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Purpose of the document 
This Vision Document has been prepared on behalf of 
Mactaggart & Mickel to support the site’s inclusion within  
an allocation in the emerging Joint Core Strategy (JCS)  
for Gloucester, Cheltenham and Tewkesbury.

This Vision Document provides an overview of the site’s 
planning policy background as well as an analysis of its 
wider context. It also provides a more detailed analysis of 
the site and its opportunities, and includes a vision and 
framework plan showing how the site could potentially be 
developed and its overall development capacity.

This Vision Document summarises a number of detailed 
technical reports which will be submitted to the Council 
alongside this document.

Introduction to Mctaggart & Mickel 
Mactaggart & Mickel Ltd are a Scottish based housebuilder 
who celebrated their 85th year of housebuilding in 2010. 
The firm is privately and family owned, with third and fourth 
generation Mickels on the Homes and Groups boards. The 
firm has financial stability, cash reserves and low borrowing 
levels with the banks. Therefore, in 2007/ 2008 with many 
housebuilders and especially PLCs struggling due to the 
economic downturn, Mactaggart & Mickel viewed this as a 
unique opportunity to expand their geographical coverage 
and to enter the English market.

 

Vision for the site 
In developing a vision for the site, Mactaggart  
& Mickel have given consideration to the vision  
and objectives set out in the emerging Core Strategy  
as well as the characteristics of Innsworth and  
the site itself. Their vision is as follows:

Historically, through reviews of local authority development 
plans, Mactaggart & Mickel have a strong and successful 
track record of promoting landholdings they control, to 
come forward for future development, expanding existing 
towns and settlements. Mactaggart & Mickel have been, and 
remain committed to engagement with the planning system.

To help with the promotion of the Pirton Fields site, 
Mactaggart & Mickel has assembled an experienced and 
respected consultant team comprising: Colliers International 
(planning); Broadway Malyan (masterplanning); JMP 
Consultants (transport); Peter Brett Associates (flooding and 
drainage); Peter Richards Partnership (landscape);  
Wessex Archaeology (archaeology); and Nigel Rudd 
Ecology (ecology). 

Introduction to the site 
The site, known as Pirton Fields, is located immediately to 
the south west of the settlement of Innsworth, to the north 
east of the City of Gloucester and within the Borough of 
Tewkesbury. It is bounded immediately to the north and east 
by residential areas, to the south by the B4063, also known 
as Cheltenham Road East (CRE) and to the west by rough 
pasture land. Further west lies the A40 and the outskirts  
of the City of Gloucester’s urban area.

The site covers an area of 19.8 hectares (ha) and  
comprises relatively flat open land which gently slopes 
downwards towards its north western corner. The site is 
shown edged in the red line on the plan opposite.

Pirton Fields offers an exciting opportunity 
to create a modern 21st century new 
neighbourhood and attractive “front door” 
to Innsworth. It will provide much needed 
housing in the area which will be located on 
a key sustainable transport corridor linking 
the site to the major destinations of both 
Gloucester and Cheltenham, lessening the 
need for private car travel.

The site will complement the existing 
community facilities, by providing a small 
local hub at its heart, creating a focal point 
for the new and existing residents, thus 
helping to integrate the site both physically 
and socially from the outset. 

New and attractive open space for adults and 
children alike will further enhance its value 
to the wider community, whilst protecting 
against the future impacts of climate change.

The identity of the site as part of Innsworth  
will be created through an appreciation 
of existing street patterns and housing 
densities, whilst the retention of key view 
corridors to local landmarks such as Tinker’s 
Hill and Gloucester Cathedral help with its 
legibility within the wider context.

Innsworth

The site

A40

Churchdown

Pirton Fields - site boundary

Introduction
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Policy context

Why Pirton Fields?
Pirton Fields provides an immediate opportunity to 
deliver homes within the Joint Core Strategy (JCS) 
area. The site, which forms part of the Churchfields 
strategic allocation identified within the JCS, will fully 
support a strategy which delivers 750 dwellings in 
Gloucester’s wider area.

From the Evidence Base supporting the emerging 
JCS, the site is recognised as being sustainable, 
and it is within this context that the site is promoted 
through the current JCS consultation.

Pirton Fields is considered to be a strategically 
important location for future residential development in 
the JCS area, not least because of the following:

•	 Locationally, the site is very well placed to support 
existing and emerging employment opportunities, 
by virtue of its close and accessible position to 
Gloucester and other employment locations both 
current and aspirational as part of the JCS (such  
as around Gloucestershire Airport)

•	 The site is well placed to utilise existing and  
future public transport opportunities as well as 
walking and cycling routes that feed into the 
principal urban areas and beyond

•	 The broadly urban character of much of the 
surrounding land use influence significantly the 
sustainability of the site for development.

 

Whilst contributing positively to meeting the 
requirements set out by the Council in identifying 
and assessing suitable sites, indications from work 
undertaken so far in support of this promotion suggest 
that the site is very well placed to integrate into the 
surrounding area without placing unacceptable 
pressures upon the existing infrastructure provision.  
Of note, this includes:

•	 Highways and particularly the immediate roads 
network comprising the B4063 (Cheltenham 
Road East) and the adjacent A40 and the access 
requirements to the site in order to facilitate  
such a development 

•	 Water management and sewerage infrastructure on 
site - the capacity of which is being explored. 

Pirton Fields presents an exciting opportunity 
to deliver an urban extension through sensitive 
masterplanning and design creating a good quality 
scheme which can contribute positively to meeting  
the housing requirements of the JCS area early  
on in the plan period.

It is within the context of both existing and  
emerging planning policy that this site is promoted 
within the JCS.

Planning Policy Background
The policy framework is dynamic, but one which is 
supportive of the strategic allocation of appropriate 
and sustainable sites.

The Development Plan, at 2012, comprises  
the following:

•	 Regional Planning Guidance 10 (RPG10)

•	 Gloucestershire County Council Structure Plan - 
Adopted 2nd Review (1991-2011)(saved policies)

•	 Tewkesbury Borough Local Plan  
(Adopted March 2006) – 2011 (saved polices).

Until such time as the regional tier of planning policy 
is formally abolished, RPG10: 1996-2016 (2001), 
remains part of the Development Plan for the JCS 
area. And in respect of this area, it recognises 
Gloucester and Cheltenham as Principal Urban 
Areas (PUA) and the focus for development; and 
where not possible, through urban extensions. 

Whilst not adopted, Draft Revised South West 
Regional Spatial Strategy 2008 (incorporating 
Proposed Changes) (RS) again places emphasis 
on Gloucester and Cheltenham as Strategically 
Significant Towns and Cities (SSCT) to deliver 
development. To deliver homes in the Gloucester 
and Cheltenham Housing Market Area (HMA), 
14,500 dwellings are to be provided in the 
Tewkesbury Borough Council (TBC) areas of search, 
which are areas east and north of Gloucester.  

Joint Core Strategy
A Joint Core Strategy (JCS) is being prepared 
by Gloucester City Council, Cheltenham 
Borough Council and Tewkesbury Borough 
Council. It will cover a twenty year time horizon 
to 2031 – supported by strategic allocations 
and development management policies. 
Individual authorities will then prepare local 
allocations and policies as appropriate.

The current consultation is in respect of 
‘Developing the Preferred Option’ – which 
suggests a number of options as to how best 
to identify and agree the employment and 
housing requirement of the JCS area.  
As it stands, its emerging Vision is “to produce 
a strategy which fosters growth in the  
local economy and provides sufficient homes, 
including affordable homes, in sustainable 
locations, without increasing the risk of 
flooding, or harming high quality landscape, 
whilst maintaining and enhancing the  
separate vitality, identity and character of 
individual settlements”. 

In developing the Preferred Option, four 
residential growth scenarios are being 
consulted upon: 

•	 Scenario A: 16,200 homes (810 dwellings 
per annum), relying on urban capacity, 
existing commitments and an assumption 
of 2,400 additional homes in the rural areas 
of the Tewkesbury Borough

•	 Scenario B: 33,200 homes (1660 dwellings 
per annum), relying on the perceived 
requirement of 36,850 less 10%

•	 Scenario C: 36,850 (1,840 dwellings  
per annum), current local housing  
need projection

•	 Scenario D: 40,500 (2,025 dwellings 
per annum), current local housing need 
projection plus 10%.

