic centre, but this land could be better used.
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5.5. Shop fronts
The majority of town centre shops are in a designated
Conservation Area. Shop fronts add a distinct identity to
Stroud town centre and contribute to the visual appeal
of the town. The shop front is the identity of the shop. It
is also the single most effective marketing tool for most
high street businesses. A well-ordered, tidy, contextual
high street will result in a better economy. Every shop
front is also part of a broader urban context. They
significantly contribute to the character and experience
of the town.

Shop front improvement

Repetitions
Repetition of styles should be avoided and should be in
keeping with the existing character of the town centre.
Interpretation of styles is acceptable as long as they
respect the existing character of the street frontage.

Different styles and fenestration within the same block, Stroud

Stroud Public Realm Strategy set out key principles for
shop front improvement (within Local Policy) which are
the shop fronts should reflect the original construction
materials, display the shop number clearly, be
constructed using timber from a sustainable source,
avoid use of plastic, glazed tiles, MDF wood and
aluminium. The last but not least is not using strong,
garish colours or paint any stone that has not already
been painted.
Stroud District Council operates a shop front
improvement scheme. This scheme particularly
relevant to listed building and shops located in
conservation area.
Development proposals within Stroud core zone
should be guided by the design principles set out in the
shop fronts guidance below.
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Traditional shop width and rhythm should be maintained, architectural variety is acceptable if it is in keeping with existing character, Stroud.
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Shop front guidance
Fascias must be kept in scale with the overall building.
If the shop covers more than one building, use fascias
for each building, not large unified block. A gap should
be left between the top of the fascia and upper
window sills. Internally illuminated fascias should be
discouraged. The painted fascias with traditional style
sign writing should be chosen.

Window frames, doors, pilasters
and fascia should be of timber
construction with paint finish
and not stain finish

Fascia should be projected full width with shop
sign lettering between 250-300mm to read well. An
hierarchy of lettering enhances the readability and
effectiveness of the signage

Existing features such as
cornices and pilasters must
be retained and enhanced in
shop fronts

Pilasters, as a traditional feature, should provide a
clear division between shop fronts, and visual support
for the upper facade through solid support still applies.
Stallrisers should be incorporated, a moulded
projecting sill to give a strong junction with the glass.
Provides part of the frame for the overall shop window.
For security, open link retractable shutters can be
installed inside the shop window, allowing light to
illuminate the street. External security grilles should be
actively discouraged.
Doors - entrance doors should not dominate the
shop front. Traditional recessed doors with step-free
entrances allow easy access for wheel/ push chair
users. All non-listed external doors should open
outwards. A solid panel at the base of the door will
reflect the line of stallriser. Fully glazed doors should
warn the partially sighted.

AECOM

Display should be
organised to promote
visual connection to the
interior of the shop

Timber framing should be used
as panelling for doors, windows,
stall risers and other elements
of shop front. Use of plastic or
constructional timber should be
avoided

Stall risers must be designed

to full width of shop front and
the height must be between
0.3-1.0m. Stall risers must be of
timber, and metal
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Cornice
Transom

Fascia

Mullion
Pilaster

Stall riser

Door set back
Recessed
entrance ramp

General Principles of Shop Design

Disordered shop front design.

Good example of shop front.

Coherent shop front design.
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Active frontages
Active frontage adds to the vitality and vibrancy of
the streets and public realm and enhances the user
experience of the town centre. The Design Codes seek
to create an active town centre by promoting a vibrant
street scene.
Overlooking
High level of natural surveillance should be provided to
create vibrancy and vitality within the High Street. Use
of larger well-proportioned windows or floor to ceiling
windows on the ground floors and active use of the
first floor can help achieve adequate overlooking.
Spill out space (in-out spaces)
In-out spill out spaces is encouraged across Stroud
town centre to create activity on streets. Businesses
like restaurants, cafes, shops etc. can have seating
or display on the street within well-organised spaces
that do not impede pedestrian movement. They are
recommended to be located on wider pavements.
Street clutter should be avoided at all times.
Counters on the street
Pop-up stalls and counters on the street are
recommended to increase activity within the street
scene, adding to the vibrancy of the town centre, and
to nurture start-up traders.
High level of natural surveillance creates vitality in High Street.
AECOM

61

Stroud | Neighbourhood Plan Design Guidelines

Display space
Display space should be of high-quality design. Large
and clunky advertisements on the windows obscuring
the view of the inside will be non- acceptable. Highquality materials like metal, wood, glass or high-quality
plastic are recommended for elevational treatment.
The display should be organised and should not hinder
pedestrian movement or cause visual clutter.

Window display still enables visual connection to interior of the shop.

Organised display with hanging signage help avoid clutter and add visual appeal.
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5.6. Signage and wayfinding
Legibility, permeability and the ease of navigation make places
more accessible to people, providing them with movement
choices and improving the experience of the town centre.
Well-defined gateways and wayfinding measures offer ease
of access and aid navigation within the town centre. Provision
of signages and wayfinding measures should be made at key
gateways within Stroud town centre to improve legibility and
accessibility for the pedestrian, cyclist, public transport users
and motor vehicles.

Tourism and education signs
Tourism and education signs should be provided
at significant public spaces and buildings. These
should be well designed, simple and clear and work in
conjunction with the orientation signs and street signs
to aid legibility and navigation.

Welcome signs
Welcome signs contribute to the legibility of the
town and provide a clear definition of the town centre
boundaries. Welcome signs should be located at
key gateways within the town centre. They should be
clearly displayed and easy to read for both pedestrians
and drivers.

Street signs / orientation signs

Street signs and orientation signs should be of high
quality and integrate well within the public realm.
They should be legible to all users. They should be
positioned at the beginning and end of the streets and
adhere to highway standards. Wall-mounted signs
are recommended wherever possible to avoid street
clutter and promote permeability.

Four Clocks as a focal point on London Road to give a sense of arrival.
AECOM

Information and orientation signs help appreciation and navigation.
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5.7. Details and materials
Details and materials play a crucial role in determining
the character and identity of a place. The design codes
encourage the use of a variety of high-quality materials that
complement and enhance the character of Stroud town centre.
A modern interpretation of architectural styles are acceptable
and encouraged within the town centre fabric but must
complement the existing character of the townscape.

NATURAL COTSWOLD STONE

SLATE ROOF

SASH WINDOW

VICTORIAN WINDOW WITH
DETAILS

LIGHT COLOUR RENDER

MIX OF DETAILED RED BRICK
WORK AND STONE

QUOINS

ELEGANTLY PROPORTIONED
18TH CENTURY WINDOWS

CHIMNEY

Elevation treatments
Stroud is closely associated with the Cotswold
vernacular. By the 19th century, the ‘Cotswold’
predominance was being challenged by larger scale
development, and in particular, through the increased
use of brick1 (in red, orange, and brown).
Today the character of Stroud town centre is defined
by different range from vernacular and modern
materials. Vernacular materials include Cotswold
stone, dressed stone and rubble, stone slates, steeply
pitched roofs and street fronting attic gables, stone
mullioned casement windows, and Hood mouldings.
The other materials that have been used in the area
include Ashlar stone and stucco, red brick with stone
or contrasting brick dressings, street-fronting eaves,
Welsh slate roofs, sash windows, classical detailing,
and large scaled developments, terraces, and ranks of
purpose- built commercial and retail units.
1. Conservation Area Statement- Stroud Town Centre, adopted in April 2008.
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Roof lines and pitches
The overall roofline in Stroud is generally uniform with the
majority of buildings not exceeding three storeys in height.
The roofs are mostly pitched, with street- fronting eaves for
some parts. There are also examples of Welsh slate roofs
in the town. Street facing gable ends may be acceptable in
buildings of importance as long as they are in keeping with
the street scene. Historic features such as chimneys and
finials must be retained and enhanced where present.

Variation on heights on the terraced houses along Nelson Street.

Fenestration
There are different types of fenestration across Stroud,
ranging from stone windows in the town centre, vernacular
windows consisting of stone mullioned casements used in
16 -17th century buildings, and sliding box sash windows
which were introduced in the 18th century. While the
windows on the ground floor and first floors may differ in
sizes and scales in few buildings, they are proportionate
overall. New development should maintain a similar
horizontal and vertical rhythm, and the fenestration should
respect the existing character of the street scene.

Flat roof and typical terraced layout of Gloucester Street.

Colourful facades creating a pleasant walk along the high street.

Variation of proportion in fenestrations and different type of
architecture ranging from listed building (St Laurence’s Church) to the
modern architecture.

Hipped roof buildings on Cornhill.

Architectural variety
Stroud town centre has a variety of architectural styles,
both traditional and modern. Development within the town
centre should retain the typical building scale as well as
vertical and horizontal uniformity. A modern interpretation of
architectural styles is acceptable if they are of high-quality
design, and proportionate in scale.
AECOM
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5.8. Sustainability and
resilience

NEW BUILD HOMES

E
I

Sustainability and resilience should be a priority with an overall
aim to reduce home energy use and design for homes with low
environmental impact.

1

H
B

A

Eco-design
Energy efficient or eco-design combine all around
energy efficient construction, appliances and lighting
with commercially available renewable energy
systems, such as solar water heating and electricity.
Starting from the design stage, passive solar heating,
cooling, and energy efficient strategies can be
informed by local climate and site conditions.

6

4

C

5

8

A

High levels of airtightness

B

More fresh air
with the mechanical ventilation and heat
recovery, and passive cooling

C

Triple glazed windows and external shading
especially on south and west faces

D

Low-carbon heating and no new homes on the
gas grid by 2025 at the latest

E

Water management and cooling more
ambitious water efficiency standards, green
roofs and reflective walls

2

D 3
F

7

F

Flood resilience and resistance e.g. raised
electrical, concrete floors and greening your
garden

H

Construction and site planning timber frames,
sustainable transport options (such as cycling)

I

Solar panel

EXISTING HOMES

1

Insulation
in lofts and walls (cavity and solid)

4

Draught proofing of floors, windows
and doors

2

Double or triple glazing with shading
(e.g. tinted window film, blinds, curtains
and trees outside)

5

Highly energy- efficient appliances
(e.g. A++ and A+++ rating)

3

Low- carbon heating with heat pumps
or connections to district heat network

6

Highly waste- efficient devices with
low-flow showers and taps, insulated
tanks and hot water thermostats

7

Green space (e.g. gardens and
trees) to help reduce the risks and
impacts of flooding and overheating

8

Flood resilience and resistance with
removable air back covers, relocated
appliances (e.g. installing washing
machines upstairs), treated wooden
floors

Diagram showing low-carbon homes in both existing and new build conditions, adopted from the commission on Climate Change.
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5.9. SuDS
Definition

The term SuDS stands for Sustainable Drainage Systems.
It covers a range of approaches to managing surface water
in a more sustainable way to reduce flood risk and improve
water quality whilst improving amenity benefits.
SuDS work by reducing the amount and rate at which
surface water reaches the combined sewer system. Usually,
the most sustainable option is collecting this water for reuse,
for example in a water butt or rainwater harvesting system,
as this has the added benefit of reducing pressure on
important water sources.
Where reuse is not possible there are two alternative
approaches using SuDS:
− Infiltration, which allows water to percolate into the
ground and eventually restore groundwater; and
− Attenuation and controlled release, which holds back
the water and slowly releases it into the sewer network.
Although the overall volume entering the sewer system
is the same, the peak flow is reduced. This reduces the
risk of sewers overflowing. Attenuation and controlled
release options are suitable when either infiltration is
not possible (for example where the water table is high
or soils are clay) or where infiltration could be polluting
(such as on contaminated sites).
The most effective type or design of SuDS would depend
on site-specific conditions such as underlying ground
conditions, infiltration rate, slope, or presence of ground
AECOM

contamination. A number of overarching principles can
however be applied:

drainage pipe
(optional)

− Manage surface water as close to where it originates as
possible;
− Reduce runoff rates by facilitating infiltration into the
ground or by providing attenuation that stores water to
help slow its flow down so that it does not overwhelm
water courses or the sewer network;
− Improve water quality by filtering pollutants to help avoid
environmental contamination;
− Form a ‘SuDS train’ of two or three different surface water
management approaches;
− Integrate into development and improve amenity through
early consideration in the development process and
good design practices;

planting mix
ponding zone
gravel reservoir
soil filter

Bioretention systems, such as rain gardens, allow water to infiltrate into
the ground, reducing runoff.

− SuDS are often as important in areas that are not directly
in an area of flood risk themselves, as they can help
reduce downstream flood risk by storing water upstream;
− Some of the most effective SuDS are vegetated, using
natural processes to slow and clean the water whilst
increasing the biodiversity value of the area;
− Best practice SuDS schemes link the water cycle to also
help make the most efficient use of water resources by
reusing surface water; and
− SuDS must be designed sensitively to augment the
landscape and wherever possible provide biodiversity
and amenity benefits.

Examples of SuDS designed as a public amenity and fully integrated
into the design of the public realm in Stockholm, Sweden.
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5.10. Views and landmarks
The important views should be retained and the setting of the
town should be respected. Any development which could have
an adverse impact on important views will be expected to show
how the view will be preserved. Views to the countryside should
be carefully considered and if possible enhanced. Landmark
buildings could add value by promoting the character
distinctiveness and culture of place and encourage businesses
to locate and boost tourism.

Important views

There are extensive views both ways between the town
centre and the Cotswold Area of Outstanding Natural
Beauty. The canal and Frome valley and meadows offer more
local views.

Ryeleaze towards Callowell and Whiteshill.

Paul Hill, a dominant landmark building adjacent to the station.

There are various views of surrounding landscape which
provide an important setting to the town centre which are;
Down Nelson Street, Parliament Street and the High Street
towards Stratford Park and beyond, Down Cornhill and Union
Street towards Butterow , and views from Ryeleaze Road
towards Callowell and Whiteshill. The Made Neighbourhood
Plan also identifies some important views within the town
centre. These are show on page 13 of this document.

Old Convent, a Grade II Listed
Building

Landmarks as the focal point

Hill Paul is a notable landmark building located adjacent to
the station. The other important landmark is St. Laurence’s
Church, which defines the heart of Stroud. Due to the
striking architecture, the Shambles Market is one of the
most important locations in Stroud.
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St. Laurence’s Church, a landmark in the heart of the town.

View to the canal.

Views to the countryside.
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5.11. Attractive and welcoming
buildings
Public buildings are also significant public spaces that
contribute to the appearance and character of the town. They
also complement the public realm, usually standing out and
creating focal points, landmarks and important nodes.

Well defined entrance and lobby
Public buildings should stand out within a streetscape. The
entrance should be inviting with clear defined entrance/exit
points. Entrances should be designed to complement the
public realm and should be accessible to all kinds of users.
Paul Hill standing as a focal point.

Imperial Hotel on Station Road.

Good visual connection inside and
outside
Public buildings should also be well connected physically
and visually with the public realm for people to enter and exit
easily, forming a uniform public space. Therefore, the use of
glass or other transparent material, as well as large windows
and doors, is encouraged.

Well-defined entrance.
AECOM

Good visual connection inside and outside.
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General issues to consider when
presented with development proposals
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6. General issues to consider when presented with development proposals
As the design guidelines in this report cannot cover all design
eventualities, this section provides a number of questions based
on established good practice against which the design proposal
should be evaluated. The aim is to assess all proposals by
objectively answering the questions below. Not all the questions
will apply to every development. It is up to the Town Council to
decide the ones that are relevant to each specific case.
As a first step there are a number of ideas or principles that
should be present in the proposals. The proposals or design
should:
1.

Integrate with existing paths, streets, circulation networks
and patterns of activity;

2.

Reinforce or enhance the established town character
of streets, greens, and other spaces;

3.

Respect the rural character of views and gaps;

4.

Harmonise and enhance existing settlement in terms of
physical form, architecture and land use;

5.

Relate well to local topography and landscape features,
including prominent ridge lines and long distance views;

6.

Reflect, respect, and reinforce local architecture and
historic distinctiveness;

7.

Retain and incorporate important existing features into
the development;

8.

Respect surrounding buildings in terms of scale, height,
form and massing;

9.

Adopt contextually appropriate materials and details;

10. Provide adequate open space for the development in
terms of both quantity and quality;
11. Incorporate necessary services and drainage
infrastructure without causing unacceptable harm to
retained features, such as draining surface water into the
ditch network;
12. Ensure all components e.g. buildings, landscapes,
access routes, parking and open space are well related to
each other;
13. Make sufficient provision for sustainable waste
management (including facilities for kerbside collection,
waste separation, and minimisation where appropriate)
without adverse impact on The Street scene, the local
landscape or the amenities of neighbours; and
14. Positively integrate energy efficient technologies.

Following these ideas and principles, there are number of
questions related to the design guidelines outlined later in the
document.
Climate emergency

− How do the proposals address the climate emergency?
Street grid and layout
− Do the new points of access and street layout have regard
for all users of the development; in particular pedestrians,
cyclists, and those with disabilities?
− How will the new design or extension integrate with the
existing street arrangement?
− Are the new points of access appropriate in terms of
patterns of movement?
− Do the points of access conform to the statutory technical
requirements?
Local green spaces, views and character
− What are the particular characteristics of this area which
have been taken into account in the design; i.e. what are the
landscape qualities of the area?
− Does the proposal maintain or enhance any identified views
or views in general?
− How does the proposal affect the trees on or adjacent to
the site?
− Has the proposal been considered in its widest context?
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− Has the impact on the landscape quality of the area been
taken into account?

Gateway and access features

Building line and boundary treatment

− Has the impact of the development on the tranquillity of the
area been fully considered?

− Does the proposal affect or change the setting of a Listed
Building or listed landscape?

− How has the building line been respected in the
proposals?

− How does the proposal affect trees on or adjacent to the
site?

− Is the landscaping to be hard or soft?

− Have the appropriateness of the boundary treatments
been considered in the context of the site?

− How does the proposal affect the character of a rural
location?

− What are the typical groupings of buildings?

− Can any new views be created?
− Is there adequate amenity space for the development?
− Does the new development respect and enhance existing
amenity space?

− What is the arrival point, how is it designed?

Buildings layout and grouping

− How have the existing groupings been reflected in the
proposal?
− Are proposed groups of buildings offering variety and
texture to the townscape?
− What effect would the proposal have on the streetscape?

− Have opportunities for enhancing existing amenity spaces
been explored?

− Does the proposal maintain the character of dwelling
clusters stemming from the main road?

− Will any communal amenity spaces be created? If so,
how will this be used by the new owners and how will it be
managed?

− Does the proposal overlook any adjacent properties or
gardens? How is this mitigated?

AECOM

− What are the characteristics of the building line?

