Planning application reference S.09/0614/FUL
Proposed Car Park, Newark Park, Wotton-under-Edge

Comments of the Cotswolds Conservation Board

1.
The Cotswolds Conservation Board (‘the Board’) was established by Parliament in 2004.

The Board has two statutory purposes
:

a) to conserve and enhance the natural beauty of the AONB; and

b) To increase the understanding and enjoyment of the special qualities of the AONB.

In fulfilling these roles, the Board has a duty to seek to foster the economic and social well-being of people living in the AONB.

2.
The Board published the Cotswolds AONB Management Plan 2008-13 in April 2008.
 

3. The statutory Management Plan contains the following policies of relevance to this application:

Landscape Policy LP1: That the unique character, tranquillity, and special qualities of the Cotswolds landscape are conserved and enhanced.
Historic Environment Policy HEP1: That change is managed in ways that protect, conserve and enhance the historic environment and the cultural heritage of the AONB.

Development and Transport Policy DTP1: That all Local Development Framework documents and planning decision-making processes will use the following criteria to determine the acceptability of a proposed development in the Cotswolds AONB. Development will:

• be compatible with the distinctive character of the location as described by the relevant landscape character assessment, strategy and guidelines

• incorporate designs and landscaping consistent with the above, respecting the local settlement pattern and building style

• be designed to respect local building styles and materials

• incorporate appropriate sustainability elements and designs

• maintain or improve the existing level of tranquillity

• not have an adverse impact on the local community amenities and services and access to these

• protect, or where possible enhance, biodiversity

• be in accordance with a more sustainable pattern of development, reducing dependence on car travel.
DTP7: That opportunities are taken to promote public transport and reduce the use of private cars.

Enjoying and Exploring Policy: EEP1: That visitors and the tourism industry understand the need for, and support the conservation and enhancement of, the special qualities of the AONB as the key assets upon which tourism in the Cotswolds is based.

4. The Board is also mindful of the following policies in the Stroud Local Plan:

POLICY NE8

Within the Cotswolds AONB, priority will be given to the conservation and enhancement of the natural beauty of the landscape over other considerations, whilst also having regard to the economic and social well-being of the AONB. Development within or affecting the setting of the AONB will only be permitted if all the following criteria are met:

1. The nature, siting and scale are sympathetic to the landscape;

2. The design and materials complement the character of the area; and

3. Important landscape features and trees are retained and appropriate landscaping measures are undertaken.

Major development will not be permitted unless it is demonstrated to be in the national interest and that there is a lack of alternative sites.
POLICY BE12

A proposal for development that affects the setting of a listed building will only be permitted where it preserves the setting of the affected listed building.

POLICY BE15

Development which would lead to the loss of, or cause harm to, the historic character, or setting, of any part of an historic park or garden, will not be permitted.

5. The Board accepts that there are difficulties associated with the current arrangements regarding parking at the property which require addressing for the reasons set out in the applicants’ correspondence. However, the current informal arrangements appear to be causing problems in relation to land management and to some extent the visitor experience. The impact on the landscape and historic assets caused by parking is temporary, and absent when the property is closed.

6. The Board therefore considers that the construction of a permanent 250 space car park, with some hard surfacing, delineated by post and rail fencing, together with the potential installation of a “reception building, ticketing machine and information panels” may not be the best solution to with respect to conserving and enhancing the AONB, which is the primary consideration. The proposal would therefore be contrary to Stroud Local Plan policy NE8.
7. The Board is also concerned that the location of a permanent car park adjacent the garden wall will adversely affect the setting of the listed building, and the registered park of which the garden boundary wall forms part, as does the wall of which a 4m breach is proposed. The proposal would therefore be contrary to Stroud Local Plan policies BE12 and BE15.
8. The Board notes that this proposal is being brought forward in anticipation of a significant increase in visitor numbers as the estate is further developed for recreational activities. The Board considers that the applicant may not be giving due consideration to wider sustainable development issues. The property is in an isolated location, with no public transport provision available or likely. Access is along narrow lanes where significant erosion of verges taking place. The Board suggests that a policy of encouraging greater car borne access to the estate is not appropriate for this property. Instead some form of limiting visitor numbers, perhaps by the use of timed ticketing, as for instance at Chastleton, could be considered.  The current informal parking arrangements, with some further simple land management actions, could then be continued. 
9. If provision of permanent car parking is to be pursued, then a location away from the setting of the listed building and registered Park and Garden should be given consideration. One possible location is adjoining the farm access off Blackquarries Hill, on land within the Trust ownership. Pedestrian access to the property could be gained by the permissive path already created. The distance is not excessive, and reflects the situation at Chastleton. Provision for disabled visitors could be made via the existing access arrangements. Careful landscape design could possibly result in an acceptable modestly sized car park. The advantage of this location, in addition to its negligible impact of the historic assets of the property, would be its availability to users of the adjoining Cotswold Way National trail, even when the property is closed. This proposal would result in much less traffic passing through the historic park, and obviate the need to construct intrusive passing bays with wooden posts on the drive.
10. Should the Council be minded to grant consent for the proposed location, the Board has the following detailed comments on the proposed design:

11. The proposed shelter belt along the garden boundary wall is not appropriate. It would in time obscure the park wall, and the significant clear division between park and garden would be lost.

12. The low post and rail boundary fencing is a visually intrusive suburbanising feature. Consideration should be given to delineating the boundary with a shallow ditch to create a “ha-ha” effect. This would still allow grazing on the car park to take place as is proposed. The posts delineating the permissive path should be deleted as they are visually intrusive. What has to be remembered is that this area of land will frequently be devoid of cars and therefore its visual impact should be minimised.

� Section 87, Countryside and Rights of Way Act 2000.


� http://www.cotswoldsaonb.org.uk/management_plan/conserving.html