 
In identifying strategic allocations, Pirton 
Fields is located within Scenarios B, C and D 
where, it is recognised that sustainable urban 
extensions are required to meet housing 
need across the JCS area in the short term 
(first 10 years) and longer term (over the next 
20 years). Pirton Fields is located within a 
wider strategic allocation of 750 dwellings 
(“Churchdown JCS south strategic allocation”) 
and supported through a draft Strategy Policy 
‘Proposed JCS A – Gloucester Wider Policy 
Area’ as part of a minimum requirement to 
accommodate 13,750 new homes to 2021.

Beyond Phase 1, a second phase of ‘Broad 
Locations’ is seeking to identify development 
need between 2021 and 2031. Two of the 
three ‘Themes’ suggested to deal with this 
place Pirton Fields within a Broad Location 
considered appropriate for meeting the 
residual housing figure following the delivery 
of 29,500 dwellings in Phase 1. 

 
Government guidance is directly relevant to the 
consideration and successful planning of the site. In 
particular: PPS1 – Delivering Sustainable Development 
(2005), which encourages sustainable development in 
development plans; PPG2- Green Belts (2001), which 
identifies the green belt objectives; PPS3 – Housing (2006), 
which seeks to ensure delivery of high quality, accessible 
housing; PPS7 – Sustainable Development in Rural Areas 
(2004) which sets the context for development on the 
fringes of urban areas; PPS9 – Biodiversity and Geological 
Conservation (2005) which supports biodiversity retention; 
PPS12 – Local Development Framework 2008, with the 
mechanisms of plan delivery; PPG13 – Transport (2001), 
which advises on movement and sustainability; PPG17 – 
Planning for Open Space, Sport and Recreation (2002), 
which supports open space provision in development 
schemes; and PPS25 – Development and Flood Risk  
(2006) – which emphasises the importance of managing  
and reducing flood risk through the planning and 
development process.

A National Planning Policy Framework (NPPF), currently in 
draft, seeks to rationalise existing government guidance. 
Its thrust is towards growth – balancing this with wider 
environmental and social issues. 

The Adopted 2nd Review Gloucestershire Structure Plan 
(1991 - 2011)(SP), sets out the policy context for the 
Gloucestershire County Council area (GCC) until it is 
abolished. It requires that demands upon resources are 
managed in a sustainable manner, that the aspirations  
of the residents are met as regards a higher quality of life 
and the economy should be encouraged to prosper.

The adopted Tewkesbury Borough Local Plan (TBCLP) 
adopted 2006, provides development control policies in 
relation to this site – until relevant saved polices are replaced 
through the Core Strategy. The site is located in green belt 
and is not allocated for a specific use. 
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Understanding Innsworth 
and its wider context

Innsworth 
Innsworth lies to the north east of the City of Gloucester  
and north of the A40. It is well know as being the location  
of the headquarters of the Allied Rapid Reaction Corps  
(ARRC) which moved to Innsworth from Germany in 2010. 
Prior to this it was home to an RAF base. The presence 
of the RAF has had a major influence on the settlement’s 
development and large parts of the urban area comprise  
the barracks (known as Imjin Barracks) and the former  
RAF housing to the south.

Adjacent to Innsworth lies the village of Churchdown,  
which straddles the A40, and has two centres - the old 
based around St Andrew’s Church and the new located 
close to St John’s Church.

This section examines the settlement in terms of its historic 
growth, land use and facilities, urban structure and form, 
landscape and wider connections.

The Site

Longlevens
Churchdown

Gloucester Airport

Gloucester City 
Centre

Innsworth

Imjin Barracks
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Understanding Innsworth  
and its wider context

Settlement evolution

The historic evolution of the area is dominated  
by the development of Gloucester which dates 
back to Roman times. By 1880 the city had 
become the major urban settlement in the 
area, connected to the wider region by an 
extensive network of road and rail routes and the 
development of Gloucester Docks.

In 1880, Churchdown can be seen as a small 
settlement to the north east of the city and one 
which developed on the back of its railway 
station, which provided a central stop between 
Cheltenham and Gloucester. Churchdown 
continued to expand through the early part of  
the 20th century, mainly to the south of the  
railway line. 

Whilst Churchdown evolved over a period of time, 
it was only around the middle of the 20th century 
that any development in the area now known as 
Innsworth occurred. Indeed, it was the arrival  
of the Royal Air Force station in 1940 that created 
the catalyst for development in this area and in 
the following years housing to service the station 
was built to the south west. By the late 20th 
century, further housing development had taken 
place in Innsworth, comprising areas of medium 
and lower density family housing. Throughout the 
second half of the 20th century, Churchdown also 
expanded northwards towards what is now  
the A40 and today, the two settlements provide a 
continuous belt of urban development to the north 
east of Gloucester. The development and growth 
of Gloucester Airport and the arrival of the M5 
motorway urbanised this part of the area further.

1880

1930

1990

1900

1950

2012

Key

1880 1930 1970 2012

1900 1950 1990

Gloucester Churchdown

Gloucester

Innsworth

Cheltenham Road East

Tewkesbury Road

A38

A40

A40

A417

M5

Settlement evolution
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Land use

Understanding Innsworth  
and its wider context

Land use

Key

Residential

Site Boundary

Employment

MOD Site

Education

Retail

Food & Drink

Community

Allotments

Golf Course

Open Space

MOD Sports Ground

Both Innsworth and Churchdown  
are largely residential suburbs to  
the city of Gloucester and comprise 
an almost continuous belt of housing 
stretching from Innsworth Lane in  
the west of Innsworth through to 
Oldbury Orchard in the south east  
of Churchdown.

Other major land uses in the area help to support the 
residential population and comprise schools, small 
scale retail and community uses. However, recreation 
space appears to be limited, with Churchdown Park and 
Brickhampton Court the only notable areas of open  
space. A sports ground lies to the south of Imjin Barracks, 
but this is private. The golf course too is for members only  
and demonstrates the possible lack of publicaly accessible 
open space available in the area. The main area of note is  
Tinker’s Hill which lies to the south of Churchdown and  
is a local beauty spot.

The area also contains business parks around the airport,  
as well as in Innsworth on its eastern edge.

The site itself is surrounded on two sides by residential 
development. The southern edge comprises the B4063 
(Cheltenham Road East), whilst the land south of this 
comprises a new fire station, with the adjacent land the 
subject of residential development interest.

A417

A40

A40

Cheltenham Road

Cheltenham 
Road East

Parton Road

M5
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Also within a 10 minute walk of the site are two small local 
shopping parades. The first is located on Kestrel Parade to 
the north west of the site and includes a convenience store, 
hairdresser and a takeaway. The second is located to the 
east of the site in Churchdown on St John’s Avenue and 
includes a convenience store, a newsagent, a dry cleaner 
and a bank. A further convenience store is located to the 
north of the site on Innsworth Lane

Other uses within a 10 minute walk time of the centre of the 
site are a pub (on the junction of Cheltenham Road East and 
Pirton Lane) and a community centre on Rookery Road.

Innsworth, therefore, has a number of elements that make it 
a sustainable location for development. Additional housing 
could help to reinforce this mixed community further.

Understanding Innsworth  
and its wider context

Existing facilities

Allotment

Sport Fields

MOD Sports Ground

Employment

Site Boundary

Park/Recreation Ground

Health Centre

Pharmacy

Supermarket

Local Shop

Food & Drink

Pub

Place of Worship

Community Centre

Nursery

Primary School

Secondary School/College

University

Playground

School Playing Fields

Golf Course

Open Space

Key

Existing facilities

Cheltenham 
Road East

Parton Road

A417

A40

Cheltenham Road
The area contains a number of 
services and facilities to support its 
local population. There are a number 
of schools, with Innsworth being 
home to a nursery, infant, primary and 
junior school all of which are within 
a 10 minute walk (800m) from the 
centre of the site.
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An analysis of the area’s urban structure has been 
undertaken to help understand the key elements that 
underpin it, bond it together and create its identity and 
legibility. These elements generally stay consistent over a 
period of time and are important to understand in terms of 
how the site can sit within this structure in the future.