Building heights and roofline
− What are the characteristics of the roofline?
− Have the proposals paid careful attention to height, form,
massing, and scale?
− If a higher than average building is proposed, what would
be the reason for making the development higher?
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Household extensions

− Does the proposed design respect the character of the
area and the immediate neighbourhood, or does it have an
adverse impact on neighbouring properties in relation to
privacy, overbearing, or overshadowing impact?
− Is the roof form of the extension appropriate to the original
dwelling (considering angle of pitch)?
− Do the proposed materials match those of the existing
dwelling?
− Are there any proposed dormer roof extensions set within
the roof slope?

Building materials and surface treatment

− What is the distinctive material in the area, if any?
− Does the proposed material harmonise with the local
material?
− Does the proposal use high quality materials?
− Have the details of the windows, doors, eaves, and roof
been addressed in the context of the overall design?
− Do the new proposed materials respect or enhance the
existing area or adversely change its character?

− Does the proposed extension respond to the existing
pattern of window and door openings?

Car parking
− What parking solutions have been considered?

− Is the side extension set back from the front of the house?

− Are the car spaces located and arranged in a way that is not
dominant or detrimental to the sense of place?

Architectural details and contemporary design

− If the proposal is within a Conservation Area, how are the
characteristics reflected in the design?
− Does the proposal harmonise with the adjacent properties?
This means that it follows the height, massing, and general
proportions of adjacent buildings and how it takes cues
from materials and other physical characteristics.
− Does the proposal maintain or enhance the existing
landscape features?
− Has the local architectural character and precedent been
demonstrated in the proposals?
− If the proposal is a contemporary design, are the details and
materials of a sufficiently high enough quality and does it
relate specifically to the architectural characteristics and
scale of the site?

− Has planting been considered to soften the presence of
cars?
− Does the proposed car parking compromise the amenity of
adjoining properties?
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7. Delivery
7.1. How this document should
be used
This section concludes the report with recommendations on
how to embed findings in the Neighbourhood Plan and engage
with local authorities.
This report considers the spatial and contextual character
of Stroud and subsequently sets out the design codes for
the Stroud Neighbourhood Plan. It demonstrates how future
developments might create high quality places in a way which
responds to and enhances the rich townscape and tranquil
landscape of Stroud.
This Design code will be a valuable tool for securing contextdriven, high quality development in Stroud, especially on
potential sites that might come forward in the future. They will
give more certainty to both developers and the community in
securing developments that are designed to the aspirations
of the community and potentially speed up the planning
process. They are anticipated to be used by different actors
in the planning and development process in the various ways
summarized in the table opposite.
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ACTORS

HOW THEY WILL USE THE DESIGN GUIDELINES

Local Planning Authority

As a reference point, embedded in policy, against which to assess planning applications.

Applicants, developers, and
landowners

As a guide to community and Local Planning Authorities expectations on design, allowing a degree
of certainty – they will be expected to follow the Guidelines as planning consent is sought.

The Design codes should be discussed with applicants during any pre-application discussions.
Town Council

As a guide when commenting on planning applications, ensuring that the design codes are complied
with.

Community organisations

As a tool to promote community-backed development and to inform comments on planning
applications.

Statutory consultees

As a reference point when commenting on planning applications.
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the terms of reference agreed between AECOM and the Client. Any information provided by third parties and
referred to herein has not been checked or verified by AECOM, unless otherwise expressly stated in the
document. No third party may rely upon this document without the prior and express written agreement of
AECOM.
Disclaimer
This document is intended to aid the preparation of the Stroud Town Neighbourhood Plan and can be used to
guide decision making and as evidence to support Plan policies, if the Qualifying Body (QB) so chooses. It is not
a neighbourhood plan policy document. It was developed on the basis of information and evidence reasonably
available to assessors at the time of assessment. As such, it is a ‘snapshot’ in time and may become superseded
by more recent information. Stroud Town Council is not bound to accept its conclusions. If any party can
demonstrate that any of the evidence presented herein is inaccurate or out of date, such evidence can be
presented to the Neighbourhood Plan at the consultation stage. Where evidence from elsewhere conflicts with
this report, the QB should decide what policy position to take in the Neighbourhood Plan and that judgement
should be documented so that it can be defended at the Examination stage.
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1.

Introduction

1.1

About this document

1.

The 2011 Localism Act introduced neighbourhood planning, allowing parishes or neighbourhood
forums across England to develop and adopt legally binding development plans for their
neighbourhood area.

2.

Stroud Town Council is developing a Neighbourhood Plan for the central part of its designated
area, which lies in Stroud District, Gloucestershire.

3.

As part of the development of the Neighbourhood Plan and its evidence base, the Town Council
applied successfully to Locality for support from AECOM as part of its Supporting Communities in
Neighbourhood Planning project.

4.

This document comprises the final report of an Evidence Base and Policy Development (EBPD)
study provided by AECOM to the Town Council. There has been close communication between
the Town Council and AECOM throughout its development and, as such, feedback from the Town
Council has informed the final report, including comments on the draft final version.

5.

This EBPD covers three main topic areas, as advised by the Town Council, namely housing,
design and environmentally sustainable energy. The specific policies reviewed and discussed
are as follows:
•

AP4 Homes- general residential

•

AP9a Design- general principles

•

AP9b Design- public realm

•

AP13 Energy

6.

Three of the above four policies being reviewed (Design principles, public realm and energy)
have crossovers with the Design Guidelines for the Town Council being prepared by AECOM at
the same time as this EBPD. As such, there was appropriate co-ordination and cross-referencing
as the two reports progressed, and where a topic is covered in both processes, this is noted
accordingly.

7.

The aim of the EBPD is to review the existing evidence base, identify any gaps within it, and then
present policy options and recommendations based not only on the existing evidence base but
also on any additional relevant information that applies.

8.

Stroud already has a Neighbourhood Plan adopted. The policies named above have been
identified as having potential to be amended and strengthened in the next iteration of the
Neighbourhood Plan.

9.

Therefore, the purpose of this EBPD is to provide further clarity, evidence and innovative
suggestions to update and strengthen the policies in the Neighbourhood Plan review, particularly
in the context of the Climate Emergencies declared by Stroud District and Town Councils since
the last Neighbourhood Plan was adopted (see section 1.3.3 on integrating the Climate
Emergency into planning documents below). In addition, the EBPD needs to help ensure that the
1
revised policies continue to meet the Basic Conditions of neighbourhood planning.

10. The review of existing policies will be comprehensive, in that it will assess not only the policy text
itself but also the evidence upon which that policy is based. It seeks to verify that:

1

•

Evidence has been assembled from robust sources;

•

Stakeholder-derived evidence has been considered in an inclusive way;

•

Relevant third-party comments/issues have been addressed;

•

Reasonable conclusions have been drawn from that evidence;

Available at https://www.gov.uk/guidance/neighbourhood-planning--2#basic-conditions-for-neighbourhood-plan-to-referendum
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•

All useful evidence available has been referenced;

•

There are no evidence gaps that need to be filled;

•

The draft policy is clearly written, distinct from and in general conformity with the
strategic policies in the development plan; and

•

The policy meets the Basic Conditions.

11. Where the AECOM review finds that the draft policy or the evidence on which it is based has any
potential for strengthening or improvement, recommendations in this regard will be clearly set
out.

1.2

Local context

12. Figure 1 below illustrates the Neighbourhood Plan area. It covers the town centre of Stroud
parish.
Figure 1: Stroud Town Neighbourhood Plan Area

Source: Stroud Town Neighbourhood Plan

1.3

2

Planning Policy and Evidence Base

13. This sub-section summarises the local planning policy and evidence base available at the district
and the Neighbourhood Plan levels.

1.3.1

Stroud District Local Plan
3

14. The Stroud District Local Plan was adopted in 2015. It provides an overview of the District and
how it should evolve during the plan period (up to 2031). Crucially, it determines how, where and
when various kinds of development will be distributed around the District, including the provision
of new homes and employment land.
2
3

Available at: https://www.stroud.gov.uk/media/208653/ndp-64-web-version.pdf
Available at: https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_for-web.pdf
AECOM
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15. Core Policy CP3 (Settlement Hierarchy) designates Stroud as ‘Accessible Local Service CentresFirst Tier’ and Core Policy CP12 (Town Centres and Retailing) designates Stroud as the
‘Principal Town Centre’.
16. This Plan is currently under review. An Emerging Strategy Paper was published in November
2018 and consultation was carried out in early 2019. The District Council then published the draft
Local Plan, clearly setting out emerging new policies, and held a public consultation between
November 2019 and January 2020. While this EBPD has rightly taken the draft Local Plan into
account, given that its emerging policies carry a degree of weight now that they have been
subjected to public consultation, clearly these are only the first iteration, and there is a long way
to go before final adoption in 2-3 years’ time, with significant potential for them to be amended
and modified in the meantime. Clearly, therefore, the taking into account of emerging draft
policies is one of the elements of this EBPD report that can only ever be a snapshot in time and
the Town Council will have to monitor the development of these emerging policies alongside the
review of the Neighbourhood Plan itself.

1.3.2

Neighbourhood plan activity

Adopted Neighbourhood Plan (2016)

17. The first Neighbourhood Plan for Stroud Town was adopted in 2016. Since then, it has formed
part of the development plan. The three years during which the Plan has been in place have
highlighted areas for improvement in some existing policies; monitoring policy implementation
and feeding it back into the next iteration of policies in this way is a vital part of the policy
cycle/process.
18. The existing adopted policies, together with draft emerging policies, separate comments received
from the District Council, the Planning Inspectorate, the Town Green Spaces Manager and the
Centre for Sustainable Energy will be collectively reviewed and then applied to evidence the case
for revision to existing policies.
19. The Town Council seeks the revision of existing policies not only to make them more practical
and robust, to allow for ease of application in the real world, but also to bring sustainability to the
forefront in the context of the Climate Emergency declared both by the District and the Town
4
Councils- and thus also contribute to Stroud’s Earth Protector Town Status.
20. There are 5 goals for Earth Protector Towns;
•

Produce a strategy and a date to achieve a carbon zero future;

•

Practice the movement from sustainable to regenerative living wherever possible;

•

Protect and enhance eco-systems, habitats and species in and around the town;

•

Pioneer the reduction and elimination of single use plastic; and

•

Promote awareness of climate and ecological emergencies.

21. Stroud Town Council aims to incorporate these goals by creating policies to action them in the
revised neighbourhood plan.
22. Following this EBPD report, the Town Council intends to undertake further consultation to

evidence the potential new and/or revised policies. The Plan will then be submitted to SDC prior
to further external examination and the final public referendum. The Town Council has stated that
they aim to complete this process within 18 months to two years.
Other relevant evidence documents

23. At project inception, the Town Council provided AECOM with a range of other relevant evidence
documents relating to the Neighbourhood Plan. These comprise:
•

Green Spaces Management Plan
spaces evidence base document);

5

(the primary neighbourhood plan-level green

4

Detailed information about Earth Protector Communities is available at https://earthprotectorcommunities.net/
Available at: https://stroudtown.gov.uk/wp-content/uploads/GREEN-SPACES-MANAGEMENT-PLAN-UPDATED-OCT-2015final.pdf
5
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•

Stroud District Local Plan Review, Emerging Strategy Consultation Report
current consultation evidence base document); and

•

Climate Change Report (the main neighbourhood plan-level sustainability evidence
base document).

6

(the

7

24. These evidence base documents have been reviewed as appropriate throughout this report.

1.3.3

Climate emergency declarations and the planning system

25. One of the main differences in the policy context between the original neighbourhood plan and its
forthcoming replacement is that in the interim period, both the District Council and the Town
Council have declared a climate emergency. The declaration of the climate emergency is
reflected in the emerging new Local Plan, which, as noted above, seeks, through draft Policy
8
DCP1, for Stroud to be carbon-neutral by 2030.
26. It is, however, important to note when discussing how these and other climate emergency
declarations impact on planning policy, that the Government itself has not declared a climate
9
emergency .
27. The reason this is relevant is that it remains to be seen whether emerging policies seeking
complete carbon neutrality ahead of the Government’s own 2050 target, such as that being
progressed by Stroud District, will be able to pass through the Local Plan Examination process
intact. At Examination, this and other policies will be tested for their conformity with national
policy in the shape of the NPPF, which has not itself been updated in response to climate
emergency declarations. The NPPF, while seeking sustainable development, defines such
development as an equal balance between economic, social and environment sustainability;
these are described as ‘three overarching objectives, which are interdependent and need to be
pursued in mutually supportive ways (Paragraph 8).
28. Though not stated in the NPPF, in practice, these three objectives often come into conflict and
have to be resolved through balanced judgement that takes national policy, and the local policies
in conformity with it, into account. By contrast, planning policy at any level driven by a climate
emergency declaration could (arguably, but reasonably) be expected to privilege environmental
sustainability over the other two objectives in cases where, as often occurs, they come into
conflict.
29. In national policy, the NPPF ‘must be taken into account in preparing the development plan’
(paragraph 2), but there is no obligation or requirement at present to take climate emergency
declarations into account in plan-making (though they can be treated as ‘material considerations’
in planning decisions themselves).
30. The NPPF, and national planning guidance, has also over recent years become much more
focussed on the implementation and delivery of development on the ground, requiring local plan
policies to be deliverable and viable in this regard. As such, any new restrictions on, or
requirements of, development and developers, including but not limited to carbon reduction
measures, has to effectively pass a test of viability in order for it to be adopted into local planning
policy (and hence part of the neighbourhood plan context).
31. As there will be significant impacts on development viability if Stroud District is to become
10
carbon-neutral by 2030 , it can be expected that Policy DCP1 will be subject to robust challenge
6

Available at: https://www.stroud.gov.uk/media/1032747/local-plan-review-emerging-strategy-consultation-report.pdf
Available at: https://stroudtown.gov.uk/wp-content/uploads/Climate-Change-Report-from-Cllr-Alan-Sage.pdf
There is also strong support for reductions to net zero carbon at the county/sub-regional level- see, for example,
Gloucestershire Local Enterprise Partnership’s draft Local Industrial Strategy at
https://www.gfirstlep.com/downloads/2020/gloucestershire_draft_local-industrial-strategy_2019-updated.pdf and Sustainable
Energy Strategy at https://www.gfirstlep.com/downloads/2019/gloucestershire-energy-strategy-2019.pdf.
99
While Parliament (as distinct from the Government) declared a climate emergency in May 2019, this has so far not been
reflected in statutory legislation. The declaration was itself reflective of the fact that at the time, the Government (which had not
at the time, and has not since, declared a climate emergency) was not able to command a majority in the House of Commons.
Since this declaration, the Parliament that made it has been dissolved and in the new Parliament resulting from the General
Election of December 2019, the Government has a majority in the Commons. As such, as of this writing (February 2020) there
are no immediate signs of climate emergency declarations (by Parliament or any other party) being reflected or acknowledged
in emerging national planning legislation or guidance.
10
A possible indicator of the urgency of considering how development could remain viable and deliverable under climate
emergency-informed policy is the fact that the District Council’s current thinking on how the emergency declaration might be
7
8

AECOM
10

Stroud Town Council
Evidence Base and Policy Development

by developers and other parties who have an interest in maximising the viability of new
development- and that the NPPF and planning guidance will, for the reasons described above,
11
facilitate this challenge. Research by the Town and Country Planning Association (TCPA) states
that viability requirements are ‘the dominant factor in the weakening or removal of climate
change policy…the viability test was perhaps the pre-eminent factor in explaining the gap
between the imperative in the NPPF for carbon reduction and actual delivery on the ground,
since it allowed developers to argue that any measure that compromised the profitability of the
highly speculative ‘current trader’ development model should not be included in plan policy.’
32. In this context, it should also be noted that as worded, DCP1 appears to seek ‘real zero’ rather
12
than ‘net zero’ carbon neutrality , which has even more potential to impact on development
viability, as it is generally agreed that net zero emissions (for example, through offsetting- and
what the Government is aiming for by 2050) is significantly easier to achieve than ‘real’ zero
13
emissions .
33. For this reason, the extent to which Policy DCP1 will survive Examination or consultation in its
present form is an open question at the time of writing. This is an excellent example of how
neighbourhood planners need to be cautious when seeking to align their neighbourhood plan
with emerging rather than adopted policy, particularly, as in this case, where emerging policy
differs significantly from adopted policy and indeed from national policy.
34. Neighbourhood and local authority planners across the country are grappling with the issue of
how to respond with appropriate urgency to climate emergency declarations through planning
policy while not rendering development unviable.
35. A good example of this is Teignbridge District in Devon, which declared a climate emergency in
April 2019. The Council’s planning officers subsequently reported to Council members on the
difficult viability trade-offs that would be necessary if carbon emissions were to be reduced
14
sharply and quickly : ‘It should be noted however that requiring the achievement of reduced
carbon emissions and the provision of electric vehicle infrastructure may lead to increasing
viability difficulties for developers. There is therefore a possibility that other planning gains (such
as affordable housing, community facilities etc.) sought through the development management
process may need to be balanced when determining applications.’
36. AECOM’s recommendations and conclusions to the Town Council on how the replacement
policies this report focusses on, as well as (necessarily) the Plan as a whole, could respond to
the climate emergency declaration is set out in our Conclusions section below.

implemented in practice appears not to consider development viability or deliverability- see
https://www.climateemergency.uk/wp-content/uploads/2019/07/Stroud-Implementation-of-Climate-Change-Motion.pdf
11
‘Planning for the Climate Challenge? Understanding the Performance of English Local Plans’ (TCPA, 2016)- available at
https://www.tcpa.org.uk/Handlers/Download.ashx?IDMF=7d92ec4c-09f7-4b21-9d22-b1aad77fd062
12
The phrase ‘net zero’ appears nowhere in the emerging Local Plan.
13
For example, see https://www.nytimes.com/2020/01/21/climate/greta-thunberg-davos-transcript.html
14
Report available at:
https://democracy.teignbridge.gov.uk/documents/s7696/Call%20in%20App%201%20Exec%20Rep%20Planning%20policiesClimate%20Change%20APP.pdf
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2.

Assessment methodology

2.1

Assessment of evidence base

37. The evidence base for neighbourhood planning needs to be ‘proportionate’, i.e. relating well in
terms of breadth, depth and scope to the policy being proposed. In line with this approach, the
Government’s Planning Practice Guidance (PPG) expects most evidence in neighbourhood
planning to be ‘secondary’ (i.e. already collected by another party, making evidence gathering
more of an exercise in assembling, interpreting and showing understanding of existing data).
38. Any evidence used should be clearly referenced and presented in an accessible way to justify
policies, both for the purpose of examination and for the benefit of residents reading a plan as
well as interested parties such as landowners, developers and service providers, all of whom
may be impacted by the plan.
39. Evidence can come from several sources, including:
•

the adopted and/or emerging Local Plan (from a policy conformity perspective

•

Local Plan evidence base studies that inform policy documents (e.g. the Strategic
Housing Land Availability Assessment or equivalent and any sustainability evidence
produced by the District Council);

•

technical primary evidence generated or commissioned by the Town Council itself
(e.g. those documents listed at the end of Chapter 1 above);

•

stakeholder-derived primary evidence generated or commissioned by the Town
Council (e.g. surveys of local households and/or businesses); and

•

relevant national reports, studies and data, such as the 2011 Census .

