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1.0 SITE DESCRIPTION AND PROPOSAL 
  
1.1 The application site is 130 Reservoir Road which comprises two addresses: the off-license, 

newsagent and grocery shop on the ground floor known as Hill Stores, and the residential 
flat located on the first floor. The ground-floor unit is currently considered a Class E(a) retail 
use while the first floor is considered a C3 dwellinghouse under the provisions of the CPA 
Use Class Order 1987 (as amended) (UCO). 

  
1.2 
 
 
 
 
 
 
1.3 
 
 

The site is located on the corner of Reservoir Road and Selwyn Road in the Matson, 
Robinswood and White City ward. The front elevation of the shopfront looks out upon 
Selwyn Road and features branded green signage and window displays. Main customer 
access is provided by a door on this elevation. Employee and resident access is also 
possible via a pedestrian gate into a yard at the Selwyn Road side of the building, as well 
as via a gate on the Reservoir Road side. 
 

The surrounding area is primarily residential in nature. Reservoir Road itself is a relatively 
busy main road that runs roughly parallel to the A38 Finlay Road between Eastern Avenue 
and Southern Road. Selwyn Road is a minor residential street which provides through 
access from A38 Finlay Road (but not in the opposite direction) and meets Reservoir Road 
at a T-junction. The site is not located in any of the Local Centres identified in Policy S.12 
of the Gloucester Local Plan, Second Stage Deposit 2002. The Robinswood Hill High 
Landscape Sensitivity Area is located diagonally opposite on the other side of Reservoir 
Road. There is also another Hot Food Takeaway located directly opposite the shopfront at 
Number 42 Selwyn Road (The Hill Fish Shop). 

  
1.4 
 
 
 
 

The application stems from a previous enforcement case (reference 22/00016/ECOU) 
which was triggered by a complaint received on 19th March 2022. This complaint alleged 
that Hill Stores had started serving hot food for consumption off-site and that the installation 
of an extractor unit had proceeded without permission. Gloucester City Council’s previous 
Planning Enforcement Officer recommended on 3rd May 2022 that the proprietors of Hill 



 
 
 
 
 
1.5 
 
 
 
 
 
 
 
 
1.6 
 
 
 
 
 
 
 
 
 
 
 
 
1.7 
 
 
 
 
 
 
 
1.8 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Stores submit a retrospective planning application in order to gain consent for the changes. 
This application is the result of this enforcement process and was received on 11th 
September 2022. 

 

The proposal seeks consent for the change of use of the ground floor unit from Class E(a) 
retail to a mixed use comprised of Sui Generis Hot Food Takeaway and Class E(a) retail. 
Retrospective consent is also sought for the installation of an external extraction flue which 
is mounted to the rear elevation and whose height straddles the ground floor, first floor and 
roof levels. Following amendments to the proposals, a new position and design has been 
proposed for the extraction flue which differs slightly to the flue that has already been 
installed. These alterations have been made based on the recommendations of an acoustic 
report.  
 
Supplementary information submitted with the application stated that Hill Stores were 
serving hot drinks, baked goods and breakfast items for consumption off-site using electric 
equipment before the 2020 Covid Pandemic. This takeaway service was only operated 
during the morning. The applicants state that this service has been on pause since the 
Pandemic, although email correspondence with the agent has indicated that a limited 
takeaway service of pies and coffee is currently in operation during the morning. This 
application seeks consent to launch a more comprehensive takeaway service with 
extended operating hours, a reconfigured and enlarged kitchen area and a greater range of 
hot food available. It is considered that the previous and existing takeaway service is 
ancillary to the Class E retail use. The proposed changes would require a change of use of 
the ground floor unit to a mixed-use comprised of Sui Generis (Hot Food Takeaway) and 
Class E (retail).  
 
Aside from the installation of the extractor flue, all other proposed alterations are internal. 
The proposals include the installation of a kitchen in an area currently used as the shop 
floor. This kitchen would include an induction hob, fridge, deep fat fryers, oven, pizza oven, 
food warmer, a wrapping and dispatch area and a new till.  Email correspondence from the 
agent indicated that the shop and the takeaway would have separate tills but that patrons 
purchasing items from both areas of the shop could complete their entire purchase at one 
till or the other. 
 