The key gateway into the area is the major roundabout 
junction between the A40 and Cheltenham Road East. This 
currently provides a poor sense of arrival into Innsworth, 
making the site’s future design of key importance in creating 
a better first impression of the area. The junction between 
Cheltenham Road East and Innsworth Lane is a smaller 
gateway and functions relatively better due to presence of 
community uses including the pub and St John’s Church, 
which both generate activity.

Urban structure

Understanding Innsworth  
and its wider context

Site Boundary

Key Pedestrian Routes

Gateway

Public Right of Way

Local Nodes

Cycle Routes

Focal Point

Defined Edge

Key Buildings

Undefined Edge

Main Approach

Soft Edge

Water Drainage

The local node on the junction of Cheltenham Road East 
and Pirton Lane comprises further active uses including Our 
Lady of Perpetual Succour Church and St Mary’s Catholic 
Primary School. The footpath from Luke Lane to Cheltenham 
Road East, which is the only link from the west, also links 
into this node.

The site is bounded by undefined edges on the north and 
east side which mostly comprises the curtilage of houses.  
In the west, the site is bounded by a hedgerow which 
creates a natural and soft edge to the site.

The area provides very limited local legibility. There are 
few local key landmarks within Innsworth. However, views 
and glimpses of major landmarks in the surrounding area 
are possible. These include Tinker’s Hill which is visible 
from many parts of the site and Gloucester City Centre 
(particularly the hospital and Cathedral).

Gloucestershire 
Royal Hospital 
(2.5km to the 
south west)

Gloucester Cathedral
(3km to the south west)

Tinker’s Hill 
(2km to the 

south)

2

3

1

A40

Pirton Lane

Luke Lane

Cheltenham 
Road East

1. St. John’s Church
2. St. Mary’s Catholic Primary School
3. Our Lady of Perpetual Succour ChurchUrban structure
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Innsworth’s urban fabric largely comprises low-medium 
density housing, dating from the 1950s to the present day. 
Much of the residential urban form comprises two storey 
semi-detached housing, set within medium sized plots.  
The semi-detached housing varies in style, ranging from the 
typologies found in Dancey Road and Parkside Drive (with 
bay windows, garages set back behind the properties and 
large enclosed private front gardens) to the ex RAF housing 
to the north of the site (with relatively plain facades, large 
driveways and almost no delineation between private and 
public green space at the fronts of the properties).

Other notable typologies in the area include: larger detached 
housing to the immediate north of the site and in the area 
to the east of Imjin Barracks; 1990s style terrace and town 
house typologies to the east of the RAF sports ground; 
and pockets of modern, higher density housing in parts of 
Churchdown. However, this higher density housing is not 
typical of the area, as the density analysis (opposite) shows.

Urban fabric  
& form
Understanding Innsworth  
and its wider context

The site’s future housing density needs to be appropriate 
to the surrounding area, whilst also reflecting sustainable 
development patterns. In order to understand the 
surrounding area, four locations have been chosen around 
Innsworth and Churchdown and in close proximity to the site. 
The areas selected reflect the typical housing typologies in 
the area, as well as an example of new housing development 
and help to gain an understanding of what should be 
appropriate on the site. The areas studied include:

•	 The semi-detached housing on Dancey Road

•	 The detached housing on Nicolson Close

•	 The semi-detached housing on Thompson Way

•	 The modern terrace/town housing on Parton Road. 

These locations are all shown on the plan (left).

The density analysis shows a range of between 9 dwellings 
per hectare (dph) for the housing on Nicolson Close, to  
39 dph for the modern housing on Parton Road. However, 
the other two areas show densities of 20 and 22dph and 
typify the general densities across the wider area.

Planning Policy Statement 3 (PPS3) states that housing 
development should seek to use the land efficiently, have 
regard to public transport accessibility (be of a density to 
enable this to be viable) and consider local characteristics. 
Much of the area is characterised by low density housing  
(9-25dph) with Parton Road being an exception. However, 
9-25 dph is not a sustainable density for a modern 
development of this scale, so it is considered that slightly 
higher average density across the site of 30 dph is  
suitable in this instance.

Having explained  
the urban structure, this 
section examines the 
urban fabric. This largely 
comprises the built 
form within the urban 
structure, the detailed 
configurations of which 
do not influence the 
overall pattern of a place 
e.g. building typology 
and density. 

9dph

20dph

22dph

39dph

Nicolson Close

Thompson Way

Dancey Road

Parton Road

1

3

4

2

1

2

3

4

Locations of housing typologies studied
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The site is located to the south  
of Innsworth and to the north east of  
the city of Gloucester. It is surrounded  
by a number of landscape and 
physical features.

Locational context  
and views
Understanding Innsworth  
and its wider context

Key

Site Boundary

Topographic Gradient

260m

<40m

Urban Area

Landmarks

Peaks

Views

Vistas

Rail Station

Gloucester Cathedral

Cooper’s Hill

Crickley Hill

Church Hill

Robins Wood Hill

Tinker’s Hill

Gloucestershire Royal 
Hospital

The dominant landscape feature in the area is Tinker’s 
Hill which lies to the south of Innsworth and Churchdown. 
Tinker’s Hill is a local beauty spot rising to around 150m and 
is very accessible, with a network of Public Rights of Way. It 
forms a natural, albeit relatively distant, backdrop to the site 
when viewed from the site’s northern boundary.

Gloucester city centre is marked by two key landmark 
buildings: Gloucester Cathedral and Gloucestershire Royal 
Hospital. The Cathedral dates back to the 11th century and 
its Gothic architecture can be seen from long distance, 
including from within the site. The hospital building has little 
architectural merit, but again, acts as a landmark and allows 
one to gain their bearings in relation to the city.

Locational context and views
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Innsworth is located close to the strategic road network.  
It is connected to the national motorway network (the M5)  
by the A40, which runs in an east-west direction south of  
the site and links Gloucester with Cheltenham. 

Another key road running through Innsworth is Cheltenham 
Road East (B4063). This runs from the A40/CRE Elmbridge 
roundabout junction to Cheltenham. This road forms the 
southern boundary of the site and forms a key transport 
corridor through the area, comprising a high frequency bus 
route that connects Cheltenham and Gloucester (including 
their respective railway stations).

Other connections include the National Cycle Route (41), 
which runs along Cheltenham Road East. The cycling 
catchment areas (5km) extend from the site and as far as 
Gloucester city centre and the outskirts of Cheltenham.

In terms of walking, a 2km catchment has been mapped 
(based on Planning Policy Guidance13 (Transport) 
guidelines). Walking is the most important mode of travel 
at the local level and offers the greatest potential to replace 
short car trips, particularly under 2km. The catchment covers 
the whole of Innsworth and most of Churchdown as well 
as the area of Longlevens. Innsworth is surrounded by a 
network of Public Rights of Way, particularly to the south 
around the popular local beauty spot of Tinker’s Hill. Other 
key footpaths in and around Innsworth and in close proximity 
to the site are located to its north, helping to provide a direct, 
off road link between Innsworth and Churchdown.

Understanding Innsworth  
and its wider context

Wider connections

A40

A40

M5

Cheltenham 
Road East

Site Boundary

Motorway

Dual Carriageway

Primary Roads

Secondary Roads

Local Distributor

Local Roads

Gloucestershire Way

Public Right of Way

Key Footpaths

Cycle Routes

Key

Site Boundary
5 km Cycle 
Catchment Area
2 km Pedestrian 
Catchment Area

Cycle/Pedestrian Route - On Road

Cycle/Pedestrian Route - Traffic Free

Key

Wider connections

Pedestrian and cycle catchments
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The site extends to an area of 19.8 ha and is bounded by 
housing to the north and east. Land to the south and west 
comprises open fields. Cheltenham Road East runs along 
the southern boundary, whilst a line of overhead power 
cables runs in a south east – north west direction on land to 
the west. The northern, western and southern boundaries 
are also defined by hedgerows. In addition, ditches run 
along the northern and western boundaries.