2.2

15)

;

16

Assessment of evidence base (see also Appendix 1)

40. AECOM’s evidence review focuses on three lines of inquiry:
•

Policy understanding, which summarises what assessors understand the policy
intent to be and follows on from an inception call with the group.

•

Evidence assembly, which covers basic checks including:
-Whether evidence has been gathered from verifiable and appropriate sources;
-Whether any third party comments have been considered (e.g. from developers,
landowners, statutory bodies): and
-Whether there are any gaps and obvious sources not referred to (e.g. Local Plan
background studies).

•

Evidence analysis, which considers whether the evidence referred to has been
appropriately interpreted, analysed and reasonable conclusions reached in drawing
up policy. A distinction is made between stakeholder-derived (e.g. from local
household or business surveys) and technical evidence in terms of how the evidence
informed policy, although both are treated as equally important. This stage of the
review also considers:
-Whether evidence is, on balance, proportionate; and

15

In applying basic condition ‘e,’ ‘general conformity’ relates to the adopted, not emerging Local Plan (see PPG, Paragraph:
065 Reference ID: 41-065-20140306). However, the evidence behind any emerging Local Plan, as well as the emerging Local
Plan itself, is part of the evidence base for the NDP and it is important the NDP takes account of policy development within it
given that, once adopted, the new Local Plan polices will supersede those in the NDP. Note that it is because the emerging
Local Plan for the moment forms evidence rather than policy for the purposes of the emerging Neighbourhood Plan (even
though the latter may be adopted ahead of the former) that the emerging plan policies have been assessed under the
‘Evidence Base’ rather than the ‘Policy Conformity’ heading in Appendix 1.
16
While the evidence in the 2011 Census is increasingly out of date as of 2020, there is no alternative but to continue to cite it
in town planning evidence until it is superseded by the full data from the 2021 Census, which will likely not be available in full
until 2022.
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-Whether the evidence has already had a degree of external scrutiny (e.g. from the
Local Planning Authority, LPA) in which case such comments are considered.

2.3

Policy review (see also Appendix 1)

41. After examining the evidence that underpins each policy, the review considers the following
17
questions in terms of meeting the Basic Conditions of a neighbourhood plan:

2.4



Is the policy spatial in nature and therefore within the scope of a development plan or is
it supporting a community project? If the latter, it could be retained in the
Neighbourhood Plan but listed as a project rather than a statutory policy;



Can the policy be reasonably interpreted and implemented by planning officers in
District Council development management when determining planning applications?



Does the policy have due regard to national policy and guidance?



Does the policy comply with applicable human rights law?



Is the policy in general conformity with adopted strategic local plan policy and is it in
conformity (or have potential to be in conformity with) emerging policy? Does it add
value to those policies, rather than restating its principles?



Is the policy clearly written and easy to understand for plan users in general other than
development management officers?

Policy wording

42. Planning practice guidance

18

states:

“A policy in a neighbourhood plan should be clear and unambiguous. It should be drafted with
sufficient clarity that a decision maker can apply it consistently and with confidence when
determining planning applications. It should be concise, precise and supported by appropriate
evidence. It should be distinct to reflect and respond to the unique characteristics and planning
context of the specific neighbourhood area for which it has been prepared.”
43. Precise wording of policies is, broadly speaking, considered a matter more for the neighbourhood
group itself than for AECOM, based not only on the conclusions and recommendations of this
report, but also considering feedback from other relevant stakeholders, including the local
community and the LPA.
44. Nevertheless, in cases where minor changes to policy wording may have the effect of increasing
soundness and robustness, we have set out any changes we recommend (which, as with all our
conclusions and recommendations, comprise non-binding advice).
45. Where significant re-drafting of policy wording is required, we have signposted useful toolkits and
Examiners’ comments. See Appendix 4.
46. We have undertaken a review of the evidence available to support the draft policies emerging in
the documentation sent to AECOM by the Town Council. From this, we have identified any gaps
within the evidence base that has been gathered to date by the Town Council and also provided
comment on future work or actions needed to ensure a robust policy approach.

2.5

About Appendix 1

47. Appendix 1 is our detailed review of each policy using the methodology described above which
considers the draft policies alongside the policies of the adopted and emerging Local Plans,
relevant evidence base documents and the National Planning Policy Framework (NPPF) 19. It
aims to provide an answer to the questions raised above. Recommendations are provided in
17

For further information on the basic conditions, please see ‘How to write a basic conditions statement available’ here:
https://mycommunity.org.uk/wp-content/uploads/2016/08/How-to-write-a-basic-conditions-statement.pdf
18
Paragraph: 041 Reference ID: 41-041-20140306, available online at https://www.gov.uk/guidance/neighbourhood-planning--2
19
Available online at
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/740441/National_Planning_
Policy_Framework_web_accessible_version.pdf
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terms of actions the Town Council should take in terms of further evidence gathering and/or
policy development.
48. The row headings in the Appendix 1 table can be explained as follows:

2.6



Policy name, number and theme: The policy name and number as it appears in the
Draft Plan. Wherever possible, policies are grouped into themes;



Policy intent: This row summarises AECOM’s understanding of the policy’s intent;



Evidence source and type: This row identifies and checks the source of evidence and
whether it is technical evidence or based on local surveys and engagement;



Evidence analysis: This row analyses whether the evidence has been appropriately
analysed and reasonable conclusions drawn;



Proportionality and gaps: This row indicate, in AECOM’s view, whether the evidence
is proportionate and where further potentially useful evidence in support of the policy,
theme or objective could be found and referenced;



Effectiveness of the policy: This row analyses whether the evidence is clearly written,
easy to understand and implementable;



Conformity: This row provides AECOM’s assessment of the extent to which the policy
conforms with the relevant policies or provisions of the Local Plan, the NPPF and/or the
local plan evidence base as well as with human rights and European law; and



Conclusion and recommendations: This row summarises our review of the policy
and outlines our overall recommendations for any necessary changes to policy or
evidence, including whether specific issues need to be discussed with third parties to
develop the policy further (e.g. the LPA or service providers). If we consider that a
policy should be deleted entirely, for example because it duplicates Local Plan policy,
we state this here.

About Appendix 2

49. Appendix 2 lists policies in ‘made’ (i.e. adopted) neighbourhood plans from across England that
are relevant to some of the policies that have been assessed at Stroud Town. The value of
assessing a ‘made’ plan policy is that it has passed Examination and thus must be in full
conformity with the basic conditions of neighbourhood planning.
50. For reasons of consistency, wherever possible, the examples of policies from ‘made’ plans have
been taken from those where AECOM advised the group, but in some cases a relevant policy
can only be found in other ‘made’ plans.
51. If any of the policy examples in Appendix 2 are considered of particular interest or relevance,
then it may be helpful to search online for the relevant neighbourhood plan Examiner’s Report,
which should in every case be available online (if it is not, contact the relevant Local Authority).
The Examiner’s Report may show how and why the policy in question was amended to conform
with the Basic Conditions, unless the draft policy was considered to meet the Basic Conditions
without amendment.

2.7

About Appendix 3

52. Appendix 3 sets out resources, evidence and toolkits available to neighbourhood planners with a
specific focus on responding to the climate emergency and/or embedding environmental
sustainability, climate change mitigation and adaptation into neighbourhood plan policy.

2.8

About Appendix 4

53. Appendix 4 briefly sets out further information on neighbourhood plan policy drafting, including
links to resources that may be helpful in this regard.
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3.

Conclusions and Recommendations

3.1

General findings

54. In developing planning policies for the emerging Neighbourhood Plan, the Town Council should
ensure that they do not merely repeat existing national and local planning policies. In a robust
neighbourhood plan, neighbourhood policies either increase the effectiveness and/or specificity
of local plan policies (i.e. by adding local criteria and/or taking local context into account) or
propose a policy where there was previously a policy gap.
55. However, when the Town Council supports the LPA’s existing policy approach this can simply be
referenced in supporting text for the avoidance of doubt rather than comprising a policy in its own
right. Equally, developing measurable metrics (targets or indicators) that do not appear in the
Local Plan or its monitoring regime that can monitor effects of implementation is another way of
ensuring the neighbourhood plan can add value over and above local and national policies.
56. All evidence that the Town Council has relied on in developing their planning policies should be
properly documented within the Neighbourhood Plan. The supporting text to each policy must
refer to the evidence base used to inform that policy approach, summarising the key points which
will help demonstrate how robust the policy is. The supporting text, which should stand alone
from and be clearly differentiated from the policy text itself, should explain why the policy is
required and signpost the reader to the plan’s evidence base where they can find additional
information. Policy justification should also refer to the Stroud District evidence base documents
and policies, as this will help support the policies and enhance their robustness.
57. Additional evidence work in some cases may be required to enhance the robustness of policies.
As a general rule, the more a policy departs from or goes beyond the local plan (e.g. in terms of
standards), the more evidence is required. It is recommended that the Town Council conducts a
further check of their draft final policies to ensure they are adding value to the Local Plan and are
locally specific to the neighbourhood. Ideally this should be done with the LPA’s Neighbourhood
Planning Officer.

3.2

Responding to the Climate Emergency

58. It is clear that Stroud has a long and distinguished record of action on the climate crisis. It gave
birth to Extinction Rebellion, which is now a worldwide movement. More recently, it pioneered the
designation of Earth Protector Towns and has, together with the District Council, declared a
climate emergency. Calls for climate change mitigation have been common across the world and
at many levels of governance over recent decades, but all too often do not result in immediate or
tangible action. It is vital, therefore, if climate emergency declarations are to differentiate itself
from previous calls for action, that, where they have been made, they are embedded
meaningfully in statutory local and neighbourhood planning policy.
59. This does not, however, mean that embedding will be straightforward, even if the political will to
do so is stronger than ever. Based on our analysis of the extent to which viability considerations
are a barrier within currently applicable national planning policy as set out in section 1.3.3 above,
it is suggested that the Town Council exercise a degree of caution, not only in terms of policy
wording but also in terms of managing community expectations more generally, when seeking to
implement the climate emergency declaration through the Neighbourhood Plan.
60. It is at present by no means certain how Neighbourhood Plan policies responding appropriately
to the emergency declaration would perform when tested against the national policy with which
20
they must be in conformity and in the face of local stakeholders whose financial or other
interests may not (at present, at least) necessarily align even with net zero, let alone real zero,
carbon neutrality.
20
This last sentence applies equally to the District Council. As of February 2020, no Local Plan policies specifically seeking to
implement or act on a climate emergency declaration have yet been tested at Examination against national policy- it is strongly
recommended that, if possible, the Town Council monitors closely the national picture in this regard over the coming months
and years. As climate emergency declarations started to be made from late 2018 onwards, the first policies based on them will
likely come to Examination from around late 2020 at the very earliest. While there is potential for Neighbourhood Plans that
reference climate emergency declarations to be ‘made’ earlier than this, at the time of writing there also do not appear to be
any ‘made’ Neighbourhood Plans whose policies seek to respond to a climate emergency declaration.
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61. At the moment, there is little detailed information or research available on the potentially difficult
relationship between carbon neutrality and development viability in practice. However, as more
and more planning authorities seek carbon-neutral development ahead of the Government’s own
target, and as that national target comes closer, this is likely to change rapidly, and it is
recommended that the Town Council monitor emerging best practice in this regard in Stroud
District and beyond.
62. As both the District Council and the Town Council have declared climate emergencies, and both
are progressing statutory plans seeking to reflect that declaration, they are effectively in the same
boat, and this brings mutual advantage as they test together the viability of carbon neutral policy
in the short to medium term. As such, the first and most obvious recommendation to the Town
Council is to pay careful attention to the views of local consultees expressed to the District
Council, in particular on draft policy DCP1, at the Regulation 18 consultation that ran from late
November 2019 to late January 2020- the consultee response will be published in full by the
District Council in the coming weeks or months. These responses will be used to shape the next
iteration of the Local Plan but could also usefully shape policies in the emerging Neighbourhood
Plan.
63. The neighbourhood plan appears to be progressing its review cycle ahead of the Local Plan’s. If
this is the case, it offers both the Town and District Councils a significant opportunity to test how
far it is possible to go on environmental sustainability requirements given the primary of viability
considerations in national guidance. This is because the tests for viability, both in terms of
development and whole plan viability, are less onerous at neighbourhood plan than at Local Plan
level.
64. In this context, one option for the Town Council would be to test consultee reaction to a draft
Neighbourhood Plan whose policies (along the lines of draft policy DCP1) are as restrictively
worded in terms of environmental requirements as the Town Council thinks is necessary to reflect
the urgency conveyed by the climate emergency declaration. Depending on consultee
responses, the Town Council could then submit either a similar or an appropriately amended, but
still strongly environmentally-focussed, Neighbourhood Plan to the District Council for
Examination, and leave it to the Examiner to test the balance and priority of Plan policies against
the Basic Conditions, including in terms of conformity with adopted local and national policy.
65. Such a strategy would rely on the fact that at neighbourhood level, Examiners are much more
likely, if they are concerned about the viability or deliverability of policies, to apply such
amendments as they think are necessary and then recommend the amended plan proceed to
referendum (only a handful of the thousand or so Neighbourhood Plans that have been
examined have failed). At Local Plan Examinations, by contrast, concerns about the viability or
deliverability of policies are more likely to lead to an Inspector recommendation that the plan be
withdrawn entirely- while this is still relatively rare, it is significantly more common than at
Neighbourhood Plan examinations.
66. In this way, how the Neighbourhood Plan fares would act as a useful pointer for the District
Council as it prepares its own policies for examination- and providing such indirect assistance to
the District Council is presumably in the interests of the Town Council as well- given that a
climate emergency has been declared by both organisations, the Town Council presumably has
a strong interest in the District Council’s Policy DC1 being adopted relatively unchanged or
undiluted from its current wording.
67. Finally, it is also clear that in the past, neighbourhood plan Examiners have in some cases set
the bar significantly lower for evidence that policies would be viable than would be the case at
Local Plan level.
21

68. One such example comes from Hurstpierpoint and Sayers Common Neighbourhood Plan in
Mid Sussex, which was adopted in 2015. At the time, there was no specific affordable housing
percentage in local policy, but the Neighbourhood Plan (Policy Housing Hurst7) sought a figure of
30% affordable homes on development of four dwellings or more, despite presenting no viability
22
evidence supporting that percentage. The Examiner, in his report , did not question or refer to
the lack of viability evidence, rather simply requiring the addition of the words ‘generally’ and
‘normal requirement’ to indicate flexibility and to ensure the policy confirmed with the then
applicable NPPF paragraph 173 requiring development not to be subject to such a scale of
21

Available at http://www.hurstpierpointpc.org.uk/files/general/PARISH%202031%20NP%20MADE%20version%20%2020%20March%202015%20final.pdf
22
Available at https://www.midsussex.gov.uk/media/3181/hurstpierpoint_and_sayers_common_np_examination_report.pdf
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obligations that the ability to develop viably is threatened , as well as Mid Sussex Local Plan
Policy H4.
69. This suggests that there is precedent at neighbourhood plan level at least (albeit probably not at
Local Plan level) for policies with a potentially significant impact on development viability (here,
affordable housing requirements, but potentially also carbon neutrality) to pass Examination,
even with relatively light evidence supporting them, as long as their wording is flexible enough to
ensure conformity with adopted local and national policy.
70. As such, the Town Council could enhance the changes that policies with even relatively
environmentally stringent requirements might get adopted through appropriate use of flexible
language allowing appropriate exceptions, such as ‘generally’ or ‘normally’. Even better, and
more specific, would be ‘where viable to do so’, but probably best of all is the negative phrasing
‘except where demonstrably unviable to do so’ as this is clearest in putting the onus on the
developer to set out, in a transparent or ‘open book’ way, why development might be rendered
unviable and can be the starting point for dialogue resulting in a mutually acceptable solution.
71. The unfortunate necessity of having to ‘water down’ policy requirements to some extent through
flexible wording was also recognised by the TCPA research on climate change policy in the
planning system quoted in section 1.3.3. It states in its review of Local Plan policies on climate
change requirements: ‘There [are] a limited number of cases in which the language of policy was
clear and directive, involving words such as ‘must’ and ‘should’…..the majority of policy was
framed using qualified and much vaguer language such as ‘should normally’ or ‘should consider’.
Policy increasingly directly reflected the viability test, by simply stating that the policy outcome
should be delivered ‘where viable’ or ‘where feasible’. This approach defers the question of
whether a specific outcome, such as SuDs, is delivered to site-by-site assessments of viability’.

3.3

Headline summary of policy specific findings (full details in Appendix 1)

3.3.1

AP4- General Housing

72. While the broad scope of the policy is worth retaining in its next iteration, there is also great
potential to add depth and specificity to ensure that its objectives are achieved as effectively as
possible.
73. This is most apparent for the criterion relating to the desired range of housing, which is currently
repetitive of Local Plan policy and potentially redundant. This criterion could be expanded to
address a number of clearly defined aspects with evidenced policy requirements.
74. The new HNA evidence provides ample justification to ensure that the new policy, and this
criterion in particular, is more ambitious in various ways:
•

addressing more explicitly the topic of tenure and affordability, by stating or referencing the scale
of need for affordable housing, and encouraging development that maximises its provision;

•

defining the target balance within affordable housing between affordable rented tenures and
affordable home ownership products;

•

specifying whether the appropriate range of housing types and sizes in Stroud is one that is
diverse in and of itself, or one that addresses imbalances as compared with the wider district;

•

citing the target mix of dwelling sizes the HNA identifies as best positioned to serve the evolving
needs of the population (allowing for a large degree of flexibility);

•

going beyond the Local Plan’s declaration of support for housing that meets the needs of older
people by requiring that new development meets defined accessibility and adaptability standards;
and

•

promoting the delivery of specialist housing for older people and those with support needs.

75. The HNA evidence with regard to the challenge of housing affordability may also be cited in
design policies relating to the energy efficiency of buildings, since reducing fuel bills could
improve housing access for those on lower incomes in particular.