The shop currently opens from 7:00 until 21:00. These opening hours will remain the same.  
The previous and existing hot-food takeaway service was/is only operated during the 
morning. The relaunched takeaway service would open from 8:00 until 21:00. Bin storage 
arrangements would remain as they currently are with bins stored in the yard area 
accessed from Selwyn Road as shown on block plan 10068/03. The proposals are not 
expected to result in a change in the number of employees 
 
 
 
 
 
 
 
 
 



 
  

 
2.0 RELEVANT PLANNING HISTORY 
  

 

Application 
Number 

Proposal Decision Decision 
Date    

44/40327/HIST Installation of new shopfront Grant consent 
for a period of 
3 years 

13.04.1977 

44/40329/HIST Two storey extension to form extension to 
shop with living accommodation over 

Approve 
subject to 
conditions 

27.07.1984 

94/03223/FUL Erection of 2 storey and single storey 
extensions at side 

Refuse 26.07.1994 

94/03380/FUL Single storey extension at side and rear Refuse 14.10.1994 

05/00394/FUL External alterations to shopfront and single 
storey extension at rear 

Grant subject 
to conditions 

10.06.2005 

10/01122/FUL Alterations to existing roof to provide 
additional storage space for domestic use. 

Grant consent 
for a period of 
3 years 

14.01.2011 

22/00016/ECOU Enforcement case regarding installation of 
extraction unit 

Store owners 
advised to 
apply for 
retrospective 
permission 

03.05.2022 

 

 

 

 

3.0 POLICY AND GUIDANCE 
  
3.1 The following planning guidance and policies are relevant to the consideration of this 

application: 
  
3.2 National guidance 

National Planning Policy Framework (NPPF) and Planning Practice Guidance 
 

  
3.3 Development Plan 

Gloucester, Cheltenham and Tewkesbury Joint Core Strategy (Adopted 11 December 
2017) 
 

The following policies were considered relevant to the consideration of this application: 

 

SP1 – The need for new development 

SP2 – Distribution of New Development 

SD1 – Employment – Except retail development 

SD3 – Sustainable design and construction 

SD4 – Design requirements 

SD14 – Health and environmental quality 

INF1 –Transport network 



INF2 – Flood Risk Management 

 

  
3.4 City of Gloucester Local Plan (Adopted 14 September 1983) 

The statutory Development Plan for Gloucester includes the partially saved 1983 City of 
Gloucester Local Plan. Paragraph 219 of the NPPF states that ‘…due weight should be given 
to relevant policies in existing plans according to their degree of consistency with this 
framework (the closer the policies in the plan to the policies in the Framework, the greater 
the weight that may be given.’ The majority of the policies in the 1983 Local Plan are out-of-
date and superseded by later planning policy including the NPPF and the Joint Core Strategy. 
None of the saved policies are relevant to the consideration of this application. 

  
3.5 Gloucester City Plan 

The Gloucester City Plan (“City Plan”) delivers the JCS at the local level and provides policies 

addressing local issues and opportunities in the City. It was adopted on 26th January 2023 

and forms the development plan alongside the JCS. The following policies are considered 

relevant to the consideration of this application: 

C4 – Hot food takeaways 

C5 – Air quality 

E4 – Flooding, sustainable drainage and wastewater 

G1 – Sustainable transport and parking 

G2 – Cycling 

G3 – Walking 

  
3.6 Other Planning Policy Documents 

Gloucester Local Plan, Second Stage Deposit 2002  
Regard is also had to the 2002 Revised Deposit Draft Local Plan. This has been subjected 
to two comprehensive periods of public and stakeholder consultation and adopted by the 
Council for development control purposes. The following “day-to-day” development 
management policies, which are not of a strategic nature and broadly accord with the policies 
contained in the NPPF, should be given some weight.  
  
S12 – Local Centres 

  
  
4.0 CONSULTATIONS 

 
  
4.1 Highway Authority 

 
No objection raised.   