The site is relatively flat, with a gentle slope towards the 
west, at a gradient of around 1 in 130. Ground levels range 
from 20m AOD at the eastern boundary down to 15m  
AOD in the west. 

The site

Understanding the site

Access & movement

JMP Consultants has produced a 
Transport Appraisal to consider the  
site’s accessibility and opportunities.

This section focuses in on the Pirton 
Fields site, identifies the opportunities 
and responds positively to constraints 
that will influence the site masterplan. 
It covers technical aspects including 
access and movement, ecology, 
archaeology, flood risk and drainage, 
landscape and open space and 
community infrastructure.

Within the context of highways and transportation, the 
location of the site, the extent of the site boundary, and the 
design of neighbouring residential and highway layouts 
is such that the site lends itself well as an extension to 
Innsworth/Churchdown. 

The site sits alongside the Cheltenham Road East transport 
corridor that connects the Parish of Churchdown with 
Gloucester. National Cycle Route 41 runs off road, on a 
shared foot / cycle way, along Cheltenham Road East. This 
route provides direct access to the wider Gloucestershire 
cycle network to the south of the site and enables 
continuous cycling on national and local cycle routes. 

This transport corridor supports a high frequency bus 
service (Stage Coach service 94) that connects the site 
with locations including the Government Communications 
Headquarters (GCHQ), Gloucestershire Royal Hospital and 
the Oxtalls Campus of the University of Gloucester.

Direct and convenient access to the bus stops on 
Cheltenham Road East is available. These bus stops are 
comfortably within 400m of the site boundary. 

Potential access can be taken off of Cheltenham Road  
East. This will form the main vehicular access to the site.  
A potential junction design is shown (below, left). A further 
access could be taken from Parkside Drive. Both access 
points are shown on the plan (above, left).

Access from the site to the wider highway network is via 
Cheltenham Road East and the A40 junction at Elmbridge 
Court Roundabout. This roundabout forms part of the 
Elmbridge Court Major Scheme Bid (MSB) improvement 
scheme for which Gloucestershire County Council (GCC) 
secured full funding in December 2011. It is understood that 
preliminary design assessment by GCC has considered 
future growth within the Joint Core Strategy Area to 2026. 
As a consequence of this the broad allocation of dwellings 
at the Pirton Fields site has been considered within the 
context of accommodating traffic growth at this interchange. 
Furthermore it has been confirmed through consultation with 
GCC that the development of the Pirton Fields site is not 
restricted by the delivery programme (scheme completion 
due September 2015) of the Elmbridge Court MSB.

Site Boundary New Primary Link Existing Footpath

New Primary Access New Secondary Link Existing Cycle Route

New Secondary Access Public Right of Way New Green Walking and Cycling Route

Key

A40

A40

Cheltenham 
Road East

Parkside Drive

Understanding the site

Site boundary Site levels Potential junction into CRE

Site access
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Understanding the site

Ecology & 
archaeology

Chelthenham 
Road East

Site Boundary

Existing Trees

Roadside Planting

Existing Hedgerows

Scrubland

Key

Ecology
A Phase 1 Habitat Survey was carried out by  
Nigel Rudd Ecology Ltd in June 2011.

The land was surveyed and confirmed 5 habitat types:

•	 Scattered scrub (centre north of field) which 
offers some cover, feeding and nesting 
opportunity but is unexceptional and has a very 
Local habitat value

•	 Natural grassland (west boundary and centre 
of site) which offers limited nesting and feeding 
opportunities for birds and has a very local 
habitat value

•	 Running water (north and west boundary of 
site) which is a valuable habitat to wildlife and 
therefore local habitat value

•	 Arable land (majority of the site) which is species 
poor and fragile therefore having negligible 
habitat value

•	 Hedge with trees (three boundaries of site), which 
is connected to the stream corridors and a wide 
hedgerow network – it has a local habitat value. 

There is no exceptional habitat on the site, with 
much of the land (arable) resulting in the habitat 
value being significantly compromised.

There was no clear evidence of protected  
species using the land but it is assumed that bats 
forage along the northwest and south boundaries.  
In summary:

•	 There is only limited bat roost potential amongst 
the trees on the northern edge but some possible 
foraging potential along the northwest and south 
boundaries. No good forage potential on site 
other than boundaries

•	 No badgers were recorded on the site  
or within 50m of the site 
 

•	 No evidence of water voles or otters using  
the streams. The specific habitat on site  
is not ideal to either species

•	 No suitable newt breeding habitat on the land.

Recorded data suggests that:

•	 Bats have been recorded within 5km of the site

•	 Badgers have been recorded more than 3km  
to the north of the site

•	 Water voles recorded within 1km of the  
site (1970s data)

•	 Great Crested Newts recorded within  
1km of the site.

Overall, the development of the site for residential 
use would result in a loss of arable land and  
small amounts of neutral grassland. However, 
boundary habitats would remain intact. 
Considerations are:

•	 Tree and shrub planting as part of the 
development will boost habitat value

•	 Possible use of SUDS may yield opportunity  
for standing water habitat creation

•	 Retention of trees and hedge on boundaries  
will safeguard existing habitat links – extensions 
to this will create public open space for 
biodiversity enhancement

•	 Introduction of gardens on a large proportion 
of the land will potentially improve biodiversity 
habitat of land and will support habitats more 
diverse than presently seen.

In conclusion the habitat resource of the land 
is unexceptional and habitats found are poor 
examples of their type. The loss of this arable land 
to residential use will not have a significant adverse 
impact on local ecology. 

Archaeology 
To inform the Vision Document, an archaeological 
desk-based assessment of the site has been 
undertaken by Wessex Archaeology drawing from 
site information held by the Gloucestershire Historic 
Environment Record, the National Monuments 
Record and the Gloucester Records Office.  This 
was studied in combination with additional historic 
mapping, aerial photographs, military records and a 
site walkover survey.

The assessment concluded that the site contains no 
designated heritage assets. 

Historically, the site lay within a rural hinterland 
associated with Roman Gloucester (colonia Nervia 
Glevensium), and from the early medieval period 
(c. AD1100) onwards, with the settlement of 
Churchdown. Although no archaeological evidence 
from these periods has been recorded within the site 
to date, there is a possibility that features relating 
to agrarian practice, such as boundary ditches, 
enclosures or temporary field structures may  
be present.

The only archaeological feature known to survive 
comprises the poorly preserved and demolished 
remains of a Second World War heavy anti-aircraft 
battery – affected by the large scale and relatively 
recent realignment of the Cheltenham Road East 
which resulted in the destruction and removal of 
much of the original battery facilities.  The remaining 
visible elements indicate the location of a command 
post, barracks, a small section of an access 
road and low earthworks. The poorly preserved 
remains on the site are not considered to be of 
archaeological value.

The site’s ecology and archaeology 
have been assessed and the main 
findings are summarised below.

Ecology
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A Landscape and Visual Appraisal of the site has 
been carried out by The Richards Partnership. The 
key element of this appraisal report are set out below.

The site is not crossed or bordered by any public 
rights of way and it contains no landscape features 
of any particular merit or significance. Vegetation is 
largely limited to hedgerow and tree planting around 
the site’s southern, western and northern boundaries. 
Two small watercourses flow north-westwards along 
the site’s western and northern boundaries, meeting 
at the site’s north-west corner. 

In visual terms the site is surprisingly well contained 
from public and residential viewpoints along the  
A40, from Gloucester a short distance to the 
west, from the A40 to the west and from low level 
viewpoints in the adjoining landscape. In those 
snatched views in which the site can be seen from 
the A40 to the west it is seen within the urban context 
of Innsworth and Gloucester.

The notable high ground within the area is Tinker’s 
Hill/ Churchdown Hill approximately 2 kms to the 
south-east of the site. From the upper, north-west 
facing slopes of this hill walkers are afforded elevated 
panoramic views over Gloucester, Innsworth and 
Churchdown. In these views the site is discernible, 
albeit it sits within a strong urban context with urban 
form behind and to its side and with some built 
development in the form of A417/A40 roundabout 
office complex and the Community Fire Station on 
Cheltenham Road East, which is nearing completion. 
In landscape and urban character terms the site has 
a strong urban context provided by:

•	 The busy, noisy and well-lit A40 to the west  
and south

•	 The Bristol to Birmingham main railway line, 
approximately 800 metres to the south east

•	 The busy Cheltenham Road East immediately  
to the south of the site

•	 Residential urban development along its northern 
and eastern boundaries

•	 High voltage transmission lines and pylons 
running in a north south direction in between the 
site and the A40 to the west of the site.