23

This has been replaced in the 2019 NPPF by paragraph 34: ‘Plans should set out the contributions expected from
development…. such policies should not undermine the deliverability of the plan.’
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76. The policy criteria pertaining to a) outdoor space, b) ground level access, c) self-, custom and
cooperative housing, and d) development outside of the floodplain, are effective as drafted.
These do not require additional evidence, or require refinement on the basis of the HNA findings.
That said, the policy explanation could benefit from more detail on the feasibility of providing
outdoor space and how it should be provided in practice.
77. Depending on how far the neighbourhood planners wish to evolve and expand AP4 in its next
iteration, it may be clearer to divide it into a number of separate policies, as is typical in many
other neighbourhood plans. If the current approach of a single policy is preferred, careful
attention should be paid to formatting, punctuation, and the function of its first paragraph in order
to aid comprehension.

3.3.2

AP9a- Design: General Principles

78. It seems logical and rational for the next iteration of the policy to carry its existing basic elements
forward, suitably strengthened and with detail added. The environmental components of the
evidence relate well to national legislation and/or non-statutory technical standards and also align
well with Stroud District’s emerging local objectives.
79. Since the original Neighbourhood Plan was made, the intervening declaration of a climate
emergency at District and Town levels should be cited as part of the evidence base underpinning
the policy and appropriately referenced in supporting text. At the time of writing, Stroud’s Draft
Local Plan (2019) forms, for the purposes of neighbourhood planning, evidence rather than
policy. It has several policies that align well with and are particularly relevant to AP9a which could
therefore be referenced within and inform/or the supporting and/or policy text of its next iteration.
Further evidence that could effectively support a replacement policy AP9a is set out in Appendix
3: Resources for neighbourhood planning in a climate emergency.
80. Clarification on the definition of external lighting would be helpful. Existing policy gaps that have
potential to be addressed through the next iteration of AP9a include: maximising net gains in
biodiversity; siting and orienting development to maximise passive solar gain; requiring
adequate and appropriate space for recycling and composting of waste; ensuring thermal
efficiency and environmental sustainability in building materials; requiring native planting and/or
fruit and nut trees; minimising urban heat island effects and/or internal overheating; and mention
of green walls and/or green roofs.
81. There is potential for some policy requirements to be worded as more strictly integral to/holistic
within the design of the development as otherwise there is a risk that they might be provided
alongside and/or appear as a token afterthought to development, while still technically according
with the policy.
82. There are five additional ways to enhance the effectiveness not only of AP9a but also all other
plan policies in the context of the climate emergency declaration, as follows:
•

Spell out to Plan users exactly what the climate emergency declaration means for the
Neighbourhood Plan;

•

Refresh the Plan’s overall vision (welcoming, healthy and thriving) to put climate change
mitigation, adaptation and environmental sustainability centre stage.

•

Add performance in terms of climate change mitigation and adaptation as a Monitoring topic in
Table 2;

•

Add a glossary of technical terms- not just to aid comprehension but also to clarify what the Plan
means when it refers to individual concepts that could be ambiguous; and

•

Add clarity and consistency to the Plan’s internal structure (i.e. a clearer, more intuitive flow from
vision to strategic objectives, to policy objectives, to policies. In terms of AP9a and AP9b
specifically, there are more strategic objectives that could/should flow through to form policy
objectives.

83. It is considered that in the case of AP9a, significant policy strengthening could be achieved
through implementing the recommendations in this report without unsurmountable impacts on
development viability.
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84. In formulating revisions to Policy AP9a, the recommendations of this EBPD should be taken into
account alongside relevant conclusions from AECOM’s separate but complementary Design
Guidelines report.

3.3.3

AP9b- Design: Public Realm

85. The guidance in Appendix 6 does not relate particularly strongly to environmental sustainability or
climate change adaptation or mitigation and therefore has great potential for being expanded and
updated. In so doing, the Town Council should consider in particular if the balancing of priorities
(here, heritage versus climate emergency) might indicate that greater encouragement for tree
planting may be justified.
86. The existing definition of Public Realm for the purposes of AP9b is narrow, and this could be
considered a current gap. Apart from planting, it focuses mainly on ‘hard’ landscaping. However,
there are many ‘softer’ landscape elements that not only could be considered part of the public
realm already but also should be included if the policy is to respond better to the climate
emergency in future.
87. Existing policy gaps that have potential to be addressed through the next iteration of AP9b (either
in the policy itself or in Appendix 6, as appropriate) are as follows:
•

More explicit encouragement of, and references to, cycling infrastructure in the public realm;

•

More explicit encouragement of, and references to, walking in the public realm;

•

Reference to and guidance on the size, form and location of electric vehicle charging points;

•

Greater clarity on and promotion of (ideally native, and food-producing) tree planting and tree
cover as a vital component of the public realm;

•

Consideration of climate change adaptation measures (alongside mitigation measures) in the
public realm;

•

Referencing the potential for, and setting appropriate requirements for, climate-friendly external
drainage features;

•

For those parts of the public realm that could also be defined as green infrastructure, ensuring
the policy seeks a) its retention, enhancement and expansion, b) ecologically-friendly
maintenance techniques and c) net biodiversity gain;

•

Recognising that the above requirements will need to be balanced appropriately against heritage
considerations.

88. An excellent example of up-to-date best practice public realm planning that could be taken into
account for the harder landscaping elements of Policy AP9b is the City of London’s recent ‘City
Cluster’ report.
89. It is considered that significant policy strengthening could be achieved through implementing the
recommendations in this report without unsurmountable impacts on development viability.
90. In formulating revisions to Policy AP9b, the recommendations of this EBPD should be taken into
account alongside relevant conclusions from AECOM’s separate but complementary Design
Guidelines report.

3.3.4

AP13- Energy

91. The declaration of a climate emergency at District and Town levels should be cited as part of the
evidence base underpinning the policy and appropriately referenced in supporting text.
92. At the time of writing, Stroud’s Draft Local Plan (2019) forms, for the purposes of neighbourhood
planning, evidence rather than policy. It has several policies that align well with and are
particularly relevant to AP9a which could therefore be referenced within and inform/or the
supporting and/or policy text of its next iteration.
93. The reference to the 2012 NPPF needs to be replaced by the relevant 2019 NPPF text. There is
also potential to cite as supporting evidence further 2019 NPPF text on low-carbon energy
generation because it is more exacting in terms of renewable and low-carbon energy. For low
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emission vehicle charging facilities, the policy could set out specific requirements. For example,
instead of stating ‘charging facilities for plug in vehicles should be provided where practical’, a
minimum percentage should be required.
94. For local renewable energy generation - as the policy stands, giving support to renewable energy
in principle with no further detail has now become a simple restatement of national policy. As
such, significant further, locally specific detail and evidence is needed, such as, for example:
•

Requiring stringent minimum energy efficiency standards (for both residential and non-residential
development);

•

Seeking opportunities to retrofit renewable energy generation to existing development when
there is the opportunity to do so through planning permissions;

•

Recognising the importance of the policy cycle, in other words, setting AP13 in the context of the
wider process to reduce carbon emissions;

•

Clarity in the supporting text on whether community-led renewables infrastructure has ever been
trialled in the Neighbourhood Plan area, and if so, what the outcomes were- and if not, why not;

•

Specific renewables infrastructure and/or specific locations suitable for its installation should be
mentioned, what the criteria for support would be (if relevant), and how it might be funded, for
example through developer contributions;

•

Mentioning the potential or otherwise for a district heating scheme;

•

Requiring a carbon reduction plan to be submitted as part of a development application; and

•

Recognising that the above requirements will need to be balanced appropriately with their
potential impact on statutorily-protected heritage assets.

95. The policy consists of three sentences in a single paragraph, each seeking a separate objective
(renewable energy generation, charging for low-emission vehicles and electric cycle charging).
Its effectiveness would likely be enhanced if it were split into separate paragraphs or clauses,
particularly given that the recommendations in this EBPD are likely to result in the text increasing
in length in any case.
96. The adopted policy had to use relatively weak language (“promoted”, “should be”, “encouraged”)
which reduces its effectiveness. The 2019 NPPF, by contrast, justifies firmer text such as
‘should’, ‘require’ and so on.
97. The five neighbourhood-plan wide recommendations made in the effectiveness section of the
review of Policy AP9a above would also, if implemented, have significant potential to enhance
the effectiveness of policy AP13.
98. As a cautionary point, while more restrictive wording is certainly justified in the current policy
context, the Town Council should prepare for a degree of resistance from the development
industry on viability grounds and have appropriate regard to sections 1.3.3 and 3.2 of this report
when considering how it might be strengthened.
99. In formulating revisions to Policy AP13, the recommendations of this EBPD should be taken into
account alongside relevant conclusions from AECOM’s separate but complementary Design
Guidelines report.

3.4

Next steps

100. This neighbourhood plan evidence base and policy review has aimed to provide the Town
Council with recommendations on policy and evidence for the next iteration of the Stroud Town
Neighbourhood Plan. We recommend that the Town Council should, as a next step, integrate our
conclusions and recommendations, alongside those of the complementary Design Guidelines
report, into the emerging draft policies, at which point they can be resubmitted to Stroud District
Council for their informal/unofficial comment in advance of formal submission.
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Appendix 1: Detailed policy and evidence review
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Policy name and
number

AP4- General Housing

AECOM
understanding of
policy intent

The policy has three broad aims. These are:
• to increase the provision of housing in the centre of Stroud and optimize the use of development land;
• to improve housing choice (in terms of type, size, design and delivery models), and thereby increase the diversity of the area’s inhabitants; and
• to support health and wellbeing by ensuring that outdoor space is provided alongside new dwellings.
The policy wording is clearly linked to the stated objectives, and helpfully expanded upon in the supporting explanation. Its intentions and scope form a broad
foundation that should be brought forward into the next iteration of the policy. However, there is ample room for the policy to be strengthened and expanded.

Evidence source
and type

The evidence supporting the policy consists of references in the introduction to the ‘relatively few people living in the designated area’ and the ‘comparatively
high proportion [of people] under 30 years old, male and living in privately rented, mainly flat-type accommodation’. This information is based on statistics
presented in Appendix 2 that are derived from the 2011 Census. The town of Stroud as a whole is used as the comparator for the assertions of ‘relatively
few’, and ‘comparatively high’, which is considered appropriate.
The policy requirements for outdoor space and ground floor access are justified as ways to support the well-being of residents and ensure that new living
space is sufficiently high-quality and attractive to increase demand from diverse potential new residents. This is a reasonable assumption, and the policy
position does not require quantitative evidence. This is proven by the fact that it withstood the scrutiny of the inspector when the Plan was originally adopted.
The same is true of the stipulation that new development should be located outside of the floodplain. Further evidence is not required to justify this.

Evidence analysis

Given the limited nature of the evidence supporting the policy overall, its relatively limited scope and prescriptiveness as currently drafted are appropriate.
However, AECOM has recently produced a Housing Needs Assessment (HNA) for the emerging Stroud Neighbourhood Plan. This provides a clear
opportunity to strengthen the evidence supporting the current policy wording, as well as to expand the scope of the next iteration of the policy and enhance its
effectiveness.
On the assumption that the new HNA will form the primary source of evidence for housing policy in the refreshed Plan, the approach taken here is to analyse
the HNA rather than the limited evidence cited in the current version of the Plan, with a view to identifying its implications for the potential additions and
changes to the next iteration of Policy AP4.
Given that the HNA evidence represents AECOM’s own conclusions, this analysis is focused on the strength of the evidence in terms of its significance rather
than the quality of the underlying methodology.
Before reviewing the HNA’s implications in detail, it is worth noting that the geographical boundary it investigates is that of Stroud Parish rather than the
24
designated Neighbourhood Plan area (NA). Although the difference in boundary does not invalidate the evidence in the HNA for the purposes of
neighbourhood planning, there is an extent to which differences in the characteristics of the wider Parish and smaller NA should be taken into account when
translating that evidence into policy. For example, it may reasonably be assumed that the relatively more urban character of the NA means that the
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oversupply of flats within it is even higher than that identified in the wider Parish, and that a policy response to diversify dwelling types is therefore justified to
a greater extent than the evidence suggests.
Below, key findings from the HNA that may have a bearing on the evolution of Policy AP4 are presented and discussed to help determine how policy might
evolve. For ease of reference, each HNA chapter or topic area is considered in turn.
Tenure and affordability:
• The policy explanation states that increasing the diversity of people living in the town centre will be achieved, in part, by increasing the rate of owner
occupation. The evidence confirms that there is indeed a significantly lower proportion of home ownership in the Parish than the District or nationally.
However, the policy introduction refers to a comparatively high proportion of privately rented accommodation. Despite doubling between 2001 and 2011,
private renting was not found (compared with wider geographies) to be so extensive as to need to de-emphasise it in the tenure mix.
• That said, evidence relating to the affordability of housing in the NA would support efforts to increase home ownership at the expense of private renting
(for those who aspire to ownership) through the provision of relevant affordable housing products. There is a substantial cohort of households in Stroud
who can afford to rent but cannot afford to buy, although they have incomes at or above the average. Market homes for sale (at both mean and lower
quartile prices) are well beyond what median earning households can afford, while they can afford to rent. There is therefore a gap in the market that
could be filled by affordable home ownership products, such as shared ownership, rent to buy, and discounted market housing. The government is also
25
consulting on a new 30% discounted product called First Homes that might be suitable in Stroud. The Local Housing Needs Assessment for
Gloucestershire (LHNA, 2019) suggests that potential demand for such products could be in the region of 27 dwellings per year in Stroud Parish as a
whole.
• Such products are defined as affordable housing, which is of finite quantity, and thus are potentially delivered at the expense of other forms of affordable
housing, such as social rent, rather than mainstream housing for sale on the open market. The blend of different affordable housing products that is
delivered can be directed by policy, to some extent (site viability and the availability of willing providers also play a part).
• The lowest earning households in Stroud, with one individual earning a lower quartile income, cannot afford any tenure of housing other than social rent.
The LHNA suggests that need for affordable rented housing could be in the region of 23 households per year in the Parish. This will not be delivered
solely through the provision of affordable housing at 30% of market housing (in line with Local Plan Policy CP9) because there is not enough planned new
housing to achieve this. Since the needs of households who can only afford social rent are more urgent than those of households who can rent but can’t
buy, they could be prioritised when planning for new housing (a similar prioritisation is proposed in the LHNA).
• In relation to affordable housing, it is relatively common for planning policy to include a target balance between affordable rented accommodation and
affordable home ownership products. The explanation accompanying Policy CP9 in the adopted Local Plan states that ‘viability evidence indicates that a
tenure split of 50% affordable rent and 50% intermediate tenure would be viable for the majority of sites’. (This detail is not included in the draft Local
Plan). Although the HNA does not take viability evidence at the scale of Stroud Parish into account, the evidence with regard to affordability would appear
to support diverging from the 50-50% tenure split to give more weight to affordable rented accommodation where viable. The HNA proposes a tenure split
of 70% affordable rented housing and 30% affordable home ownership. However, there is also evidence (as above) pointing to the value of affordable
home ownership products.
• As such, should the neighbourhood planners wish to propose an affordable housing tenure split in the next iteration of the Plan, the HNA evidence is
flexible enough for it to be set in accordance with community priorities and objectives. A revised policy could either seek to uphold the 50-50% policy, to
depart from it to prioritise affordable rented housing to a greater degree, or to remain silent on the issue. The Town Council may wish to discuss this issue
with the LPA. Existing best practice is generally to present a tenure split as a broad target or range, and to allow for flexibility subject to viability. See the
example policy from the Sid Valley Neighbourhood Plan referenced in Appendix 2.
• The total identified quantity of need for affordable housing of all types is higher than expected delivery levels. As such, this evidence would justify the
establishment of a Community Land Trust or the allocation of an affordable housing (or entry-level) exception site in the Neighbourhood Plan. However,
25
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•

Local Plan Policy HC4 (which features in the adopted and draft versions) already provides adequate policy support for such activities, so this need not be
repeated in the next iteration of AP4.
The HNA demonstrates that median and lower quartile incomes in the local area are not sufficient to afford an entry-level market home and an entry-level
market rental property, respectively. This assumes that a household cannot afford to spend more than 25% of its gross income on rent or mortgage costs.
It follows that reducing other household costs would enable the saving to be spent on mortgage payments or rent, bringing a wider range of housing
tenures within reach. One such cost is utility bills, which can be reduced for inhabitants of dwellings that are built to high standards of energy efficiency.
The effort to improve the affordability of housing in this way also dovetails with the Town and District’s declaration of a climate emergency. Measures to
reduce energy use through the design of buildings are justified by affordability evidence in addition to Stroud’s wider goals.