  
4.2 Environmental Health Advisor 

Upon initial consultation, Worcestershire Regulatory Services (WRS) expressed concern that 
the commercial kitchen extraction flue would have adverse impact in terms of noise, fumes 
and odours. They recommended that the applicant clarify the location of the fresh inlet fan, 
predicted noise level from the inlet fan, the specification of the proposed extract flue 
silencer(s) and the proposed opening hours. With regards to proposed odour mitigation 



measures, WRS recommended the applicants provide details of the type and volume of the 
proposed carbon filters should be submitted and the plans revised to include fume mitigation 
(bag filters) prior to the carbon filter. 
 
Upon submission of these further details, WRS reiterated that the extraction flue would have 
adverse impacts upon the residents at 130a Reservoir Road, particularly on the bedroom 
closest to Number 130. WRS considered this to be the case even with installation of duct 
attenuators. Their recommendation was that the applicants should either: 
 

a. Demonstrate that the impact would not be adverse, through commission of a 
BS4142:Methods for Rating and Assessing Industrial and Commercial Sound report 

b. Propose an alternative location for the extraction flue 
 
The applicant submitted revised proposals on 24th December 2022 that included a new 
location for the extraction flue.  
 
WRS did not consider that the revised location of the extraction flue satisfactorily addressed 
the issues identified to this point. The extraction flue would therefore not be acceptable in 
terms of noise impacting the neighbouring residential dwelling.  
 
The applicant again submitted revised proposals on 20th February 2023 with amendments 
made according to the recommendations of a noise assessment. Upon reviewing the revised 
proposals, WRS were content that any noise impacts would not result in an unacceptable 
amount of harm. They were also content that any odour as a result of the proposals would 
not be at an unacceptable level subject to the imposition of odour mitigation conditions prior 
to first use/occupation. 
 
Their recommendation is therefore no objection subject to conditions. 

  
4.3 Police 

No comments received. 
  
  
  
5.0 PUBLICITY AND REPRESENTATIONS 
  
5.1 18 neighbouring properties were notified and a site notice was placed on site. 
  
5.2 4 letters of objection were received. The following issues were raised:  

 

• Concern over the proximity of the extraction system to a bedroom window at 130A 
Reservoir Road and the resultant adverse noise impacts 

• Concern that these changes described as ‘proposed’ had already been implemented 

• Concern over a qualitative and qualitative change in vehicle traffic. One objector was 
worried that the proposals would lead to an increase in shop patrons parking their on 
Reservoir Road, Selwyn Road and outside the adjacent dwellings. Their comment 
suggested that increased opening hours may mean that parking congestion continues 
long into the evening, especially if patrons wait for and/or eat their takeaways inside 
their cars. The objector indicated that these changes may not be appropriate for a 
busy T-junction. Another objector noted the potential for accidents to occur from 
vehicles overtaking parked cars at high speed.  

• Concern that waste generated in the preparation of hot food may not be appropriately 
disposed of should permission be granted for an intensified takeaway usage 

• Concern that the introduction of another Hot Food Takeaway to the area was 



undesirable given the proximity of (at least) three other such establishments.  

• Concern that the introduction of a hot food takeaway in this location would result in 
increased litter in the Robinswood Hill High Landscape Sensitivity Area. 

• Concern over disposal of waste oil 

• Concern that an increase in business waste could not be suitably accommodated from 
the rear yard of the site 

  
5.3 12 letters of support were received. The following issues were raised: 

 

• Multiple comments praised the shop for the service it provides for the community, and 
would welcome the availability of hot food in this location.  

• Multiple comments praised the store for its hygiene and were confident that the 
proprietors would be able to dispose of hot food waste appropriately 

• Multiple comments stated that the availability of hot food in such an accessible 
location would be good for the disabled and elderly 

 
  
6.0 OFFICER OPINION 
  
6.1 Legislative background 

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the Local 
Planning Authority to determine planning applications in accordance with the 
Development Plan, unless material considerations indicate otherwise.  

  
6.2 Section 70(2) of the Town and Country Planning Act 1990 (as amended) states that in dealing 

with a planning application, the Local Planning Authority should have regard to the following: 
a) the provisions of the development plan, so far as material to the application; 
b) any local finance considerations, so far as material to the application; and 
any other material considerations. 