These urban influences diminish significantly as one 
travels southwards towards Tinker’s Hill/Churchdown 
Hill, the character and visual amenity of which are 
recognised in the area’s designation as a Special 
Landscape Area.

The Gloucestershire Landscape Character 
Assessment identifies the site as being situated within 
the “Settled Unwooded Vale – SV6B” landscape type. 
The assessment undertaken in preparation of this 
report generally concurs with the SV6B landscape 
characteristics, but it should be noted the SV6B 
covers a significantly larger area than the study site 
and as such many of the countryside characteristics 
noted are not present at Pirton Fields which is 
significantly more urban in character than the wider 
SV6B character area.

Should the site come forward as a sustainable 
location to meet identified housing supply, the most 
significant landscape planning consideration is likely 
to be its present inclusion within the Cheltenham and 
Gloucester Green Belt.  In support of the Regional 
Spatial Strategy the Gloucester and Cheltenham 
Joint Core Strategy examined the sustainability 
merits of potential sites in the Joint Core Strategy 
Report produced by AMEC in September 2011. This 
report and assessment broke up the Green Belt 
land between Cheltenham and Gloucester into 48 
segments against which each was tested against 
purposes of Green Belt as laid out in PPG2  
(and the draft NPPF) and a number of other 
additional material considerations. The Pirton Fields 
site was considered within a slightly larger area; 
NW4. Whilst NW4 scored favourably in the cluster,  
its two red ‘traffic lights’ against were:

•	 Purpose 1 – ‘Check the uncontrolled sprawl’.

•	 Purpose 2 – ‘Prevent nearby towns from  
merging into one another’

With regards Purpose 1, it is considered that the 
landscape and visual appraisal work in support of the 
site does not support the JCS Report findings that 
development on Pirton Fields would be ‘unrestricted 
sprawl’. Given the Site’s position/context with built 
up urban form to the east, north and west and strong 
urban defendable boundaries in the form of the A40 
and a EA flood zone to the south, it is considered 

that the development of Pirton Fields would be 
best described as coherent ‘infill’ development not, 
‘irregular’ or straggling development out into  
open countryside. 

With regards PPG2 Purpose 2 – ‘preventing nearby 
towns from merging into one another’, development 
at Pirton Fields would provide a coherent piece 
of infill development between Churchdown and 
Gloucester, but it would have no impact on the 
sensitive gap between Cheltenham and Gloucester, 
around Staverton Airport and the M5 corridor.

As noted in the landscape and visual appraisal, 
the site’s contribution to the Green Belt is further 
diminished when one considers the ‘additional 
considerations’ identified and used in the Joint Core 
Strategy study, namely:

•	 The Pirton Fields proximity and relationship  
to the built up area

•	 The degree of enclosure provide by surrounding 
urban form and the site’s visual containment from 
Gloucester and the A40

•	 The Pirton Fields limited relationship to the open 
countryside to the south, beyond the Cheltenham 
Road East and the A40

These points, and the landscape and visual 
appraisals are confirmed in the JCS Broad Location 
Report October 2011 which states;

•	 “it [the Pirton Fields site] is highly fragmented by 
infrastructure, housing and changes in land use - 
resulting in a lack of visual cohesion.”

•	 “this land has the potential to be easily integrated 
with the built area of Innsworth and Churchdown”

The site’s potential suitability for development was 
reaffirmed in the subsequent JCS Initial Sustainability 
Appraisal Summary Report, December 2011  
which states;

“if the site (G9) could be developed without 
encroaching on the designated important green 
space [the private sports fields to the north-east  
of Pirton Fields] and masterplanned to retain  
some green and visual divide between the 
settlement, it may be one of the most suitable 
peripheral broad locations”.

Understanding the site

Landscape

Green Belt assessment areas
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Flood risk
Overall, there are no records of surface water 
flooding at the site; however fluvial (river) flooding 
is more complex and will require further technical 
analysis to fully understand the flood risk to the site. 

Environment Agency (EA) flood maps show that 
the site lies entirely within Flood Zone 1, which is 
defined by Planning Policy Statement 25 (PPS25) as 
land having less than a 1 in 1,000 annual probability 
of river or sea flooding.

Gloucester, Cheltenham and Tewksbury published a 
Level 1 Strategic Flood Risk Assessment (SFRA) in 
September 2008 providing an initial assessment of 
flood risk across the whole Joint Core Strategy area. 
This was followed by a Level 2 SFRA in October 
2011 providing a detailed assessment of multiple 
flood sources within the Joint Core Strategy area 
(areas that at the time of the report were allocated as 
potential development sites).

The SFRA level 2 report includes maps showing 
both present-day extreme flood outlines and those 
modified for the predicted impacts of climate change 
for various sites which were selected based on 
the SFRA level 1 and on the likelihood for future 
development (based on the South West RSS). The 
site at Pirton fields is not one of the selected sites, 
however, is it included in the area of assessment for 
a site to the north of Innsworth.

The assessment modelled the flood extents of the 
Hatherly and Horsbere Brooks and shows a small 
amount of flooding at the southern and western 
corners of the site, mapping is not extensive enough 
to assess the flood routing.

 
For the purposes of this assessment, the flood 
extents shown in the SFRA Level 2 report have been 
used to inform the masterplan. Further modelling  
will be required to accurately define the flood zones 
in order to support any Flood Risk Assessment  
and application. 

Surface water drainage
The Building Regulations, Part H, specify a 
sequential approach for disposal of surface water 
from development as follows: discharge to ground 
by means of infiltration; discharge to a watercourse, 
or if the aforementioned are not viable; discharge  
to a sewer.

The desk study process shows that the site is 
unlikely to offer infiltration potential and so the 
development, which naturally drains towards the 
northern and western streams, will be designed to 
discharge to the water courses.

As a greenfield site, and particularly in view of 
the need to protect water quality downstream, 
the surface water management strategy for the 
development should include SuDS features with 
water treatment capability. There is a wide range of 
SuDS techniques that could be incorporated at this 
site including but not limited to the following:

•	 Green roofs and walls
•	 Rainwater harvesting
•	 Infiltration / detention basins
•	 Ponds and wetland areas
•	 Swales and ditches
•	 Bioretention areas and filter strips
•	 Permeable pavements
•	 Designated above-ground storage areas such  

as car parks and public open space.

Foul water drainage
Asset location plans were obtained from Severn 
Trent Water (STW). These plans show two 450mm 
diameter public foul sewers and a 225 diameter 
combined sewer within the site boundary.

STW require that for existing or diverted sewer 
alignments, public sewers between 300mm and 
1000mm diameter must be provided with protective 
strips 10 meters wide centred on the sewer. Public 
sewers of less than 225mm diameter require strips 
of 5 meters wide, centred on the sewer.

STW has confirmed that the foul water pipes can  
be repositioned on site if required.

Existing water courses
The two existing watercourses running along 
the western and northern site boundaries will 
also require a buffer zone understood to be 8m 
from the top of the bank. This area is needed to 
enable vehicular access along the length of the 
watercourses, should any maintenance be required. 
However, it is understood that within this buffer  
zone, river side tree planting is allowed.

Understanding the site

Flood risk and drainage

A flood risk and drainage site appraisal has been 
carried out by Peter Brett Associates LLP. The main 
findings of this report are summarised below.

Site Boundary Site Sewage Pipe and Easement Area

Flood Zone 2 Drain Ditches and Easement Area

Flood Zone 3

Key

Flood risk and drainage
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Open space
Whilst it is considered that the predominant land use on  
the site will comprise residential development, it will 
also need to provide further open space and community 
infrastructure to ensure that it not only provides a 
sustainable community for its future residents, but also  
those in the surrounding area today. 