Type and size:
• The main distinctive characteristic of Stroud’s mix of dwelling types is that the proportion of flats is twice as large as in as the wider district, and the
proportion of detached houses is half as large as in the district. If it is desired that the Neighbourhood Area more closely resemble wider geographies in
this respect, there is justification to diversify the housing stock away from flats.
• However, there are also arguments against this. Statistically, because it is more evenly distributed between the various types, it could be argued that the
dwelling mix in the Parish as a whole is more balanced and diverse than that of the wider district. Further, if the objective of greater diversity were to be
pursued, it would be best achieved through the provision of detached homes (the least common type). This could potentially come into conflict with other
policy objectives, such as making ‘the most efficient use of land and buildings’ in a part of the town that already has a high density of dwellings. If diversity
of type is sought, it may therefore be more appropriate to require that the present mix is broadly maintained, so as to permit new flats but not allow them
to be the dominant type of new housing. However, policy to govern housing type should be approached with caution, or presented with a high degree of
flexibility, because dwelling type is strongly affected by site-specific factors and viability, and overly-prescriptive policy may risk preventing development
from coming forward altogether. See the example policies from the Ashtead and Botesdale & Rickinghall Neighbourhood Plans referenced in Appendix 2.
• The dwelling mix in terms of size represents a more appropriate issue, and more compelling justification, for policy intervention. Stroud Parish has a much
higher proportion of one-bedroom dwellings than the wider district or England, and a lower proportion of housing with four or more bedrooms. In the
period between 2001 and 2011, the quantity of one and two room housing experienced the fastest growth rate. Linked to this, nearly a quarter of
households in the Parish are single occupiers under the age of 65 (compared to 15% across the wider district), and this group was the fastest growing
between 2001 and 2011. These linked findings corroborate the finding presented in the existing policy introduction and would justify stronger wording in
support of a larger dwelling mix to provide greater diversity of choice.
• The HNA sets out an ideal dwelling size mix, in percentage terms, for accommodating the population at is it likely to evolve over the Plan period. There
was found to be no further need for one-bedroom properties, and that more than half of new dwellings should have four or more bedrooms. This is,
however, merely a guideline based on a modelling exercise, and enforcing it precisely through policy would be overly prescriptive. Nevertheless, the policy
may be strengthened to more specifically favour a higher proportion of larger homes in new development in order to serve the community’s anticipated
needs.
Older and younger households:
• If greater diversity in the population is among the community’s objectives, the demographic evidence presented in the HNA suggests that older people are
a particularly under-represented group. This may be because the available housing in the neighbourhood area meets their needs and preferences to a
lesser extent than other locations, but other reasons are likely to also exist.
• As above, the simplest and most impartial approach to creating a mixed community through housing is to diversify the range of types and sizes on offer. If,
however, the neighbourhood planners wish to actively cater to older households as the population ages, the HNA evidence would support the promotion
of specialist housing and/or more ambitious building regulations to support accessibility and adaptability.
• The HNA estimates that between 287 and 396 additional older households with support needs will require some form of specialist accommodation during
the Plan period. The policy could therefore encourage the provision of specialist housing schemes, either through supportive language or a target
percentage of larger-scale developments. See the example policy from the Thurston Neighbourhood Plan referenced in Appendix 2.
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Proportionality
and gaps

In addition to this, or if specialist housing schemes are found not suitable or viable in the neighbourhood area (at least on the scale required), the policy
could include provisions relating to the adaptability and accessibility of new housing. This is typically achieved through requirements that a certain
proportion of new dwellings are built to M4 Category 2 (accessible) and M4 Category 3 (wheelchair-friendly, either adapted or adaptable) building
26
regulation standards. According to recent updates to Planning Practice Guidance (PPG), there is a low burden of justification required to pursue such a
step in planning policy. In Stroud, due to the growth in the older population and support in PPG it would be justified, for example, to require that all new
housing is built to Category 2 standard, and that a small percentage is built to Category 3 standard. See the example policy from the Wincanton
Neighbourhood Plan referenced in Appendix 2.
The HNA identified an estimated 423 potential newly forming households that may seek their own accommodation during the Plan period. The best way to
facilitate the formation of these independent households is to provide sufficiently affordable housing options, particularly since a combined 53% of them
are estimated to need subsidised affordable housing. While the policy could be enhanced by giving explicit support to development that seeks to meet
their needs, the options related to securing affordable housing (discussed above) are perhaps more relevant to this group.

At the time of writing, Stroud’s Draft Local Plan (2019) forms, for the purposes of neighbourhood planning, evidence rather than policy. It has several policies
that align well with and are particularly relevant to AP4 which could therefore be referenced within and inform/or the supporting and/or policy text of its next
iteration. The neighbourhood plan policy should not, of course, repeat elements of local policy (the majority of which feature in the adopted as well as the
draft versions), but there are some gaps in local policy that the neighbourhood plan could meaningfully fill. The draft Local Plan policies with relevance to AP4
(or the HNA evidence) are summarised below, with potential gaps or potential for avoiding repetition commented upon after each.
DCP2 (Supporting Older People) encourages developments that enable older people to live independently in their own home.
• Although meeting the needs of older people is not an explicit aim of AP4 as currently drafted, it would be justified by the new HNA evidence. Should the
neighbourhood planners wish to take this further and add specificity to the relatively broad DCP2, AP4 could require that a set proportion of new homes
meet M4 Category 2 and Category 3 building regulation standards for accessibility and adaptability. This would be in close conformity with DCP2, which is
focused on independent living and ageing in place.
• AP4 could also be strengthened in relation to the needs of older residents by encouraging the provision of specialist accommodation for older households
with support needs. Although this is not in strict conformity with DCP2, it is in conformity with the 2019 NPPF and is justified by the HNA evidence.
CP7 (Lifetime Communities) requires developers to demonstrate how major development will contribute to identified needs, including among older people
and people with special needs.
• As above. This policy declares broad support for meeting the needs of older people, but leaves room for the Neighbourhood Plan to be more explicit as to
how this could be achieved.
CP8 (New Housing Development) calls for a range of types, tenures and sizes of housing to create mixed communities. Its criteria relate primarily to density,
streetscape, design and construction techniques.
HC1 (Detailed Criteria for New Housing Developments) sets out a number of criteria that new residential development must meet, including a variety of
dwelling types and sizes to meet identified local need.
• These policies are relatively general in their calls for an appropriate range of housing. As currently drafted, AP4 does not add significant value to them.
However, the generality of CP8 leaves room for the next iteration of AP4 to specify what constitutes an appropriate range of housing in the NA. It could do
so by either pointing to the evidence furnished by the HNA or specifying a target range of dwelling sizes for new development to deliver.
• It is not considered desirable to be overly prescriptive with regard to dwelling types (detached, terraced, etc.).
• It would be useful for AP4 to state an explicit position with regard to the issue of tenure, and the potential for this is discussed with regard to Policy CP9
below.
CP9 (Affordable Housing) cites the projected quantity of need for affordable housing, seeks for affordable housing to meet local needs in terms of type and
size, and requires that sites capable of providing 10 or more dwellings provide 30% affordable housing.
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This policy requires that new development provide a set percentage of affordable housing. Departing from such a requirement demands a high standard
of justification and evidence relating to development viability, and such a step is not recommended in this case. The most appropriate response to
Stroud’s acute affordable housing need is to allocate an exception site for affordable housing, for which provision is made in HC4 below.
• Policy CP9 itself is silent on what proportion of affordable housing should be delivered as affordable rented tenures versus affordable home ownership
products. The reasoned justification alongside CP9 in the adopted Local Plan puts forward a target tenure split of 50% rented and 50% routes to home
ownership, but this is not carried forward into the reasoned justification of the draft Plan. The HNA evidence would support specifying a target tenure split
in the Neighbourhood Plan that either remains in conformity with the 50-50% split in the adopted Local Plan (which might bear repeating if it is to be
dropped from the emerging version) or adjusts it to prioritise the more urgent need for affordable rented housing. Because the HNA evidence is equivocal,
whether and how far to adjust this split is a matter that can be determined by community objectives.
HC2 (Providing New Homes Above Shops in our Town Centres) supports the use of upper floors above shops for residential use where the vitality of the town
centre is not thereby threatened.
• There is no need to repeat or depart from this policy, but it is worth noting that it implicitly supports the provision of flats, which are relatively well supplied
already in the NA.
HC3 (Self-build and Custom Build Housing Provision) supports this mode of delivery, requires that 2% of plots on strategic allocated sites are reserved for it,
and sets out a number of requirements for their design and associated infrastructure.
DHC4 (Community-led Housing) supports this mode of delivery.
• The self-, custom and community housing element of AP4 as currently drafted adds useful nuance to HC3 and DHC4 by specifying the size of
developments on which some provision of self- and custom-build housing will be required. It is not considered repetitive of Local Plan policy.
HC4 (Local Housing Need (Exception Sites)) allows for sites specifically allocated to bring forward affordable housing when well-related to existing
settlements and facilities, where local need is clearly evidenced, and where that need cannot be readily met elsewhere in the locality.
• This policy permits the Neighbourhood Plan to allocate an exception site in response to the acute need for affordable housing identified in the HNA. It is
not necessary for the next iteration of AP4 to announce support for exception sites at neighborhood level, as this would be repetitive.
Effectiveness
policy

of

As currently drafted, the policy is clearly stated but some criteria lack specificity and, as such, may be difficult to implement effectively.
The phrases ‘add to the range and type of stock’, and ‘a good range of dwelling types’ are relatively vague. They would be more effective if what constitutes
‘a good range’ were explicitly defined – either descriptively or in the form of a quantified target dwelling mix.
Although it can be assumed that the tenure of housing is covered in the policy by these references to ‘range’ and ‘type’, it could be made more explicit if that
is what is intended.
The use of the phrase ‘any schemes shall provide’ has less force than the alternative ‘all schemes shall provide’.
The first paragraph in the policy could be made more effective by stating the general principles or overall aim that all criteria support. As currently drafted it
effectively repeats the first and fourth criteria but does not encompass the second or third.
Of the policy’s four criteria, the third and fourth appear to be missing the bullet points that help to distinguish the first and second clearly as independent
criteria. As a result, it may also appear to the reader that the final stipulation about the flood plain is also an (un-bulleted) criterion, which, in AECOM’s
reading, it is not. Though a planning officer would be able to understand it with careful attention, the policy could be made more immediately clear through this
small formatting improvement and greater consistency of punctuation at the end of each criterion.
Although the policy explanation states that ‘proposals for residential development will need to show how [the aim for outdoor space] can be met’, it would be
AECOM
26

Stroud Town Council
Evidence Base and Policy Development

useful to state how the feasibility of outdoor space is defined and under what conditions its absence can be accepted.
The criteria relating to the provision of ground floor access, self, custom and cooperative housing, and the location of development outside of the floodplain
are effectively drafted and in conformity with Local Plan policy.
Conformity check

Policy AP4 as worded has already been found by a Neighbourhood Plan Examiner to meet the Basic Conditions of Neighbourhood Planning and therefore is
in conformity with then-applicable local and national policy. It remains in conformity with the 2019 NPPF.

Conclusion and
recommendations

While the broad scope of the policy is worth retaining in its next iteration, there is also great potential to add depth and specificity to ensure that its objectives
are achieved as effectively as possible.
This is most apparent for the criterion relating to the desired range of housing, which is currently repetitive of Local Plan policy and potentially redundant. This
criterion could be expanded to address a number of clearly defined aspects with evidenced policy requirements.
The new HNA evidence provides ample justification to ensure that the new policy, and this criterion in particular, is more ambitious in various ways:
• addressing more explicitly the topic of tenure and affordability, by stating or referencing the scale of need for affordable housing, and encouraging
development that maximises its provision;
• defining the target balance within affordable housing between affordable rented tenures and affordable home ownership products;
• specifying whether the appropriate range of housing types and sizes in Stroud is one that is diverse in and of itself, or one that addresses imbalances as
compared with the wider district;
• citing the target mix of dwelling sizes the HNA identifies as best positioned to serve the evolving needs of the population (allowing for a large degree of
flexibility);
• going beyond the Local Plan’s declaration of support for housing that meets the needs of older people by requiring that new development meets defined
accessibility and adaptability standards; and
• promoting the delivery of specialist housing for older people and those with support needs.
The HNA evidence with regard to the challenge of housing affordability may also be cited in design policies relating to the energy efficiency of buildings, since
reducing fuel bills could improve housing access for those on lower incomes in particular.
The policy criteria pertaining to a) outdoor space, b) ground level access, c) self-, custom and cooperative housing, and d) development outside of the
floodplain, are effective as drafted. These do not require additional evidence, or require refinement on the basis of the HNA findings. That said, the policy
explanation could benefit from more detail on the feasibility of providing outdoor space and how it should be provided in practice.
Depending on how far the neighbourhood planners wish to evolve and expand AP4 in its next iteration, it may be clearer to divide it into a number of separate
policies, as is typical in many other neighbourhood plans. If the current approach of a single policy is preferred, careful attention should be paid to formatting,
punctuation, and the function of its first paragraph in order to aid comprehension.
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Policy name and number

AP9a Design- General Principles.

AECOM understanding of
policy intent

The policy seeks to ensure that design respects the cultural and environmental heritage of the town’s buildings and character, emphasizing design
principles that are environmentally sound. This covers construction materials, plant and animal habitat creation, conservation of energy, sustainable
drainage, use of renewable energy sources and accessibility. It seems logical and rational for the next iteration of the policy to carry these basic
elements forward. Focussing specifically on how the existing policy might respond effectively to the climate emergency declaration, it consists of
eight bullet points, five of which already directly address environmental sustainability, so is reasonably strong in this regard already (though with
potential for further strengthening).

Evidence
type

The adopted Neighbourhood Plan identifies the design checklist in the submission Local Plan as the specific evidence source for ‘this policy’ (sic)more accurate would be to state that the design checklist informs only Policy AP9a, as AP9b relates to the Public Realm Strategy (or its refresh)
rather than the design checklist.

source

Evidence analysis

27

and

The environmental components of the evidence relate well to national legislation and/or non-statutory technical standards and also align well with
Stroud District’s emerging local objectives. Since the original Neighbourhood Plan was made, the intervening declaration of a climate emergency at
District and Town levels should be cited as part of the evidence base underpinning the policy and appropriately referenced in supporting text.
At the time of writing, Stroud’s Draft Local Plan (2019) forms, for the purposes of neighbourhood planning, evidence rather than policy. It has several
policies that align well with and are particularly relevant to AP9a which could therefore be referenced within and inform/or the supporting and/or policy
text of its next iteration, as follows:
•

•
•
•
•
•

DCP1 (Delivering Carbon Neutral by 2030) identifies Stroud District will be carbon neutral by 2030, and replacement policy AP9a will have a key
role to play in delivering this target. The replacement policy text needs to reference this target and state explicitly that the design of new
development is a fundamental consideration in terms of achieving carbon neutrality;
CP8 (New Housing Development) states that new development should integrate with the character of existing development and that all building
use sustainable construction techniques;
CP14 (High Quality Sustainable Development) focuses on integrating design guidelines that minimize energy use and maximize renewable
energy production;
ES1 (Sustainable Construction and Design), which seeks to reduce the potential for development overheating (not currently within AP9a, but
relevant and could be added- see also Proportionality and Gaps section below);
ES4 (Water Resources, Quality and Flood Risk) is strong on defining sustainable urban drainage in a way that could add clarity and detail to
AP9a’s own treatment of the issue;
ES6 (Providing for Biodiversity and Geodiversity) states that development proposals must provide net gain for biodiversity; there is definite
potential to require ‘net gain’ in the new policy and expand on its meaning in the supporting text;

The supporting text quotes the 2012 NPPF as evidence (but this has now been superseded by the 2019 NPPF), so needs updating to state that
‘Good design is a key aspect of sustainable development, creates better places in which to live and work and helps make development acceptable to
communities’ (paragraph 124).’
Further evidence that could effectively support a replacement policy AP9a is set out in Appendix 3: Resources for neighbourhood planning in a
climate emergency.
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Reference could be made in the supporting/justification text to Appendix 4, which references the consultation carried out demonstrating the green
spaces and wildlife were high on the list of what respondents felt were the things that most needed to change to improve Stroud. In addition, in
September 2019 Stroud became the world’s first Earth Protector Town, this could also be referenced, because the goals these towns should meet, as
being tested in practice through the ongoing pilot programme, can be used as evidence for increasing the environmental content and requirements of
AP9a.
Proportionality and gaps

28

Building emissions made up 34% of UK greenhouse gas emissions in 2014 , therefore policies that support building design that can reduce
emissions are justified and proportionate. However, it is unclear what is meant by ‘external lighting using renewable sources.’ It is not clear if this
includes publicly-owned light sources (e.g. street lamps) or not. If so, then it is possible that the District Council could ensure renewable energy is
used, but this is outside the scope/power of a neighbourhood plan. As such, the wording could be tightened here to make it clear that it is referring to
external lighting that is under the control of the developer/landowner. While this would be provided by a grid connection, it is unlikely that the
electricity provided can be guaranteed to be provided by renewables given the mix of energy sources in the national grid, unless on-site renewable
generation is required for all new development (see review of policy AP13). However, even without on-site power generation, it is possible to require
that energy providers for all new developments guarantee 100% renewable tariffs.
Existing policy gaps that have potential to be addressed through the next iteration of AP9a are as follows:
•

•

•
•
•
•

•

•
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explicitly referencing the requirement to maximise net gain in biodiversity as part of bullet 3, and as required by the emerging Local Plan (because
it is not yet adopted, restatement of emerging policy is less of an issue- and net gain is not an adopted policy requirement). In the 2019 NPPF,
paragraph 170 d) is supportive evidence;
Appropriate design responses to the climate emergency that are not currently mentioned in AP9a, but could be, include siting and orienting
development to maximise passive solar gain for heating (this could be added to bullet 4, or as a new bullet- in terms of evidence source, 2019
NPPF, paragraphs 150 b) and 153 b) are supportive);
Require adequate and appropriate space for recycling and composting of waste in new development, either as an extension of bullet 4 or as a
new bullet;
ensuring thermal efficiency and environmental sustainability in use of building materials (possibly referencing natural materials such as earth and
straw that perform well in this regard- again, as an addition to bullet 4 or as a new bullet);
requiring native planting and/or fruit and nut trees, as the former maximises biodiversity gains and the latter helps reduce food miles (to be added
to bullet 7 or as a new bullet);
as a new bullet, or as an adaption to bullet 7, refer to the need for development to minimise its contribution to any urban heat island effect and/or
to adapt to climate change by minimising the risk of internal overheating- Public Health England’s ‘Heatwave Plan for England’ highlights a role
29
for green infrastructure in this regard ;
Add further specificity to bullet 7 by explicitly mentioning green walls, and/or green roofs- while it is recognised that these may not be mentioned
as there would otherwise be overlap with Statement NP4, in fact, a cross-reference to NP4 within the policy itself 30 would likely enhance policy
effectiveness, and ‘living green walls’ are also referenced in the Plan vision;
As a final point, recognising that the above requirements will need to be balanced appropriately against heritage considerations given the extent
of conservation areas and the number of listed buildings in the Plan area.