  
6.3 The development plan consists of the Gloucester, Cheltenham and Tewkesbury Joint Core 

Strategy (JCS) and the Gloucester City Plan (GCP). It also consists of the partially saved 
1983 City of Gloucester Local Plan. However, as outlined earlier, the 1983 Local Plan is 
considered to be out-of-date. 

  
6.4 It is considered that the main issues with regards to this application are as follows: 
  
 • Principle 

• Design, layout and landscaping 

• Traffic and Transport 

• Residential Amenity 

• Drainage and Flood Risk 

• Economic Considerations 
 

  
6.5 Principle 

The site is located outside of Gloucester City Centre and outside of any Local Centres as 
identified within Policy S.12 of the Gloucester Local Plan, Second Stage Deposit 2002. 
Policies SP1 and SP2 of the JCS indicates a general principle of support for new 
employment-generating development within the existing urban settlements of Gloucester 
and Cheltenham. Policy SD1 states that employment—related development will be 
supported for the redevelopment of land already in employment use. With regards to the 
proposals at 130 Reservoir Road no new employment would be created. However, it is 



considered that the introduction of hot food takeaway at the site would facilitate the 
diversification of the business and may help enable its long-term profitability. 

  
6.6 
 

 

 
 
 

 

Policy C4 of the emerging GCP directly relates to development creating new hot food 
takeaways. It states that: 
 
Proposals for hot food takeaways, including mobile catering units must satisfy the following 
criteria:  

1. The design of the unit, including its ventilation and bin storage would not have a 
significant adverse impact on the visual amenity of the area; and  

2. There would not be a significant adverse impact on the amenities of occupants of 
nearby properties in terms of noise, traffic disturbance, odour, litter, light or hours of 
operation; and 

3. There would not be an unacceptable impact on the surrounding highway network, 
traffic safety or create unacceptable parking issues; and 

4. The proposal incorporates adequate waste storage and disposal facilities; and  
5. There should be a minimum of two non-hot food takeaway units, or at least 10 

metres, between the units, whichever is greater.  
6. Outside of the city centre, district centres and local centres, that the proposal is not 

within 400 metres of any access to a secondary school or college. 
 

6.7 
 

 

 
 
 
 
 
 
 

Each of these criterion has been considered as follows: 
 

1. There would be no external alterations to the unit aside from the extraction flue 
which is already in place. The flue is clearly visible from Reservoir Road and has a 
demonstrably detrimental impact upon the street-scene. I do not consider that the 
visual prominence of the flue is significantly lessened after the latest set of 
amendments. This is discussed at greater length in the design, layout and 
landscaping section of this report.  
 

2. The original proposals were considered wholly unacceptable with regards to their 
impact upon the occupants of nearby properties. Without a noise assessment to 
prove otherwise, WRS predicted that the siting of the flue approximately 3 metres 
from a first-floor bedroom window of 130A Reservoir Road would cause an 
unacceptable degree of harm to neighbouring residents. The submission of revised 
plans did not substantially alter the proximity of the flue to this dwelling; on account 
of this proximity and the noise likely to be generated by the flue, WRS objected to 
the previous set of proposals.  
 
However, following receipt of amended proposals, WRS were content that the 
revised location and design of the extraction flue satisfactorily addressed their 
previous concerns. The recommendations of the acoustic report were incorporated 
into the amended plans. WRS thus raise no objection in terms of noise impacts. This 
is discussed at greater length in the residential amenity section of the report.   
 
The proposals are considered to adequately meet the other stipulations of point 2: 
the operating hours of the takeaway service would be roughly commensurate to 
those of the shop itself and would also be comparable to those at the The Hill Fish 
Shop; the Highways Authority have raised no objection in terms of traffic impacts 
and the site is sustainably located for pedestrian traffic; litter bins are in place on the 
pavement immediately adjacent to both Hill Stores and the takeaway immediately 
opposite; and WRS raised no objection to the proposals in terms of odour impacts 
subject to conditions. 
 