With regard to open space, the emerging Core Strategy 
does not provide any standards. However, discussions with 
officers in the planning policy team have indicated that  
the existing adopted Local Plan for Tewkesbury has a 
number of saved policies, including one setting out outdoor 
play space. This policy (RCN 1) requires play space based 
on the following standard:

Overall play space: 2.4ha per 1,000 people

This is split as follows:
•	 Youth and adult use: 1.6ha - 1.8ha 
•	 Children’s formal playspace: 0.2ha - 0.3ha
•	 Children’s informal playspace: 0.4ha - 0.5ha

Therefore, based on 2.4ha/1,000 people, a site of 500 
dwellings would generate a residential population of 1,130 
people (based on the average household size in Tewkesbury 
of 2.26 people/dwelling). This level of population would 
require the following formal playspace provision:

•	 Youth and adult use: 1.81ha 
•	 Children’s formal/informal playspace: 0.90ha

Total: 2.71ha

It is assumed for the purposes of this exercise that the youth 
and adult play space will need to accommodate a couple 
of adult sports pitches, so would need to be arranged 
to accommodate this. The children’s play space could 
accommodate Local Areas of Play (LAP), Local Equipped 
Areas of Play (LEAP) or even a Neighbourhood Equipped 
Area of Play (NEAP). These could potentially be in two 
locations within the site.

Understanding the site

Open spaces and 
community infrastructure

Community infrastructure
Local shops and facilities are accessible from the site  
being within 800m/10 minutes walk. Mactaggart & Mickel 
is keen to build upon the site’s sustainable credentials and 
give the development a “heart”. The Princes Foundation  
set out a series of good planning and place-making 
principles that add value to communities, including the five 
minute pint test – i.e. people should be able to get a pint  
of milk or beer within five minutes of their house.

Therefore, it is considered that provision for small scale 
local facilities e.g. corner shop, community centre should be 
provided for within the site. This will be able to serve both 
the new and existing residents in the area.
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In summary, the key site issues are shown on the plan  
(left) and are as follows:

•	 Area of land in the south west and west of the site  
within Flood Zone 2

•	 Three sewer alignments running beneath the site with 
easement zones of between 5m and 10m

•	 Ditches running on the northern and western edges of 
the site with 8m “no build buffer zones, measured from 
the top of the bank

•	 Existing vegetation around the periphery of the site. 
Further vegetation within the site - although neither has 
any important ecological value

•	 Exposed backs of existing residential properties facing 
into the site in the east.

Other constraints outside the site boundaries,  
but important to consider are:

•	 Overhead power cables on land to the west

•	 Inaccessible open space to the north east of the site 
(privately owned by the MoD).

In summary, the key site opportunities are shown  
on the plan below and are as follows:

•	 Vehicular access opportunities from both Cheltenham 
Road East and Parkside Drive, could help to create a 
permeable layout

•	 Key views from site to major landmarks of Tinker’s Hill 
and Gloucester City centre (Gloucester Cathedral)

•	 Existing sewer alignments can be used to help structure 
the site’s layout. Opportunity to move south western 
alignment to fit within new road network

•	 Opportunities to create green edges to the  
development, along the watercourses. Helps to  
provide an improved setting for the existing  
footpath along the northern boundary

•	 Opportunity to utilise the areas within the flood  
zone for open space, particularly the south western 
part of the site where the larger floodplain could 
accommodate sports pitches

•	 Potential for a local hub at the centre of the site, 
accessible to new and existing residents in the area.  
A central location will ensure that the hub is within a  
5 minute walk from any part of the site

•	 Opportunity to ensure that the development is outward 
looking and part of Innsworth by creating frontages 
facing out towards the edges of the site.

Understanding the site Understanding the site

Summary of analysis Opportunities

Key

Site Boundary

Existing Vegetation

Back of Houses

Scrubland

MOD Sports Field Power Lines

PylonsSewage Pipe

Flood Zone 2

Drainage Ditch

Drainage Ditch  
Easement Area

Flood Zone 3

Key Buildings

Footpath

Fence

Watercourse

Key

Site Boundary Drainage Ditches

New Open Spaces Key Buildings

New Primary Link Access Points

New Green Walking & 
Cycling Route

New Secondary Link Frontages

Public Right of Way Local Hub

Existing Footpath
Arrival Node

Existing Cycle Route

Views and Vistas

Cheltenham 
Road East

Parkside Drive

Analysis Opportunities
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Vision 
Mactaggart & Mickel’s vision for the site has been developed 
with an appreciation of the vision as set out in the Joint Core 
Strategy as well as the characteristics of the place and the 
site’s attributes. The vision is as follows:

Design principles 

In order to translate the vision for 
the site into a masterplan, a series 
of design principles have been 
established and these are shown  
in the diagrams (left).
1. Local hub/central boulevard – the local hub  

should be placed at the heart of the site to ensure 
that it is accessible to the whole of the development 
as well as the residents in the surrounding 
communities. Its central location ensures it is within 
a 5 minute walk of the entire site.

2. Views – two key viewing corridors should, where 
possible, be safeguarded. The first is the view from 
the site southwards towards Tinker’s Hill and the 
second is the view from the end of Parkside Drive 
towards the distant landmarks of the city centre.

3. Vehicular access points – the main access point 
should be taken at the centre of the site off of 
Cheltenham Road East. This not only provides a 
boulevard/avenue through the centre of the site, 
connecting to the local hub, but also retains the view 
from the site towards Tinker’s Hill. A second access 
point has been added to ensure permeability. This is 
from Parkside Drive and allows connectivity into the 
adjacent residential area as well as protecting the 
view corridor towards Gloucester.

4. Underground infrastructure alignments – the 
site currently has three sewers running below 
the surface, all with easements. Whilst the south 
western alignment will be realigned, the northern 
east-west alignment and the eastern north-south 
alignments will be retained in their current position. 
Streets are a suitable land use within the sewer 
easements and, therefore, the alignments will 
help to structure part of the road network and the 
adjacent blocks.

5. Ditches – the site has two ditches, one on the 
northern boundary and the other on the western 
boundary. These will both require an 8m access 
buffer measured from the top of the bank. No 
development can take place within these buffers, 
though tree planting is acceptable, as long as 
vehicular access can be maintained.

6. Open spaces and water attenuation measures 
– the SFRA 2 suggests that part of the site lies 
within flood zone 2. Although certain forms of 
development, including residential, are allowed 
within this zone, it has been minimised for the 
purposes of this masterplan. Instead, these areas 
have been utilised for the required open spaces 
within the site. Water attenuation measures 
(depressions in the land to allow the storage of 
excess flood water) have also been provided 
outside of the flood zone.

Vision and design 
principles

This section brings together the 
analysis and uses it to create a vision 
for the site. In order to translate the 
vision to a masterplan design, a set 
of simple design principles have been 
established which then underpin 
the framework masterplan layout 
later in this section. The framework 
masterplan is then supported by a 
land use budget.

Pirton Fields offers an exciting opportunity 
to create a modern 21st century new 
neighbourhood and attractive “front door” to 
Innsworth. It will provide much needed housing 
in the area which is located on a key sustainable 
transport corridor linking the site to the major 
destinations of both Gloucester and Cheltenham, 
lessening the need for private car travel.

The site will complement the existing community 
facilities, by providing a small local centre at 
its heart, creating a focal point for the new and 
existing residents, thus helping to integrate the 
site both physically and socially from the outset. 
New and attractive open space for adults and 
children alike will further enhance its value to the 
wider community, whilst protecting against the 
future impacts of climate change.

The identity of the site as part of Innsworth will 
be created through an appreciation of existing 
street patterns and housing densities, whilst the 
retention of key view corridors to local landmarks 
such as Tinker’s Hill and Gloucester Cathedral 
help with its legibility within its wider context.

1

3

5

2

4

6

Vision and design 
concept
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Framework plan
The key features of the framework plan are:

Built form
•	 A perimeter block structure layout across the site,  

thus creating public frontages and private backs to  
the buildings

•	 The rounding off of existing blocks in both Dancey Road 
and Parkside Drive, to also create robust perimeter blocks.