See, for example,: https://www.theccc.org.uk/wp-content/uploads/2014/08/Fact-sheet-buildings-updated-July-2015.pdf
Available at https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/801539/Heatwave_plan_for_England_2019.pdf
There is already a cross-reference to NP4 in the Explanation text, although it incorrectly refers to Policy NP4, rather than Statement NP4.
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Effectiveness of policy

There is potential for some policy requirements (e.g. habitat provision, sustainable drainage, trees and natural planting) to be worded as more strictly
integral to/holistic within the design of the development as otherwise there is a risk that they might be provided alongside and/or appear as a token
afterthought to development, while still technically according with the policy.
There are five additional ways to enhance the effectiveness not only of AP9a but also all other plan policies in the context of the climate emergency
declaration, as follows:
Firstly, as this EBPD report itself has had to do (see Chapter 1), it would be helpful to spell out to Plan users exactly what the climate emergency
declaration means for the Neighbourhood Plan and how it will be reflected in and shape all policies.
Secondly, the Plan’s overall vision (welcoming, healthy and thriving) needs to be refreshed to put climate change mitigation, adaptation and
environmental sustainability centre stage. At the moment, these objectives are not explicitly addressed in the vision at all and only one bullet point out
of thirteen (‘greening the town centre and environs’) has direct relevance to them.
Thirdly, performance in terms of climate change mitigation and adaptation needs to be added as a Monitoring topic in Table 2 (page 87). As climate
change mitigation and adaptation are such complex areas, and as action is now so urgent, monitoring policy effectiveness on these topics is crucial if
the Neighbourhood Plan is to make a credible, tangible difference and if policies are to have their intended effect. Surprisingly, the District Council,
which also has an important role to plan in the monitoring not only of neighbourhood plan policies but also of course Local Plan policies, also does
not reference environmental sustainability or climate change on its own monitoring page at present (only monitoring housing and employment
31
land) , which is an unexpected omission given its own climate emergency declaration.
Fourthly, if the refreshed Neighbourhood Plan is to focus more clearly on environmental sustainability, it would be helpful to add a glossary of
technical terms- not just to aid comprehension by non-specialists but also to clarify what the Plan means when it refers to individual concepts that
could be ambiguous. For example, ‘sustainable drainage system’ can mean anything from an underground tank to a multi-functional green space that
can absorb heat and carbon through native planting. Clearly, in a climate emergency, it is the latter definition that would be preferable for the
Neighbourhood Plan to stipulate.
Fifthly, the Plan’s overall effectiveness would likely be enhanced if, as part of its planned refresh, there was added clarity and consistency in its
internal structure. This means showing more clearly how the overall Vision (page 7) and then the themes and objectives flowing from that Vision
(page 29) flow through to the objectives specific to each policy (in the case of AP9a and AP9b, these Objectives are on page 44) and then into the
policies themselves. One thing that would help would be if the Vision and the strategic objectives that flow from it were on subsequent pages
(currently, there are twenty-two pages between them, which hampers the Plan user’s ability to see clearly how the Vision informs the Objectives).
In terms of AP9a and AP9b specifically, two of the three objectives on Page 44 flow from Theme 4 (Enhancing the Environment of the Town Centre)
and one from Theme 1 (Sustaining the Economy of the Town Centre). While this consistency is welcome and enhances effectiveness, it would be
helpful if there was explanation somewhere in the Plan that the page 29 Strategic Objectives flow, and are intended to flow, through to the policyspecific objectives and then into policies. It is also not clear why there are only three objectives in the case of Policy AP9a and AP9b, because there
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are others that are also relevant; referring back to page 29, other objectives that could/should be listed on page 44 as relevant to AP9a specifically (in
32
whole or in part ) include ‘Respect the setting of the town centre by protecting important views’, ‘provide a good range of high-quality
accommodation, in which businesses, including social and cultural enterprises, can establish and grow’ and ‘provide more high-quality dwellings to
increase the number and range of people who live in the Town Centre’.
Conformity check

Policy AP9a as worded has already been found by a Neighbourhood Plan Examiner to meet the Basic Conditions of Neighbourhood Planning and
therefore is in conformity with then-applicable local and national policy. It remains in conformity with the 2019 NPPF.
The replacement policy, for the reasons described in the main body of the report, will to some extent, form a test case of the extent to which it is
possible to respond to a Climate Emergency declaration and/or achieve short-to-medium term achievement of carbon neutrality within the significant
constraints of existing national policy and considerations of development viability. However, in the case of AP9a, it is considered that significant policy
strengthening could be achieved through implementing the recommendations in this Appendix without unsurmountable impacts on development
viability.

Conclusion and
recommendations

It seems logical and rational for the next iteration of the policy to carry its existing basic elements forward, suitably strengthened and with detail
added. The environmental components of the evidence relate well to national legislation and/or non-statutory technical standards and also align well
with Stroud District’s emerging local objectives.
Since the original Neighbourhood Plan was made, the intervening declaration of a climate emergency at District and Town levels should be cited as
part of the evidence base underpinning the policy and appropriately referenced in supporting text. At the time of writing, Stroud’s Draft Local Plan
(2019) forms, for the purposes of neighbourhood planning, evidence rather than policy. It has several policies that align well with and are particularly
relevant to AP9a which could therefore be referenced within and inform/or the supporting and/or policy text of its next iteration. Further evidence that
could effectively support a replacement policy AP9a is set out in Appendix 3: Resources for neighbourhood planning in a climate emergency.
Clarification on the definition of external lighting would be helpful. Existing policy gaps that have potential to be addressed through the next iteration
of AP9a include: maximising net gains in biodiversity; siting and orienting development to maximise passive solar gain; requiring adequate and
appropriate space for recycling and composting of waste; ensuring thermal efficiency and environmental sustainability in building materials; requiring
native planting and/or fruit and nut trees; minimising urban heat island effects and/or internal overheating; and mention of green walls and/or green
roofs.
There is potential for some policy requirements to be worded as more strictly integral to/holistic within the design of the development as otherwise
there is a risk that they might be provided alongside and/or appear as a token afterthought to development, while still technically according with the
policy.
There are five additional ways to enhance the effectiveness not only of AP9a but also all other plan policies in the context of the climate emergency
declaration, as follows:
•
•

Spell out to Plan users exactly what the climate emergency declaration means for the Neighbourhood Plan;
Refresh the Plan’s overall vision (welcoming, healthy and thriving) to put climate change mitigation, adaptation and environmental sustainability

32

On the reasonable assumption that it is better for policies to quote and be clearly informed by part of a strategic objective, which helps demonstrate the fact that the Plan is a coherent entity, than not
quote it at all. In this case, the references to ‘high-quality accommodation’ for businesses and ‘high-quality dwellings’ are considered to be relevant to design policy.
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•
•
•

centre stage.
Add performance in terms of climate change mitigation and adaptation as a Monitoring topic in Table 2;
Add a glossary of technical terms- not just to aid comprehension but also to clarify what the Plan means when it refers to individual concepts that
could be ambiguous; and
Add clarity and consistency to the Plan’s internal structure (i.e. a clearer, more intuitive flow from vision to strategic objectives, to policy
objectives, to policies. In terms of AP9a and AP9b specifically, there are more strategic objectives that could/should flow through to form policy
objectives.

It is considered that in the case of AP9a, significant policy strengthening could be achieved through implementing the recommendations in this
Appendix without unsurmountable impacts on development viability.
In formulating revisions to AP9a, the recommendations of this EBPD should be taken into account alongside the extensive consideration of Plan—
area wide design principles within, and relevant conclusions from, AECOM’s separate but complementary Design Guidelines report.
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Policy name and
number

AP9b – Design- Public Realm

AECOM
understanding of
policy intent

The intent of AP9b is to ensure that future development of Stroud’s public realm shall follow the guidelines of the Public Realm Design Principles. These
guidelines put focus on the ground surfaces of Stroud’s main street types, with requirements to support street furniture, cycle racks, seats and benches, litter
bins, bollards, planting, signage, lighting, and public art.

Evidence source
and type

The policy rests on the Stroud Town Centre Public Realm Strategy (2009) , but acknowledges in the explanation text that not all of its proposals are now
relevant, so for clarity those parts of the strategy which relate to AP9b are set out in Appendix 6 of the Neighbourhood Plan; explanatory text states that
Appendix 6 should be kept under review to ensure it remains up to date. AECOM’s separate Design Guidelines report effectively functions as a refresh of the
Public Realm Strategy.

Evidence analysis

The relevant parts of the Public Realm Strategy that are cited in Appendix 6 comprise guidelines on ground surfaces, furniture, cycle racks, seats and
benches, litter bins, bollards, planting, signage, lighting and public art.

33

The guidance in Appendix 6 does not relate particularly strongly to environmental sustainability or climate change adaptation or mitigation and therefore has
great potential for being expanded and updated- see text in Proportionality and Gaps and Effectiveness of Policy below. The existing text that has greatest
potential to act at cross-purposes to the climate agenda is the general presumption against introducing lines of trees into historic areas where none have
existed previously. The Town Council should consider if the balancing of priorities (here, heritage versus climate emergency) might indicate that greater
encouragement for tree planting may be justified. The Public Realm Strategy does not provide any further explanation of what it means by ‘historic areas’, or
whether individual trees would be supported (as opposed to ‘lines’) in these locations. Indeed, elsewhere in the Public Realm Strategy, it is stated (page 112)
that ‘trees contribute significantly to the character and quality of the townscape, most notably those around the church and Bank Gardens, but also the few
isolated trees elsewhere.’
It would also be appropriate to add a reference to Appendix 4 in the supporting text, given that two of the top three things respondents say they don’t like
about Stroud relate to the public realm. Moreover, Stroud’s status as the world’s first Earth Protector Town could also be referenced, because the goals these
towns should meet, as being tested in practice through the ongoing pilot programme, can be used as evidence for increasing the environmental content and
requirements of AP9b.
At the time of writing, Stroud’s Draft Local Plan (2019) forms, for the purposes of neighbourhood planning, evidence rather than policy. It has several policies
that align well with and are particularly relevant to AP9b which could therefore be referenced within and inform/or the supporting and/or policy text of its next
iteration, as follows:
•
•

33

DCP1 (Delivering Carbon Neutral by 2030) identifies Stroud District will be carbon neutral by 2030, and replacement policy AP9a will have a key role to
play in delivering this target. It should also be designed to maximise green infrastructure to sequester carbon and to support local food production;
CP4 (Place Making), which requires developments to create a place with a locally-inspired or distinctive character (whether historic, traditional or
contemporary) using appropriate materials, textures, colours and locally-distinctive architectural styles; protecting or enhancing local biodiversity; create
safe streets where buildings are positioned with landscaping to define and enhance streets and spaces; assist finding your way around with focal points or
landmarks; provide permeability, reduce car domination of the street and reduce vehicle speeds; provide shared or social spaces on the streets (where

Available at https://www.stroud.gov.uk/media/1670/stroud_public_realm_strategy.pdf
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•
•

•

•
•
Proportionality
and gaps

appropriate); create safe well managed attractive public and private amenity spaces; and provide adequate external storage space for waste bins,
recycling materials and bicycle storage.
CP14 (High Quality Sustainable Development), which seeks the provision of SuDS, no increased risk of flooding on or off development sites, an
appropriate design and appearance respectful of the surroundings, demonstrating the relationship to green infrastructure on site and wider networks, and
safe, convenient and attractive accesses on foot and by cycle and suitable connections with existing footways, bridleway, cycleways, local facilities and
public transport;
ES6 (Providing for Biodiversity and Geodiversity) states that development proposals must provide net gain for biodiversity;
ES8 (Trees, Hedgerows and Woodlands), which states that development should seek where appropriate to enhance and expand the District’s tree and
woodland resource. Development proposals shall provide soft landscaping details, including tree and wood planting where appropriate. Landscaping
schemes should take account of ecological interests (including green infrastructure networks) and should include the planting of indigenous species
where appropriate. The Council will seek long-term maintenance and management plans to accompany the soft landscaping proposals where
appropriate.
DES2 (Green Infrastructure), which states that all development proposals should, where possible, and appropriate to their nature and scale: increase the
functionality of existing and planned green infrastructure, especially where this helps to mitigate the causes of and addresses the impacts of climate
change; improve the quality of existing green infrastructure, including local networks and corridors, specifically to increase its attractiveness as a
recreation opportunity and its value as a habitat for biodiversity; protect and improve access to and connectivity between existing and planned green
infrastructure to develop a continuous right of way and greenway network and integrated ecological system/network; secure new green infrastructure in
order to cater for anticipated increases in demand arising from development particularly in areas where there are existing deficiencies assessed against
standard contained within this Plan; and provide long-term management arrangements for new and enhanced green infrastructure within development
sites.
ES1 (Sustainable Construction and Design), which requires all new developments to provide covered and secure cycle parking facilities (HQM or
equivalent) in accordance with Local Plan standards
ES16 (Public Art Contributions), which requires proportionate contributions to public art for larger developments and encourages the inclusion of public art
for smaller schemes.

The existing definition of what constitutes public realm for the purposes of AP9b is narrow, and this could be considered a gap. Apart from planting, it focuses
mainly on ‘hard’ landscaping. However, there are many ‘softer’ landscape elements that not only could be considered part of the public realm already but also
should be included if the policy is to respond better to the climate emergency in future.
It was noted in the review of AP9a above that a Plan-wide glossary to define key terms would be helpful, and AP9b is another example. In planning generally,
there is an undefined, ‘fuzzy’ overlap between public realm and green infrastructure (although the latter term does not appear in the adopted Neighbourhood
Plan). Effectively, any publicly-accessible green infrastructure, such as Local Green Spaces or Amenity Spaces with footpaths across them, or community
orchards, external SuDS also form part of the public realm and should therefore not only be incorporated into an updated Appendix 6 but also should be
34
defined as part of the public realm in a new Plan-wide glossary.
Existing policy gaps that have potential to be addressed through the next iteration of AP9b (either in the policy itself or in Appendix 6, as appropriate) are as
follows:
•

More explicit encouragement of, and references to, cycling infrastructure in the public realm over and above just cycle racks- for example, support for and
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Since the adoption of the Neighbourhood Plan, Stroud District has produced an updated suite of Open Space and Green Infrastructure Study reports, which should be used to inform the revised
Neighbourhood Plan’s approach to green infrastructure. They are available at https://www.stroud.gov.uk/environment/planning-and-building-control/planning-strategy/evidence-base/environmentalevidence/green-infrastructure-sport-and-recreation-study.
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Effectiveness
policy

of

guidance on clearly marked new cycle paths. Cycle racks themselves should be required to be located, where possible, closer to building entrances than
car parking to implicitly promote modal shift toward cycling- such measures should be cross-referenced to Statement NP4, which requires the greening of
footpaths and cycleways where appropriate, Statement NP6 on cycle access and Policy AP3 on access and movement;
More explicit encouragement of, and references to, walking in the public realm over and above just signage, for example seeking a coherent, permeable
walking network through public realm interventions, maximising the space available to pedestrians free from vehicles, increasing pedestrian crossing
sizes and timings to help encourage older people to walk, and so on;
Reference to and guidance on the size, form and location of electric vehicle charging points, which by necessity form features of the public realm;
Greater clarity on and promotion of (ideally native, and food-producing) tree planting and tree cover as a vital component of the public realm (this is a
good example of the overlap between public realm and green infrastructure), in particular considering whether in a climate emergency the balance of
evidence (heritage versus climate change mitigation/resilience) continues to support the presumption against tree planting in certain locations in the
existing Appendix 6 text;
Consideration of climate change adaptation measures (alongside mitigation measures) in the public realm- these might include, for example, introducing
more permeable surfaces in locations particularly susceptible to surface water flooding, avoiding new impermeable hard-standing to reduce flood risk,
introducing materials and features that may reduce the urban heat island effect and/or overheating, such as green walls and roofs (appropriately crossreferenced to, or incorporating, Statement NP4 35), and so on;
Referencing the potential for, and setting appropriate requirements for, climate-friendly external drainage features, such as (multi-functional) SuDS,
soakaways, ponds, rills and so on, to make a positive contribution to the public realm
If extending the definition of the public realm to green infrastructure and/or accessible open space, ensuring the policy seeks a) its retention,
enhancement and expansion, b) ecologically-friendly maintenance techniques, such as reducing mowing frequencies to encourage wild flowers and shrub
layers, and c) net biodiversity gain, as also potentially referenced in any replacement policy AP9a;
As a final point, recognising that the above requirements will need to be balanced appropriately against heritage considerations given the extent of
conservation areas and the number of listed buildings in the Plan area.

As already noted to some extent in the Proportionality and Gaps text above, the effectiveness of a replacement AP9b that takes into account the changes
needed in the public realm (including possibly expanding its definition) to respond to the climate emergency would be enhanced by cross-referencing it to
other relevant policies and statements (including, but not necessarily limited to, NP4 and AP13) to help justify the consideration of climate-friendly measures
affecting the public realm such as green roofs and walls, and electric car charging points (the latter is increasingly strongly supported in national evidence and
36
policy- for example, in the Government’s Clean Growth Strategy ).
The general review of existing Appendix 6 text to ensure it is up-to-date and reflects existing best practice, as correctly recognised by the Explanation text on
page 45 of the adopted Plan, would certainly enhance policy effectiveness. In this regard, an excellent example that could inform policy revision (for the
37
harder landscaping elements, at least) is the City of London’s recent ‘City Cluster Vision’ . The Vision examines why public realm is needed and how current
uses can be adapted to better align with the needs of the population today and in the future. It has identified 10 indicators of what makes streets attractive:
‘easy to cross’, ‘shade and shelter’, ‘places to stop and rest’, ‘not too noisy’,’ sustainable transport modes’ (walking, cycling and public transport), ‘people feel
safe’, ‘things to see and do’, ‘people feel relaxed’, ‘clean air’, and ‘pedestrians from all walks of life’. While it is acknowledged that the City of London and
Stroud town centre are very different places, there are commonalities, such as the need for public realm enhancements to have appropriate regard to listed
buildings and conservation areas.

Conformity check
35
36
37

Policy AP9b as worded has already been found by a Neighbourhood Plan Examiner to meet the Basic Conditions of Neighbourhood Planning and therefore is

As currently worded, Statement NP4 relates entirely to the public realm and therefore there is a strong case for incorporating it within any expanded and more effective Policy AP9b.
Available at https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/700496/clean-growth-strategy-correction-april-2018.pdf
Available at https://www.cityoflondon.gov.uk/services/environment-and-planning/city-public-realm/Documents/city-cluster-vision.pdf
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in conformity with then-applicable local and national policy. It remains in conformity with the 2019 NPPF.
The replacement policy, for the reasons described in the main body of the report, will to some extent, form a test case of the extent to which it is possible to
respond to a Climate Emergency declaration and/or achieve short-to-medium term achievement of carbon neutrality within the significant constraints of
existing national policy and considerations of development viability. However, in the case of AP9b, it is considered that significant policy strengthening could
be achieved through implementing the recommendations in this Appendix without unsurmountable impacts on development viability.
Conclusion and
recommendations

The guidance in Appendix 6 does not relate particularly strongly to environmental sustainability or climate change adaptation or mitigation and therefore has
great potential for being expanded and updated. In so doing, the Town Council should consider in particular if the balancing of priorities (here, heritage versus
climate emergency) might indicate that greater encouragement for tree planting may be justified.
The existing definition of Public Realm for the purposes of AP9b is narrow, and this could be considered a current gap. Apart from planting, it focuses mainly
on ‘hard’ landscaping. However, there are many ‘softer’ landscape elements that not only could be considered part of the public realm already but also should
be included if the policy is to respond better to the climate emergency in future.
Existing policy gaps that have potential to be addressed through the next iteration of AP9b (either in the policy itself or in Appendix 6, as appropriate) are as
follows:
• More explicit encouragement of, and references to, cycling infrastructure in the public realm;
• More explicit encouragement of, and references to, walking in the public realm;
• Reference to and guidance on the size, form and location of electric vehicle charging points;
• Greater clarity on and promotion of (ideally native, and food-producing) tree planting and tree cover as a vital component of the public realm;
• Consideration of climate change adaptation measures (alongside mitigation measures) in the public realm;
• Referencing the potential for, and setting appropriate requirements for, climate-friendly external drainage features;
• For those parts of the public realm that could also be defined as green infrastructure, ensuring the policy seeks a) its retention, enhancement and
expansion, b) ecologically-friendly maintenance techniques and c) net biodiversity gain;
• Recognising that the above requirements will need to be balanced appropriately against heritage considerations.
An excellent example of up-to-date best practice public realm planning that could be taken into account for the harder landscaping elements of Policy AP9b is
the City of London’s recent ‘City Cluster’ report.
It is considered that significant policy strengthening could be achieved through implementing the recommendations in this Appendix without unsurmountable
impacts on development viability.
In formulating revisions to AP9b, the recommendations of this EBPD should be taken into account alongside the extensive consideration of public realm
within, and the relevant conclusions from, AECOM’s separate but complementary Design Guidelines report.
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Policy name and
number

AP13 Energy

AECOM
understanding of
policy intent

The policy aims to increase energy efficiency of existing and new developments, promote community based renewable energy generation; and encourage
low-emission transportation which will be supported with the provision of plug in facilities for electric vehicles (EVs) and electric bicycle batteries.