3. The Highways Authority raised no objection to the proposals. It is therefore not 
considered that the proposals would have a significant impact on the surrounding 
highway network. This is discussed at greater length in the traffic and transport 
section of the report. 
 

4. The rear yard accessed from Selwyn Road provides adequate space for the storage 
of waste and would enable its easy collection. Arrangements are already in place for 
the collection of waste and recycling for the shop and food supply business and it 
has not been indicated that there will be any intensification of these arrangements.  
 
One neighbour objection mentioned that an increase in business waste collection 
from the Selwyn Road rear access would be undesirable as this access is directly 
adjacent to the rear access of 130A Reservoir Road, which appears to be used as 
off-street parking for its residents. Regular waste collections involve lorries stopping 
outside this access, occasionally preventing the residents of 130A Reservoir Road 
from using their off-street parking. Given that there is to be no intensification of the 
current arrangements, I do not consider this to be an inadequate system of waste 
storage and collection. 

 
5. Hill Stores is located directly opposite The Hill Fish Shop but the units are 

approximately 27 metres apart. 
 

6. The nearest secondary school is Ribston High which is located over 500 metres 
from Hill Stores. 

 

6.8 It is therefore considered that the proposals do not satisfy criteria 1 of Policy C4. The 
principle of development is therefore found to be unacceptable. 
 

6.9 Design, Layout and Landscaping 
The NPPF states that new residential developments should be of high quality design, 
create attractive places to live, and respond to local character integrating into the local 
environment. Policy SD3 requires all developments to demonstrate how they contribute to 
the principles of sustainability, Policy SD4 sets out requirements for high quality design, 
Policy SD6 requires development to protect or enhance landscape character while Policy 
SD10 requires housing of an appropriate density, compatible with good design, the 
protection of heritage assets, local character and compatible with the road network. Policy 
F1 of the emerging City Plan reiterates the need for new developments to make a positive 
contribution to the locality through high quality architectural detailing, materials and 
finishes. 
 

6.10 The proposal would involve the introduction of a stainless-steel flue on the building’s rear 
elevation, directly opposite the side wall of 130A Reservoir Road. The flue would measure 
4.00 metres from top to bottom, would be approximately 0.65 metres at its widest point and 
would project about 0.70 metres from the rear wall at its maximum extent. The bottom 
section of the flue would be mounted on the rear elevation such that - at its lowest point - it 
would fall just below the point at which the roof of the rear ground-floor extension meets the 
rear wall. From this point, it would project upwards in a straight line reaching a maximum 
height approximately 0.65 metres below the ridge height of the main roof. It would be set 
back approximately 3.5 metres from the side elevation fronting Reservoir Road and about 
3.0 metres from the side elevation of 130A Reservoir Road, the neighbouring residential 
property. The flue would be silver in appearance and would be brushed chrome in finish. 
The proposed flue differs slightly from the existing flue in its shape, orientation and location 
but would use the same external materials. A site visit indicated that this brushed chrome 
finish gives a somewhat reflective sheen. 



 
6.11 Owing to its size, contrasting materials and positioning, the flue would be clearly visible 

from Reservoir Road and to a lesser extent from Selwyn Road too. Aside from Hill Stores 
which is a corner plot, this section of Reservoir Road is entirely residential in character and 
features a mixture of detached and semi-detached dwellings, mostly built in red brick and 
white/cream render. The flue would therefore figure prominently within the street-scene and 
would appear discordant on account of its size and materials. It would have the effect of 
interrupting the relatively regular pattern and spacing of dwellings with a silver, shiny tower. 
One might ordinarily expect such flues to be positioned sensitively, perhaps at a rear 
elevation hidden from the street-scene. As Hill Stores is a corner plot, it is arguable that no 
such location exists that could entirely shield the flue from public view. Nonetheless, its 
positioning on the rear elevation would be manifestly detrimental to the street-scene and 
would impact harmfully upon the character and appearance of the area and the existing 
building. 
 

6.12 Bin storage would be located in the side yard and would not be visible from the street 
scene. Given the above, the proposals are not considered to accord with the NPPF, Policy 
SD4 of the JCS and Policy F1 of the City Plan. 
 