Land uses
•	 Predominantly residential development with an average 

density of 30 dph

•	 A small local hub (potentially comprising a corner shop/ 
community centre) at the heart of the development

•	 Adult formal playspace in the south west corner of the 
site – designed to accommodate at least two playing 
pitches and an area of flood attenuation

•	 Two further green spaces, suitable to accommodate 
children’s play areas. The first is set in the north 
western corner with views across the adjacent field 
and potentially accessible to the community to the 
north. This is overlooked by the adjacent housing and 
also accommodates water attenuation measures. The 
second is on the northern fringe, again overlooked by 
housing and on a quieter residential street. This also can 
accommodate flood attenuation measures.

Vision and design 
concept

Framework plan and 
land use budget

Movement
•	 A permeable network of streets that connect into the 

existing road pattern to the east and structured around  
a south east/ north west aligned central avenue.  
Two of the streets run along the alignments of the 
underground sewers

•	 The design incorporates two pedestrian / cycle  
access points onto Cheltenham Road East and provision 
of pedestrian and cycle access from Parkside Drive  
to the north

•	 There is potential to bring the cycle route off line  
and through the site along Cheltenham Road East,  
thus providing a safer and more pleasant environment  
for cyclists

•	 The access strategy has been tested to confirm that 
it can be delivered to appropriate design standards, 
provides the necessary capacity to support a 
development of the scale envisaged and supports an 
internal highway design which can be made consistent 
with the Manual for Gloucestershire Streets.

Land use budget
The land uses within are broken down in the table below:

A proposed framework 
masterplan for the Pirton 
Fields site is shown 
opposite. This shows 
a block structure along 
with a street network, 
potential locations for 
open space and a new 
small scale local hub.

Area (ha) Assumptions/calculations

Total site area 19.8

Open space requirement 2.7 Based on adopted local plan  
(policy RCN1) standards 

Local centre 0.2 Based on 2/3 units and surrounding  
public realm

Main avenue 0.3 Length 300m. Width 10m

Residential area  
(remaining land) 16.6

Approximately 500 dwellings. Based on net residential 
density as set out in Annex B of PPS3 – includes housing 
and associated uses (access roads, private gardens, car 
parking, incidental open space and landscaping)

Residential Dwellings Primary Access

Community Hub Secondary Access

Open Space

Key

Framework plan
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The site is located immediately to the south of the settlement 
of Innsworth and to the north east of the City of Gloucester 
and within the Borough of Tewkesbury. It covers an area 
of 19.8 hectares (ha) and comprises relatively flat arable 
land, with residential development to the north and east, 
the B4063 (Cheltenham Road East) to the south and open 
fields/ the A40 to the west.

Pirton Fields provides an immediate opportunity to deliver 
homes within the Joint Core Strategy (JCS) area and it is 
considered to be a strategically important area, not least 
because of its position (close to employment opportunities), 
its proximity in relation to current and future public transport 
routes and the fact that its surroundings are broadly urban in 
character. Furthermore, the site is located close to a number 
of existing facilities and services, which can be added to 
through its development. 

Despite its current designation within the green belt, its 
contribution when set against the purposes of including 
land in such areas is not significant and makes it a suitable 
location for future housing development. The site is visually 
well contained with no significant constraints which would 
prevent it from being delivered in the short term and 
certainly the first five years of an adopted JCS.

The site’s opportunities, combined with Mactaggart & 
Mickel’s vision, lead to the creation of a masterplan that 
can accommodate around 500 dwellings, a small local hub 
and areas of play space that will not only benefit the new 
residents of the site, but those who live in Innsworth today.

Summary

This Vision Document has been 
prepared on behalf of Mactaggart 
& Mickel as part of their housing 
land promotion at Pirton Fields, 
Innsworth and in support of the 
site’s allocation in the emerging 
Joint Core Strategy for Gloucester, 
Cheltenham and Tewkesbury.
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Question 1:  
We are consulting on the following vision

Our vision is to produce a strategy which 
fosters growth in the local economy 
and provides sufficient homes including 
affordable homes in sustainable locations 
without increasing the risk of flooding  
or harming high quality landscape whilst 
maintaining and enhancing the separate 
vitality, identity and character of  
individual settlements.
Have we got the vision right and are there 
any issues that are a priority for you?

Mactaggart & Mickel considers that a Vision 
should be aspirational and achievable and 
clear in its direction. Mactaggart & Mickel is 
supportive of the JCS Vision as drafted.

It is clear that there are competing pressures 
associated with combining the social, 
economic and environmental demands of 
two key ‘first tier’ settlements: Gloucester 
and Cheltenham and their wider areas; 
Tewkesbury as a ‘second tier’; and lower tier 
settlements – including the requirements of 
rural areas. Whilst growth is fundamental to 
government policy, so is the understanding 
of the competing growth pressures and 
agreement as to how best to respond to 
them. It is essential that a Vision identifies 
where the JCS area is seeking to be in 20 
years’ time. 

From the evidence base information available 
at this time, it is shown that there is a 
significant need for new homes in the JCS 
area. It is therefore important to concentrate 
on providing sufficient development 
opportunities through wide land releases 
to encourage the delivery of homes and 
employment opportunities. For a Core 
Strategy to be sound, it is imperative that at 
least 5 years’ supply of deliverable housing 
land is identified.

Question 2: 
Do you think the vision should be  
determined by:

1. Economic prosperity through the provision  
of jobs and housing

2. Protection of the environment
3. What should the balance be between 1 

and 2? Please note on the scale below.

The Vision for the JCS area recognises the 
need to foster growth in the local economy.  
To achieve this Mactaggart & Mickel considers 
that a balanced economic approach is best 
suited to capture and make best use of the 
attributes and development potential available 
in the JCS area. 

The strategic objectives of the plan which 
have informed the Vision and emerging 
policies identify at this time the relevant issues 
affecting the JCS area and formulation of the 
strategy’s policies.

The Government has placed emphasis on 
economic growth. The NPPF makes clear 
that the government is encouraging and 
placing weight upon a growth agenda. This 
does not have to be to the detriment of 
the environment; indeed it can result in its 
enhancement. However, to ensure that the 
JCS area is competitive, it is essential that a 
proactive approach is taken in the delivery 
of development land and of a scale that will 
quickly encourage volume housebuilding and 
employment land development.

The JCS area is ideally placed promote and 
create opportunities that will deliver prosperity 
through housing and jobs. 

Introduction
These comments are submitted to the Joint Core Strategy 
(JCS) ‘Developing the Preferred Option Consultation 
Document’, December 2011. Mactaggart & Mickel controls 
undeveloped land located on the north eastern edge of 
Gloucester at Innsworth (Tewkesbury Borough). The land 
(‘Pirton Fields’) extends to approximately 19.8 hectares.  
The urban edge of Innsworth and Churchdown bounds the 
site to the north and east respectively. To the south is the 
B4063 (Cheltenham Road East) and to the west is other 
open land leading to the A40 ring-road beyond. This land 
falls within a strategic allocation within the Consultation 
Document for 750 dwellings (referred to in the Consultation 
Document as “Churchdown JCS South Strategic Allocation” 
and “Site G9” in the JCS Initial Sustainability Appraisal 
Summary Report, Dec 2011).

Mactaggart & Mickel welcomes this opportunity to respond 
to the Consultation Document at this early stage - following 
on from the company’s submissions to the SHLAA and 
Broad Locations Consultation 2011 last year.

These comments, alongside a Pirton Fields Vision 
Document (February 2012) by Mactaggart & Mickel and 
its technical reports support the allocation of land at Pirton 
Fields as part of a strategic allocation of 750 new homes.

From the information presented and previous submissions 
it is reaffirmed that the site at Pirton Fields is deliverable - in 
being available, suitable and achievable. The site can deliver 
early on in the plan period and certainly within the first 5 
years of an adopted JCS. Specifically regards deliverability 
of the site, it is:

•	 Available – as explained through SHLAA submissions 
and subsequent discussion with the JCS Team. It is held 
by Mactaggart & Mickel under an Option Agreement

•	 Suitable – as supported through these submissions and 
accompanying supporting information the site is in a 
suitable location, is, accessible, and can deliver housing 
and complementary community uses to create and 
support mixed communities

•	 Achievable – housing can be delivered on the site within 
5 years. SHLAA submissions have suggested delivery 
from 2013/2014 and if an early planning application was 
granted permission. But in any event, new homes can be 
delivered within 5 years of an adopted JCS.