Evidence source
and type

The only evidence cited is in the Explanation text, which references the policies in the Local Plan but also the 2012 NPPF, which states ‘development should
be located and designed where practical to incorporate facilities for charging plug-in and other low-emission vehicles’.

Evidence analysis

The environmental components of the evidence relate well to national legislation and/or non-statutory technical standards and also align well with Stroud
District’s emerging local objectives. Since the original Neighbourhood Plan was made, the intervening declaration of a climate emergency at District and Town
levels should be cited as part of the evidence base underpinning the policy and appropriately referenced in supporting text.
At the time of writing, Stroud’s Draft Local Plan (2019) forms, for the purposes of neighbourhood planning, evidence rather than policy. It has several policies
that align well with and are particularly relevant to AP9a which could therefore be referenced within and inform/or the supporting and/or policy text of its next
iteration, as follows:
•
•
•
•
•
•

•

DCP1 (Delivering Carbon Neutral by 2030) identifies Stroud District will be carbon neutral by 2030, and replacement policy AP13 will have a key role to
play in delivering this target. The replacement policy text needs to reference this target and state explicitly that energy use in new development is a
fundamental consideration in terms of achieving carbon neutrality;
CP8 (New Housing Development) which aims to provide renewable or low carbon energy sources in association with proposed residential developments;
CP11 (New Employment Development) which aims to provide renewable or low carbon energy sources in association with proposed employment
developments
CP14 (High Quality Sustainable Development) requires measures to minimise energy use and maximise renewable energy production;
HC8 (Extensions to Dwellings) which seeks opportunities to enhance the energy efficiency of existing dwellings if and when they are extended;
ES1 (Sustainable Construction and Design), which requires all new development to achieve a net zero carbon standard by means of an overall minimum
35% reduction in emissions over Part L 2013 Building Regulations achieved onsite, and a minimum of 10% and 15% reduction in emissions over Part L
2013 Building Regulations achieved respectively in homes and in non-domestic developments through fabric energy efficiency improvements;
ES2 (Renewable or Low Carbon Energy Generation), which states that decentralised renewable and low carbon energy schemes will be supported and
encouraged, and will be approved where their impact is, or can be made, acceptable. This includes solar and wind, and particular support will be given to
renewable and low carbon energy generation developments that are led by or meet the needs of local communities.

The reference to the 2012 NPPF needs to be replaced by the relevant 2019 NPPF text, namely ‘applications for development should be designed to enable
charging of plug-in and other ultra-low emission vehicles in safe, accessible and convenient locations’ (paragraph 110e). There is also potential to cite as
supporting evidence further 2019 NPPF text on low-carbon energy generation- see in particular paragraphs 148, 151 and 152.
Proportionality
and gaps

AP13 seeks low and zero-carbon energy generation in a way that was proportionate in the context of the 2012 NPPF, but the 2019 NPPF is more exacting in
terms of renewable and low-carbon energy and the policy needs to be updated accordingly (see Effectiveness of Policy below for further details).
On low emission vehicle charging facilities, the policy could set out specific requirements. For example, instead of stating ‘charging facilities for plug in
vehicles should be provided where practical’, a minimum percentage should be required. This is the approach in the draft Stroud Local Plan, whose
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requirements are much stronger and consideration more detailed, as follows:
•
•
•
•

‘Every new residential building with an associated car parking space will have a charge point. This also applies to buildings undergoing a material change
of use to create a dwelling;
Every residential building undergoing major renovation with more than 10 car parking spaces to have cable routes for electric vehicle charge points in
every car parking space;
Every new non-residential building including buildings undergoing major renovation with more than 10 car parking spaces to have one charge point and
cable routes for an electric vehicle charge point for one in five spaces; and
Every existing non-residential building with more than 20 car parking spaces should have at least one charge point from 2025.

To be classified as a charge point for the purpose of policy compliance, each charge point must be a minimum 7kW and be at least Mode 3 or equivalent. It is
recognised that innovations are coming to market that use different types of chargers and charging speeds, such as wireless and ultra-rapid charging,
although these are unlikely to be used in residential settings. Policy specifically allows for equivalence with Mode 3 charge points to allow for future innovation
to not be excluded where it provides an equal or better facility.’
On local renewable energy generation - as the policy stands, giving support to renewable energy in principle with no further detail has now become a simple
restatement of national policy. As such, significant further, locally specific detail and evidence is needed, such as, for example:
•

•
•

•

•

Requiring stringent minimum energy efficiency standards (for both residential and non-residential development), in line with and to support the delivery of
Policy DCP1 in the draft Local Plan review (recognising that restatement is less of an issue at present given than DCP1 is not yet adopted); also, noting
38
that Policy SI2 of the Intend to Publish version of the London Plan , which is close to adoption at the time of writing, likewise requires at least 35% on-site
reduction in greenhouse gas emissions beyond Building Regulations for major development, with residential development achieving 10% and nonresidential 15%;
Seeking opportunities to retrofit renewable energy generation to existing development when there is the opportunity to do so through planning
permissions, in a similar way to draft Local Plan Review policy HC8;
Recognising the importance of the policy cycle, in other words, setting AP13 in the context of the wider process to reduce carbon emissions. This means,
39
firstly, using the carbon audit planned by the Town Council referenced in the Climate Change Resolution as baseline evidence, and then, having
significantly strengthened policy text and adopting the Plan, monitoring policy implementation via planning permissions in order to measure the emissions
reductions that it is achieving relative to the baseline audit.
While the policy promotes and encourages community-based renewable energy generation, it is not clear from the adopted Plan whether or not
community-owned or led renewables projects have ever been trialled in, or are feasible in, the town centre. Clarity on this point in the supporting text,
including any activity in this regard since Neighbourhood Plan adoption, would be helpful. Even if they have been trialled/researched and found not to be
feasible for any reason, it would be good to state this for the avoidance of doubt and to enable lessons to be learnt.
Specific infrastructure and/or specific locations suitable for its installation should be mentioned, what the criteria for support would be (if relevant), and
how it might be funded, for example through developer contributions. Some examples include: rooftop solar (which normally is outside the scope of
statutory plans as it does not need planning permission, but this is not the case in conservation areas, where it could be grated subject to heritage
constraints); micro hydro schemes, which have potential to make use of the River Frome as it flows through the Plan area; heat pumps; biomass heating;
40
and so on.

38

Greater London Authority, December 2019; available at https://www.london.gov.uk/sites/default/files/intend_to_publish_-_clean.pdf
See https://stroudtown.gov.uk/2019/10/02/climate-change-resolution-2/Stroud District’s Renewable Energy Resources Assessment, available at https://www.cse.org.uk/downloads/reports-and-publications/planning/renewables/stroud-renewable-energy-assessment2019.pdf, highlights a potential role for the District Council in facilitating the identification, assessment and development of sites for renewable energy generation.
39
40
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Mentioning the potential or otherwise for a district heating scheme, which is, like electric vehicles, identified by the Government’s Clean Growth Strategy
41
as a key measure to reduce carbon emissions . It is not clear from the adopted Plan whether or not a district heating scheme would be viable or feasible
in the town centre, but more recently Stroud District’s Renewable Energy Resources Assessment uses heat mapping to demonstrate that it is likely the
most appropriate location in the District to do so, and this should be referenced and considered in policy revision.
Requiring a carbon reduction plan to be submitted as part of a development application for ease of reference by Council officers when determining
applications for development- forming a single, at-a-glance summary of the various methods or means by which developments might be able to reduce
emission
As a final point, recognising that the above requirements will need to be balanced appropriately with their potential impact on statutorily-protected heritage
assets, given the extent of conservation areas and the number of listed buildings in the Plan area.

The policy consists of three sentences in a single paragraph, each seeking a separate objective (renewable energy generation, charging for low-emission
vehicles and electric cycle charging). Its effectiveness would likely be enhanced if it were split into separate paragraphs or clauses, particularly given that the
recommendations in this EBPD are likely to result in the text increasing in length in any case.
As noted above, likely because of the 2012 NPPF pertaining at the time it was adopted, the adopted policy had to use relatively weak language (‘promoted’,
‘should be’, ‘encouraged’) which reduces its effectiveness. The 2019 NPPF, by contrast, justifies firmer text such as ‘should’, ‘require’ and so on- as do, to
lesser extents, the emerging Local Plan and the climate emergency declarations (though the weight to be attached to the declarations is far more arguable in
policy/statutory terms, hence the caveats in Chapter 1 of this report).
The five neighbourhood-plan wide recommendations made in the effectiveness section of the review of Policy AP9a above would also, if implemented, have
significant potential to enhance the effectiveness of policy AP13.
AP13 is informed by a single objective (Page 49) which flows from Themes 4 and 5 (respectively, Enhancing the Environment of the Town Centre and
Creating a Healthier Town Centre) on page 29. There are currently no other relevant objectives that could/should be listed on page 49, but if environmental
sustainability is put centre stage in a refreshed Plan vision as recommended in our review of Policy AP9a, then it is expected that further strategic objectives
relevant to the policy could be formulated and then quoted as a starting point for the policy text.

Conformity check

Policy AP13 as worded has already been found by a Neighbourhood Plan Examiner to meet the Basic Conditions of Neighbourhood Planning and therefore is
in conformity with then-applicable local and national policy. It remains in conformity with the 2019 NPPF; while it goes further than the adopted Local Plan,
this is justifiable given the rapid speed with which national policy on low-carbon and renewable energy has evolved.
The replacement policy, for the reasons described in the main body of the report, will to some extent, form a test case of the extent to which it is possible to
respond to a Climate Emergency declaration and/or achieve short-to-medium term achievement of carbon neutrality within the significant constraint of
ensuring development remains viable. As such, while more restrictive wording is certainly justified in the current policy context, the Town Council should
prepare for a degree of resistance from the development industry on viability grounds and have appropriate regard to sections 1.3.3 and 3.2 of this report
when considering how it might be strengthened.

Conclusion and
recommendations

The declaration of a climate emergency at District and Town levels should be cited as part of the evidence base underpinning the policy and appropriately
referenced in supporting text.
At the time of writing, Stroud’s Draft Local Plan (2019) forms, for the purposes of neighbourhood planning, evidence rather than policy. It has several policies
that align well with and are particularly relevant to AP9a which could therefore be referenced within and inform/or the supporting and/or policy text of its next

41

See https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/700496/clean-growth-strategy-correction-april-2018.pdf
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iteration.
The reference to the 2012 NPPF needs to be replaced by the relevant 2019 NPPF text. There is also potential to cite as supporting evidence further 2019
NPPF text on low-carbon energy generation because it is more exacting in terms of renewable and low-carbon energy. For low emission vehicle charging
facilities, the policy could set out specific requirements. For example, instead of stating ‘charging facilities for plug in vehicles should be provided where
practical’, a minimum percentage should be required.
For local renewable energy generation - as the policy stands, giving support to renewable energy in principle with no further detail has now become a simple
restatement of national policy. As such, significant further, locally specific detail and evidence is needed, such as, for example:
• Requiring stringent minimum energy efficiency standards (for both residential and non-residential development);
• Seeking opportunities to retrofit renewable energy generation to existing development when there is the opportunity to do so through planning
permissions;
• Recognising the importance of the policy cycle, in other words, setting AP13 in the context of the wider process to reduce carbon emissions;
• Clarity in the supporting text on whether community-led renewables infrastructure has ever been trialled in the Neighbourhood Plan area, and if so, what
the outcomes were- and if not, why not;
• Specific infrastructure and/or specific locations suitable for its installation should be mentioned, what the criteria for support would be (if relevant), and
how it might be funded, for example through developer contributions;
• Mentioning the potential or otherwise for a district heating scheme;
• Requiring a carbon reduction plan to be submitted as part of a development application; and
• Recognising that the above requirements will need to be balanced appropriately with their potential impact on statutorily-protected heritage assets.
The policy consists of three sentences in a single paragraph, each seeking a separate objective (renewable energy generation, charging for low-emission
vehicles and electric cycle charging). Its effectiveness would likely be enhanced if it were split into separate paragraphs or clauses, particularly given that the
recommendations in this EBPD are likely to result in the text increasing in length in any case.
The adopted policy had to use relatively weak language (‘promoted’, ‘should be’, ‘encouraged’) which reduces its effectiveness. The 2019 NPPF, by contrast,
justifies firmer text such as ‘should’, ‘require’ and so on.
The five neighbourhood-plan wide recommendations made in the effectiveness section of the review of Policy AP9a above would also, if implemented, have
significant potential to enhance the effectiveness of policy AP13.
As a cautionary point, while more restrictive wording is certainly justified in the current policy context, the Town Council should prepare for a degree of
resistance from the development industry on viability grounds and have appropriate regard to sections 1.3.3 and 3.2 of this report when considering how it
might be strengthened.
In formulating revisions to AP13, the recommendations of this EBPD should be taken into account alongside relevant conclusions from AECOM’s separate
but complementary Design Guidelines report.
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Appendix
policies

2:

Relevant

‘made’ neighbourhood

plan

Alongside the advice presented in this report, the Town Council may find it helpful to refer to the
following neighbourhood plans that have now been ‘made’ or adopted, and many of which AECOM
advised as the neighbourhood planners developed their plans. All of the neighbourhood plans listed
are available online.
‘Made’ neighbourhood plan

Relevant policy/policies

Corresponding Stroud policy

Ashtead Neighbourhood Plan
(adopted 2016)

Policy AS-H2: Balancing the
Housing Mix

AP4- General Housing

Botesdale & Rickinghall
Neighbourhood Plan (adopted
2020)

Policy B&R 9 – Housing Mix

AP4- General Housing

Sid Valley Neighbourhood Plan
(adopted 2020)

Policy 11 – Affordable Housing
within the BUAB

AP4- General Housing

Thurston Neighbourhood Plan
(adopted 2019)

Policy 2 – Meeting Thurston’s
Housing Needs

AP4- General Housing

Kingston Neighbourhood Plan
(adopted 2019)

Policy KNP5 – Housing
Development

AP4- General Housing

Wincanton Neighbourhood Plan Policy 9 – Accessible and
Adaptable Homes

AP4- General Housing

Bridport Neighbourhood Plan
(adopted 2020)

AP9a – General Design
Principles

Policy L2: Biodiversity

Harpenden Neighbourhood Plan Policy ESD14: Trees and
(adopted 2020)
Hedges

AP9a – General Design
Principles

Hazelbury Bryan
Neighbourhood Plan (adopted
2018)

Policy HB5: Locally Distinctive
Development

AP9a – General Design
Principles

Knightsbridge Neighbourhood
Plan (adopted 2018)

Policy KBR 10: Urban Greening AP9a – General Design
Principles

Long Ashton Neighbourhood
Plan (adopted 2016)

Policy LHN1: Provision of welldesigned energy efficient
buildings and places

AP9a – General Design
Principles

Wye Neighbourhood Plan
(adopted 2016)

Policy WNP10: Density and
layout

AP9a – General Design
Principles

Altrincham Town Centre
Neighbourhood Business Plan
2015 to 2030 (adopted 2017)

Policy G- Green Infrastructure

AP9b – Public Realm

East Preston Neighbourhood
Plan (adopted 2015)

Policy 8: Sustainable Drainage

AP9b – Public Realm
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‘Made’ neighbourhood plan

Relevant policy/policies

Corresponding Stroud policy

Poole Quays Forum
Neighbourhood Plan (adopted
2017)

PQF1: Public Realm

AP9b – Public Realm

Ascot, Sunninghill and
Sunningdale Neighbourhood
Plan (adopted 2014)

Policy NP/EN5- Green Corridors AP9b – Public Realm

Woughton Community
Policy WN7 Trees in the Public
Neighbourhood Plan 2017-2031 Realm
(adopted 2017)

AP9b – Public Realm

Much Wenlock Neighbourhood
Plan (adopted 2014)

Policy SCC2

AP13 -Energy

Bourton Neighbourhood Plan
(adopted 2017)

Policy 8: Mitigating and Adapting AP13 -Energy
to Climate Change

Faringdon Neighbourhood Plan
(adopted 2016)

Policy 4.13C: Alternative Energy AP13 -Energy
Schemes

Fernhurst Neighbourhood Plan
(adopted 2016)

Policy EE1: Biomass Energy

AP13 -Energy

Lawrence Weston
Neighbourhood Plan (adopted
2017)

Policy CSF4: Community
infrastructure priorities to be
funded from developer
contributions

AP13- Energy

Knightsbridge Neighbourhood
Plan (adopted 2018)

Policy KBR 36: Renewable
Energy

AP13 -Energy

Malborough Neighbourhood
Policy 13: Support for Small
Plan 2014-2034 (adopted 2018) Scale Renewables and Low
Carbon Energy Schemes

AP13 -Energy

Long Ashton Neighbourhood
Plan (adopted 2016)

AP13 -Energy

Policy LHN 1: Provision of welldesigned energy efficient
buildings and places
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Appendix 3: Resources for neighbourhood planning in a
climate emergency
The following documents are particularly likely to be helpful to neighbourhood planners seeking to
respond to climate emergency declarations by ensuring that environmental sustainability and climate
change mitigation and adaptation take centre stage in their emerging or replacement Neighbourhood
Plans.
•

Centre for Sustainable Energy (CSE’s) ‘How Green Is My Plan?’ toolkits- there are two of them, one for rural
and one for urban/suburban
https://www.cse.org.uk/downloads/reports-and-publications/policy/communityenergy/planning/renewables/how-green-is-my-plan-rural.pdf
https://www.cse.org.uk/downloads/reports-and-publications/policy/communityenergy/planning/renewables/how-green-is-my-plan-urban-suburban.pdf