6.13 Traffic and transport 
The NPPF requires that development proposals provide for safe and suitable access for all 
and that development should only be prevented or refused on transport grounds where the 
residual cumulative impacts of development are severe. Policy INF1 of the JCS requires 
safe and accessible connections to the transport network. Policy G1 of the emerging GCP 
sets out the Council’s support for improvements to the sustainable transport system. 
Policies G2 and G3 sets out the Council’s stance in favour of developments that make 
adequate provision for cycling and walking. 
 

6.14 As set out in the ‘Publicity and Representations’ section above, concerns have been raised 
that the parking arrangements currently in place may not be sufficient to accommodate 
changes in vehicle traffic, including an increase in traffic and longer vehicle ‘dwell time’.  
 

6.15 The site is located outside of a local centre in a predominantly residential area. There are 
currently no on-street parking restrictions within the vicinity of the site so patrons tend to 
park on the street. Gloucestershire County Council’s Highways Authority undertook a full 
assessment as part of their role as statutory consultee. They raised no objection to the 
proposals: the site is located in a very sustainable location with good access to public 
transport and all required amenities accessible within an acceptable walk or cycle distance. 
They did not predict a material change in the character and volume of traffic and believe 
that the existing setup is satisfactory. It is therefore considered that the proposal is 
acceptable in accordance with Policy INF1 of the Gloucester, Cheltenham and 
Tewkesbury Joint Core Strategy (2017), the NPPF and Policies G1, G2 and G3 of the 
emerging Gloucester City Plan. 
 

6.16 Residential amenity 
Paragraph 130 (f) of the NPPF sets out that planning decisions should ensure that 
developments create places with a high standard of amenity for existing and future users. 
This is reflected in Policy SD14 of the JCS which requires that new development must 
cause no harm to local amenity including the amenity of neighbouring occupants, and in 
Policy C4 of the GCP. 
 

6.17 As set out in the ‘Publicity and Representations’ section above, concerns have been raised 
about a number of amenity issues. The potential for noise, disturbance and litter resulting 
from the change of use and the change to opening hours was raised by both objectors.  



All neighbour objectors also expressed concern about the impact of noise from the 
extractor flue on the residents at 130A Reservoir Road. One of these comments was 
received from the residents at this house. In its current and proposed state, the flue is 
located approximately 3.0 metres from the nearest window serving a habitable room at 
130A Reservoir Road. 
 

6.18 The concerns raised in terms of noise from the extractor flue are noted and have informed 
a majority of discussions with WRS. WRS expressed concern upon initial consultation. At 
WRS’ request the agent provided additional technical specifications of the flue, and 
subsequently amended proposals featuring a slight relocation of the flue. WRS did not 
consider that this slight relocation of the flue satisfactorily addressed their concerns, and as 
such initially recommended the application be refused on amenity grounds. 
   

6.19 Further opportunity was afforded to the applicants to provide an acoustic report for further 
consultation and assessment. An amended set of proposals were submitted on 20th 
February 2023; this included a relocation and redesign of the extraction system based 
upon the recommendations of the acoustic report. Further consultation and 
correspondence with WRS took place following receipt of these amendments. WRS 
consider that the amended proposals satisfactorily address the noise issues previously 
identified. The amount of harm caused by the extraction flue in terms of noise would not be 
at an unacceptable level. 
 

6.20 WRS also raised no objection to the amended proposals in terms of odour, subject to the 
imposition of conditions requiring submission and LPA approval of the design volumetric 
exhaust flow rate, the volume of the proposed carbon filter and the inclusion of fume filters 
prior to first occupation/use.  
 

6.21 The proposed opening hours of the shop itself will remain unchanged, opening from 7:00 to 
21:30. In its current and previous iterations, the takeaway service inside Hill Stores has 
only been operated during the morning. The relaunched, scaled-up takeaway service 
proposed will be operated from 8:00 until 21:00. These hours are slightly shorter than the 
overall opening hours of Hill Stores, but represent a considerable increase from the 
mornings-only takeaway service. 
 