Through a considered approach to masterplanning, a 
high quality residential development can be achieved – 
supporting the JCS Vision and which accords with wider 
development control policies.

Appendix Question 3: 
How do we ensure the Joint Core Strategy area 
is economically competitive and can create 
enough jobs and opportunities to ensure the 
area is prosperous?
Mactaggart & Mickel considers that for the area 
to remain economically competitive it is critical 
that the JCS authorities respond positively to 
the Government’s growth agenda and there is 
a sufficient supply of development land made 
available to encourage development throughout 
the plan period. 

As it stands from the evidence base, population 
growth is forecast within the plan area reaching 
367,800 people by 2031 – an increase of 
some 14% over the next 20 years (based on 
Gloucestershire County Council Housing Trends). 
To respond to this and, in recognition by the JCS 
Authorities that housing need is a current pressing 
matter, it is appropriate for the JCS authorities to 
challenge themselves and agree collectively to 
pursue a high level of housing supply in which to 
raise the profile and attractiveness of an area to 
stimulate the delivery of jobs, services and facilities.

Therefore at this time and in the absence of the 
results of ongoing economic forecasting by the 
JCS authorities, Mactaggart & Mickel supports 
Scenario D but emphasise that a minimum supply 
of 40,500 homes should be sought.

Question 4: 
How do you think the environment, the 
economy and community life of the JCS area 
can be best promoted and improved?

Please select one option from the list:

1. By limiting development to within the 
established urban areas and 2,400 homes in 
rural Tewkesbury Borough (this is Scenario A);

2. By building urban extensions to Gloucester, 
Cheltenham and Tewkesbury in addition to the 
above (this is either Scenario B, C or D).

Mactaggart & Mickel supports Scenario D through 
the provision as a minimum of 40,500 dwellings in 
the plan period. This can be realistically achieved 
only through the delivery of new homes by the 
release of sufficient sites of a suitable scale for new 
urban extensions.

Based on the available evidence and thrust of 
the JCS Vision as drafted there is a clear need 
for the JCS area to be competitive. It should 
lead Gloucestershire in driving forward with 
an economically progressive and sustainable 
development strategy and must sensibly recognise 
that there is pent up demand for good quality 
housing in a variety of tenure forms to meet 
predicted demographic growth.

The capacity of existing urban areas is finite with 
many constrained by the green belt and other 
designations which influence heavily the location 
and scale of any land release.

At this time it is therefore necessary to identify 
appropriate deliverable sites for housing within 
urban areas and in appropriate peripheral sites 
as urban extensions. Specifically in relation to 
Gloucester and Tewkesbury Borough, Mactaggart 
& Mickel supports the release of land as a strategic 
site at the southern edge of Innsworth for 750 
dwellings. Within this strategic site, Mactaggart 
& Mickel controls around 20ha of land within 
Gloucester wider area which is deliverable within 
the first 5 years of the plan. We refer you to the 
information presented alongside these comments 
lending further support to this site.  

Question 6: 
Scenario B, C or D require building in the 
current green belt, what are your views?
Development within the JCS area is heavily 
influenced by the extent of green belt around 
Cheltenham and Gloucester which seeks to 
prevent, amongst other things, the merger  
of the settlements.

The green belt has assisted in the recycling (or 
regeneration) of urban land and, quite sensibly,  
the emerging strategy emphasises the need  
to consider still development opportunities within 
urban areas. However, evidence presented to 
support the emerging JCS and green belt review 
work associated with the emerging Regional 
Strategy identified that the need for housing 
and other development pressures required 
consideration to be given to the release of green 
belt for new development.

PPG2: Green Belts presents current guidance on 
green belts; their aims; the purpose of including 
land within them and the means by which their 
boundaries are defined. Bringing matters  
up to date in respect of the JCS, a Green Belt 
Study (2011) provided a more detailed assessment 
of green belts to inform the broad locations 
work required to support the release land for 
development. Where green belts are drawn tightly 
around major urban areas and the green belt is 
expansive (noting green belt advice that such 
areas should be several miles wide) it is 
likely that pressure could be placed upon 
disparate and distant development sites and 
locations which are perhaps inappropriate in 
terms of their location and unsustainable in a 
wider context. It is therefore sensible to consider 
urban extensions that are proximate and readily 
accessible to transport networks, services and 
facilities having regard to the green belt tests and 
other planning considerations. 

Question 7: 
In the last 10 years of the plan, there are 
3 options, each have a theme. Which  
one do you prefer?

Please select one option from the list.

A. Maximising economic opportunities
B. Preventing the joining up of Gloucester  

and Cheltenham
C. Making the best use of infrastructure

Do you think there should be another?
The JCS has a 20 year lifespan. In breaking this 
period down into 10 year phases there will be 
significant reliance placed on forecasting and 
predicting where the economy will be in that time. 
It is sensible for the second phase 2021 – 2031 to 
build upon the strategy and progress of the first 
10 years. It is therefore inappropriate to adopt an 
approach that seeks to secure strategic allocations 
for 10 years only then to move to a strategy or 
‘Broad Location Theme’ that concentrates wholly 
on preventing the ‘Coalescence of Gloucester and 
Cheltenham’ and could then lead to development 
in less sustainable locations and away from new 
infrastructure, employment areas, services and 
facilities brought forward up to 2021.

At this time, Mactaggart & Mickel supports the 
principles and opportunities generated through 
maximising economic opportunities as presented 
in Option A.

Question 9: 
Please provide your view (In respect of  
a long term planning framework and wider  
policy areas).

At this time, Mactaggart & Mickel supports the 
principle and thrust proposed policy JCS A: JCS 
Development Strategy as drafted.

Further, Mactaggart & Mickel supports the 
Gloucester Wider Policy Area Policy (JCS A) and 
the JCS identifying 750 new homes to the north of 
Gloucester at Churchdown (which includes ‘Pirton 
Fields’). Supporting this allocation we draw to  
the JCS authorities’ attention the appended 
document and technical information which 
provides further helpful and relevant information 
supporting this comment.

1 2 Yes 3 4 5

Economic 
Prosperity

Balanced 
Approach

Protection of 
Environment
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Appendix

Question 10: 
Policy JCS B: Meeting Affordable Housing Need 
Which of the options do you prefer?

Option A
Option B
Option C
Alternative Option 

Mactaggart & Mickel acknowledges that this 
consultation is early on in the JCS preparation 
process. In awaiting the publication of further 
evidence base information and the NPPF, 
Mactaggart & Mickel will respond to this matter  
at a later consultation.

Question 11: 
What sort of new housing do you think is  
needed to address the housing needs in the 
Joint Core Strategy area?

Please select one option from the list:

1. Mainly family housing
2. Mainly single person accommodation
3. A mix of different types

Do you think this is different for Cheltenham, 
Gloucester and Tewkesbury?

At this time and based upon a balanced economic 
growth approach, Mactaggart & Mickel considers 
that the sort of housing required to address 
housing needs would be mainly family housing 
based on a Vision and overarching strategy that 
seeks to secure balanced economic growth in  
the JCS area. 

Question 15: 
Policy D Green Belt: this is critical for the Joint 
Core Strategy area, where do you think the 
longer term boundaries should be?

At this time, Mactaggart & Mickel supports the 
redefinition of green belt boundaries to exclude 
the strategic areas identified in Option B, notably 
the exclusion of land at Churchdown (Innsworth) 
for 750 dwellings and further consideration  
being given to this Broad Location across the  
plan period. 

Question 16:Policy JCSE: Flood Risk. 
Policy E: Flood risk and water management. 
Flooding is a critical issue for the Joint Core 
Strategy area; do you think this policy will 
address flooding issues?

Mactaggart & Mickel considers that this policy  
is in general accordance with the provisions  
of PPS25 – noting that flood management advice 
is being revised for incorporation within the 
National Planning Policy Framework. Further 
comments will be made on this matter at the  
next consultation stage.



Innsworth