•

Neighbourhood Planning in A Climate Emergency (TCPA, Esmée Fairbairn Foundation and CSE)- this is a
February 2020 update and expansion of the previous ‘Low-Carbon Neighbourhood Planning’ guidance
published in 2018
https://www.cse.org.uk/downloads/reports-and-publications/policy/planning/renewables/neighbourhoodplanning-in-a-climate-emergency-feb-2020.pdf

•

CSE’s How To Identify Suitable Areas for Onshore Wind Development In Your Neighbourhood Plan
https://www.cse.org.uk/downloads/reports-and-publications/community-energy/planning/neighbourhoodplanning-wind-guidance.pdf

•

Locality’s Neighbourhood Planning for the Environment toolkit, which considers how neighbourhood plans
might consider climate change mitigation and adaptation
https://neighbourhoodplanning.org/wp-content/uploads/Environment-Toolkit-20181220.pdf
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Appendix 4: Further guidance on neighbourhood
planning policy
Further advice can be found in the following places:
•

The full range of technical support packages available through Locality can be found
at: https://neighbourhoodplanning.org/about/technical-support/

•

Advice on writing planning policies is can be found by following the link below:
https://neighbourhoodplanning.org/toolkits-and-guidance/write-planning-policies-neighbourhood-plan/

•

Advice on drafting Neighbourhood Development Orders and bringing forward community-led housing is
available on the Locality website: https://neighbourhoodplanning.org/toolkits-and-guidance/neighbourhooddevelopment-orders-community-right-build-orders/

These best practice toolkits, together with a final health check, which is available free of charge, will
aid the Town Council in ensuring the Plan meets the Basic Conditions that enable a draft plan to
proceed
to
referendum.
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21st January 2020

Mr Simon Maher
Senior Neighbourhood Planning Officer
Stroud District Council
Ebley Mill
Stroud
GL5 4UB

Dear Simon
Application for change in Designation of a Neighbourhood Area for
Stroud Town Parish
Following our meeting on 11th December, 2019, I am writing on behalf of Stroud Town
Council to request a change to the designated Neighbourhood Plan Area for our
forthcoming review of the Neighbourhood Development Plan in 2020-2021.
The changes to the Neighbourhood Area defined by the Town Council are outlined on the
attached map. The area remains wholly within the parish and is the focus for all the
communities within the six wards of the parish.
1. The extension includes three commercial sites, where Tesco’s, Homebase and
Waitrose currently have stores. The retail function of these sites, in close proximity to
the High Street is key in considering regeneration, the economy and employment in the
town. Any changes in the supermarket sector may influence footfall to the town centre
so these locations are identified as important potential development sites.
2. The site currently occupied by Waitrose is already partially included in the plan and the
omission of the main building in the original plan is felt to be an oversight. Gateways
and connectivity are themes in the original plan. In the new plan, the Council would like
to include the car park, the shop and the road intersection which is a gateway to the
town centre for traffic and pedestrians.
3. The Long Ground, which connects two of the aforementioned commercial sites is
identified as a natural corridor to promote and protect biodiversity around the town
centre and a greenspace for health and wellbeing, which is at the heart of the NDP
vision.
4. The Council would also like to include an extension to Development Site ZP2B. The
existing site would not be effective as a development site with the proposed wharf for
the newly developed canal, without the inclusion of an additional small area of land,
shown on the accompanying map.
Stroud Town Council, Thanet House, 58 London Road, Stroud GL5 2AD
Email: council@stroudtown.gov.uk Web: www.stroudtown.gov.uk
Tel: 01453 762817 Fax: 01453 753390

We envisage that the NDP will address more effectively the environmental, social and
economic issues such as employment opportunities, housing needs, infrastructure
requirements, utility services and recreation facilities for the whole community, with the
inclusion of these areas.
I hope that Stroud District Council will contact us immediately with any queries about this
application.
Yours sincerely

Helen Bojaniwska
Town Clerk

STROUD
To w n s i g n a g e p l a n
To w e l c o m e , g u i d e , i n f o r m , e n g a g e a n d c e l e b r a t e

Welcome and arrival signage
Revised and refined designs and costings

Footprint Interpretation Design
f o r S t r o u d To w n C o u n c i l
October 2020

Introduction

This document continues the development work undertaken and
contained in two previous documents, that sought to reach an agreed
design and budget for the provison of Welcome/Arrival signage at key
points in Stroud.
Stroud Town Council have approved the general proposals submitted
earlier in 2020 and now wish to see refined design proposals with final
costings.

Church St Car Park

R1

Side 1
Identifying the location of a main arrival point - car park,
train station.

We l co m e to St ro u d

Welcoming visitors to the town.
Visitors first sighting of the Stroud ‘brand’.

There were specific queries and ideas put forward by the Council which
are addressed here. A preferred colour pallete was requested and a
consideration for double sided signage with relevant content to the
locations of the signs.

G1

In addition, to also take forward, the idea of temporary panels
providing information on events, opportunities for sponsorship, etc.
It is important to understand the function of the welcome/arrival
signage as intended here.
•
•
•
•
•
•

It welcomes people arriving by car and public transport to the
town.
It shows the location of a car park to drivers.
It clearly identifies the name of that car park.
The Stroud brand is introduced, but this is secondary to the
above.
On leaving the car park, visitors have a clear guide to the town
layout and where their car park sits in relation to it.
Visitors are introduced to the town through written content,
which is factual and indisputable.

STROUD

Church St Car Park

Reidentifying the name of the arrival point.

Welcome to Stroud
Ask the people of Stroud what kind of town they live in and you
are likely to get a number of different responses.

Introducing visitors to the town, its attractions and
amenities.

Stratford Park

On a Saturday morning, among the crowds and stalls of the
award winning Farmer’s Market, Stroud is a market town.
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On a walk along Stroud’s historic canal, close to the River Frome,
Stroud’s mills and mill ponds testify to a rich industrial past,
when it was one of the greatest centres for textile production
in the world.
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Map of the town, identifying the current location and
main thoroughfares and sites/buildings of interest.
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On any month throughout the year, this is a festival town. We
like to celebrate the things that are important to us.
Art, music, literature, theatre, the natural world around us and
more.
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In order to reach agreement on this latest design submission, we have
worked on creating a new town map. This allows us to use a colour
pallete that will complement the main signage and provide us with a
new canvas on which to make changes to the approval of Council and
other stakeholders.
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For the purposes of this document we have created a basic map, which
can be populated later through discussion with the Council and others.
While the Council have chosen a preferred palette for the two basic
ground colours, we have shown a few variations on the following
pages. The smallest tweaks can have a real impact on the design and its
affectiveness. There are three permutations for each of the two colours
identified as R1, R2 and R3 and G1, G2 and G3 and identified as such on
the designs.
On the understanding that we intend to revive and use the town’s
traditional logo, contained on the Stroud coat of arms, we have also
shown how this might be used in a number of ways. We have
encapsulated the latest requirements in the two images on the right
and any revised costsings are based on this.

Stroud is also your door to the wonderful Cotswolds landscape
that surrounds it- secret wooded valleys with brook and stream
and high grassland commons with beech clad slopes that make
up the Cotswold escarpment.
Stroud has many faces.

Bo

Addition of a panel that can be fixed temporarily to
promote events, enable sponsorship, etc.

Colour option 1

Brunel Car Park

R1

We l c o m e t o S t r o u d

G1

Colour option 1

STROUD

Church St Car Park

R1

Welcome to Stroud
Ask the people of Stroud what kind of town they live in and you
are likely to get a number of different responses.
Stratford Park

On a Saturday morning, among the crowds and stalls of the
award winning Farmer’s Market, Stroud is a market town.
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Cainscross Road

On any month throughout the year, this is a festival town. We
like to celebrate the things that are important to us.
Art, music, literature, theatre, the natural world around us and
more.
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On a walk along Stroud’s historic canal, close to the River Frome,
Stroud’s mills and mill ponds testify to a rich industrial past,
when it was one of the greatest centres for textile production in
the world.
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Stroud is also your door to the wonderful Cotswolds landscape
that surrounds it- secret wooded valleys with brook and stream
and high grassland commons with beech clad slopes that make
up the Cotswold escarpment.
Stroud has many faces.
Map key

G1
Bo

Map contained in an elipse

Colour option 2

Brunel Car Park

R2

We l co m e to St ro u d

G2

Colour option 2

Stroud

Brunel Car Park

R2

Welcome to Stroud
Ask the people of Stroud what kind of town they live in and you
are likely to get a number of different responses.
Stratford Park

On a walk along Stroud’s historic canal, close to the River Frome,
Stroud’s mills and mill ponds testify to a rich industrial past,
when it was one of the greatest centres for textile production in
the world.
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Stroud is also your door to the wonderful Cotswolds landscape
that surrounds it- secret wooded valleys with brook and stream
and high grassland commons with beech clad slopes that make
up the Cotswold escarpment.
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On any month throughout the year, this is a festival town. We
like to celebrate the things that are important to us.
Art, music, literature, theatre, the natural world around us and
more.
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On a Saturday morning, among the crowds and stalls of the
award winning Farmer’s Market, Stroud is a market town.
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Stroud has many faces.
Each one is welcoming

Map key

G2
Bo

Colour option 3

Brunel Car Park

R3

We l c o m e t o S t r o u d

G3

Colour option 3

Stroud

Brunel Car Park

R2

Welcome to Stroud
Ask the people of Stroud what kind of town they live in and you
are likely to get a number of different responses.
Stratford Park

On a walk along Stroud’s historic canal, close to the River Frome,
Stroud’s mills and mill ponds testify to a rich industrial past,
when it was one of the greatest centres for textile production in
the world.
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Stroud is also your door to the wonderful Cotswolds landscape
that surrounds it- secret wooded valleys with brook and stream
and high grassland commons with beech clad slopes that make
up the Cotswold escarpment.
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On any month throughout the year, this is a festival town. We
like to celebrate the things that are important to us.
Art, music, literature, theatre, the natural world around us and
more.
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On a Saturday morning, among the crowds and stalls of the
award winning Farmer’s Market, Stroud is a market town.
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Stroud has many faces.
Each one is welcoming

Map key

G2
Bo

Colour option 1 with
temporary panel below

Stroud

Brunel Car Park

R1

Welcome to Stroud
Stratford Park
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On a Saturday morning, among the crowds and stalls of the award winning Farmer’s Market, Stroud is a market town.
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On any month throughout the year, this is a festival town. We like to celebrate the
things that are important to us.
Art, music, literature, theatre, the natural world around us and more.
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On a walk along Stroud’s historic canal, close to the River Frome, Stroud’s mills and
mill ponds testify to a rich industrial past, when it was one of the greatest centres
for textile production in the world.
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Ask the people of Stroud what kind of town they live in and you are likely to get a
number of different responses.
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secret wooded valleys with brook and stream and high grassland commons with
beech clad slopes that make up the Cotswold escarpment.
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Stroud has many faces.
Each one is welcoming

Access to the town. There are two options.
Return to the main road from which you entered the car park and turn left.
Walk through the multi storey to your left. Keep right to follow the way to the ground floor of
the Brunel Shopping Precinct. On exiting the precinct turn left.
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Colour option 1
with large Stroud logo

Brunel Car Park

R1

We l c o m e
to
Stroud
G1

Colour option 1
with smaller, understated logo

Brunel Car Park

R1

Welcome to Stroud

G3

Town map

This is the basic map we have
created.
We think it really complement the basic
colour pallete of the signs.
Through disussion with the Council and
other stakeholders this map can be
populated with relevant information
- parking areas, station, parks, main
buildings of interest, etc.
We will need to ensure that any things
we show will be still be relevant in 10
years time.
This map can also be extended
outwards to include other areas beyond
the town that may be necessary for the
interpretation work to come.
G3

Costings

Church St Car Park

Main double-sided panel.
Printed on 10mm satin ecodura (composed
of compressed paper with vandal resistant facing)

£624.00

Side 1
Identifying the location of a main arrival point - car park,
train station.

We l co m e to St ro u d

Welcoming visitors to the town.
Visitors first sighting of the Stroud ‘brand’.

Oak posts x 2 @ £200.00 per pair, to include
routed out groove on inside face to take panels.

£200.00

Various fixings - metal bases for posts, bolts

£220.00

Total for one unit 10mm ecodura

R1

G1

£1044.00

Temporary panel for events, sponsorship
Printed one side only on 5mm primadura

£107.68

All above prices subject to VAT

STROUD

Installation

Ask the people of Stroud what kind of town they live in and you
are likely to get a number of different responses.

Introducing visitors to the town, its attractions and
amenities.

Stratford Park

On a Saturday morning, among the crowds and stalls of the
award winning Farmer’s Market, Stroud is a market town.
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On a walk along Stroud’s historic canal, close to the River Frome,
Stroud’s mills and mill ponds testify to a rich industrial past,
when it was one of the greatest centres for textile production
in the world.
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Map of the town, identifying the current location and
main thoroughfares and sites/buildings of interest.
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On any month throughout the year, this is a festival town. We
like to celebrate the things that are important to us.
Art, music, literature, theatre, the natural world around us and
more.
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£3000.00

Side 2
Reidentifying the name of the arrival point.

Welcome to Stroud

M

Estimate based on best case scenario.
Two men, three days, travel, equipement,
insurance
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Stroud is also your door to the wonderful Cotswolds landscape
that surrounds it- secret wooded valleys with brook and stream
and high grassland commons with beech clad slopes that make
up the Cotswold escarpment.
Stroud has many faces.

Bo

Addition of a panel that can be fixed temporarily to
promote events, enable sponsorship, etc.

PROGRESS REPORT: Signage project – phase 1
For the meeting of the Regeneration Committee on 05/11/2020

RECOMMENDATION
Progress be noted

REPORT

At the previous committee on 20th August 2020 members discussed the town
signage plan developed by Footprint Interpretation Design. Discussion centred on
Phase 1 which comprises the welcome and arrival signage to be placed at the main
points of arrival in the town. Members requested designs should be taken forward
and recommended collaboration with Stroud Station Adoption Group as they had
been offered two signpost panels by GWR. This report updates on progress to date.
The designer has updated designs following feedback (Appendix 1). His report
details the function of the signs, colour palette and provides some illustrative text.
A meeting was held between Steve Roberts (Footprint Interpretation Design),
Hannah McDonnell (Creative Sustainability) and Ally Rood (STC Project Officer) to
discuss compatibility with the Stroud Station Adoption Group signs. Hannah
highlighted that the redevelopment of the canal, now confirmed following funding
approval, may also impact on signage in the town. It was agreed that Hannah would
set up a small focus group who would have the opportunity to comment on the signs
prior to final approval. Kate Montgomery (STC Deputy Clerk) also attended to
highlight a sign being developed by the AONB. The design has been completed, but
the location has yet to be agreed.
Next steps
If members agree with the proposals, the design concepts for the welcome/arrival
signage would be developed further, tweaking the colour palette where necessary.
This would include development and confirmation with members on the content of
the welcome/arrival signage (copy, logos, map annotation, etc). In addition
agreement on any other elements such as QR codes and the inclusion of the smaller
temporary panels and what they would contain. Once the final design is agreed,
Stroud Town Council would be presented with a full size proof of both sides in time
for the February committee. Following this and assuming no major issues, final print
and fabrication could be achieved for installation late March/early April (Easter)
2021.

LEGAL IMPLICATIONS
The Town Council has a specific power to “encourage visitors” under the Local
Government Act 1972 s.144.
Permission will be required from the landowners for the replacement of existing signs
or new installations. The relevant owners are: Network Rail/GWR; Stroud District
Council; and Gloucestershire Highways (to be confirmed).

FINANCIAL AND STAFFING IMPLICATIONS
A budget of £22,500 is available from the NDP project earmarked reserves.

EQUALITY IMPLICATIONS
Accessibility requirements have been taken into account in the designs. See
Appendix 1.

CO2 IMPLICATIONS
See page 40 of Appendix 1.

2020-21 NDP BUDGET
Project

Progress to end September 2020
Description

EXPENDITURE

USE OF
RESERVES

s106

CIL

SDC

Grants/
sponsors.

Loan

PRECEPT

Comments
Realtime Passenger
Information
Car charging points at station
Signage
Station Road
Shopfronts guidance
NDP Review
NDP Review

Bus and train station - match
funding with GWR/GCC
Match funding
Production and installation of
new signage
TRO
Consultancy and consultation
Consultancy and consultation

Cycle parking
Golden Valley Route
Golden Valley Route
TOTAL

£30,000.00
£10,000.00

£29,500.00
£0.00

£0.00
£0.00

£500.00
£0.00

£0.00
£0.00

£0.00
£0.00

£0.00
£0.00

£0.00
£10,000.00

No progress with GWR/GCC
No progress with GWR

£22,500.00
£10,000.00
£7,000.00

£22,500.00
£0.00
£0.00

£0.00
£0.00
£0.00

£0.00
£0.00
£0.00

£0.00
£0.00
£0.00

£0.00
£0.00
£7,000.00

£0.00
£0.00
£0.00

£0.00
£10,000.00
£0.00

£10,000.00
£0.00

£0.00
£0.00

£0.00
£0.00

£0.00
£0.00

£0.00
£0.00

£10,000.00
£0.00

£0.00
£0.00

£0.00
£0.00

£0.00
£0.00
£0.00
£89,500.00

£0.00
£0.00
£0.00
£52,000.00

£0.00
£0.00
£0.00
£0.00

£0.00
£0.00
£0.00
£500.00

£0.00
£0.00
£0.00
£0.00

£0.00
£0.00
£0.00
£17,000.00

£0.00
£0.00
£0.00
£0.00

£0.00
£0.00
£0.00
£20,000.00

Phase 1 signage in progress
On hold
Not progessed
Free consultancy package from
Locality
Pollution monitoring
10% contribution to cycle park at
Stroud
Consultants fee
Purchase of domain name

Source of funding
Projected income
year end

USE OF
RESERVES
£8,728.36

Projected impact on reserve
Opening balance
Use of reserve 2020-21
Closing balance carried forward

s106

CIL

£0.00

SDC

£500.00

£118,179.00
£8,728.36
£109,450.64

Grants/
sponsors.
£0.00

£0.00

Loan

PRECEPT

£0.00

£20,000.00

Expenditure
to end
September
2020

Projected
expenditure
year end

£0.00
£0.00

£0.00
£0.00

£1,800.00
£0.00
£0.00

£14,382.37
£0.00
£0.00

£0.00
£318.00

£0.00
£636.00

£13,000.00
£1,200.00
£9.99
£16,327.99

£13,000.00
£1,200.00
£9.99
£29,228.36