6.22 This information on opening hours was provided by the agent on the request of WRS, who 
subsequently raised no objection to them. The Hill Fish Shop across Selwyn Road currently 
opens from Tuesdays to Saturdays from 11:30-13:45 and from 16:45 until 20:30. The 
proposed opening hours of the Hill Stores takeaway are roughly commensurate with these 
hours, as well as with those of the shop itself. This extension of takeaway operating hours 
will not result in custom late into the night late into the night and so is not expected to result 
in an unacceptable level of harm for neighbouring residents.  
 

6.23 No objection has been raised from WRS with regards to the potential impact of the 
proposals on litter in the area. There are litter bins immediately adjacent to Hill Stores and 
on the other side of Selwyn Road adjacent to the other Hot Food Takeaway.  
 

6.24 In summary it is considered that – subject to conditions regarding odour mitigation - the 
proposals would not cause an unacceptable degree of harm to neighbouring residents. The 
proposals are considered acceptable with regards to Policy SD14 of the JCS, C4 of the 
emerging GCP and the NPFF.  
 

6.25 Drainage and flood risk 
The NPPF requires that development is directed to the areas at lowest risk of flooding, that 
new development should take the opportunities to reduce the causes or impacts of 



flooding, should not increase flood risk elsewhere and take account of climate change. 
Policy INF2 of the JCS reflects the NPPF, applying a risk based sequential approach, 
requiring new development to contribute to a reduction in flood risk and requiring the use of 
sustainable drainage systems. Policy E4 of the emerging Gloucester City Plan states that 
development shall be safe from flooding and shall not lead to an increase in flood risk 
elsewhere. 
 

6.26 The site is located in Flood zone 1 and so is not at high risk of flooding. The proposal 
would not increase the footprint of the building and it is judged that the application would 
not have a significant impact on drainage or flooding. The proposal can therefore be 
considered acceptable in accordance with Policy INF2 of the JCS and Policy E4 of the 
emerging GCP. 
 
 

6.27 Economic considerations 
The construction phase would support employment opportunities and therefore the 
proposal would have some economic benefit. Further, paragraph 3.1.9 of the JCS identifies 
that it is important to ensure that sufficient housing is made available to support the delivery 
of employment and job growth. In the context of the NPPF advice that ‘significant weight 
should be placed on the need to support economic growth through the planning system’, 
this adds some weight to the case for granting permission. 
 
Conclusion 
This application has been considered in the context of the policies and guidance referred to 
above. The proposal is not consistent with those policies and guidance in terms of design, 
layout and landscaping; the proposal is not acceptable and accordingly it is recommended 
that planning permission be refused. 
 
 

7.0  RECOMMENDATION OF THE HEAD OF PLACE 
That planning permission is REFUSED for the following reason: 
 
1) The proposed development, by virtue of its design, scale and external materials would 
accord unsympathetically with the existing building, the street-scene and the local area. The 
extraction flue would appear oversized in relation to its immediate surroundings as it would 
protrude above the eaves and would reach a maximum height only just below the ridge of 
the main roof. This effect would be heightened by its proximity to the side elevation fronting 
Reservoir Road and to the side elevation of 130A Reservoir Road. Owing to its construction 
in stainless steel – which would appear silver and shiny - it would contrast conspicuously 
with the street-scene, which is characterised largely by dwellings built in red-brick and white 
render. Its positioning on the rear elevation is such that it would be clearly visible from 
Reservoir Road.  An extraction flue of this size, material and position would disrupt the 
regular spacing between dwellings and would appear obtrusive and irregular amongst what 
is an otherwise relatively orderly, regular pattern of development. The proposals are thus in 
contravention of Policy SD4 of the JCS, Policies C4 and F1 of the GCP and the NPFF. 
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APPENDICES 

 

Figure 1 - Location Plan 

 

 

 

 

 

 

 

 

 

 



 

Figure 2 - Block Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Figure 3 - Photos of Extraction flue as currently installed. Photos taken from Reservoir Road 

  



 

Figure 4 - Proposed Elevations showing revised flue design/location 

 

 

 

 

 

 


