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Introduction

• Sharpness

• A vision for change in Gloucestershire



Current Practices

• Challenges and Pressures: 

• “Our broken housing market is one of the 

greatest barriers to progress in Britain 

today. Whether buying or renting, the fact 

is that housing is increasingly unaffordable 

– particularly for ordinary working-class 

people who are struggling to get by.”

• “We need to build many more houses, of 

the type people want to live in, in the 

places they want to live.”



Current Practices
• Rt Hon Theresa May MP

Prime Minister

• “..over 40% of local planning 
authorities do not have a plan that 
meets the projected growth in 
households in their area. There are 
many reasons for this, but one of the 
most significant is the way local decision-
makers respond to public attitudes to new 
housing.”



Current Practices
• Rt Hon Theresa May MP

Prime Minister

• “Some duck difficult decisions and 
don’t plan for the homes their area 
needs.”

• “The pace of development is too slow.”

• “Tackling the housing shortage won’t be 
easy. It will inevitably require some tough 
decisions.”



Current Practices

• The Solution (White Paper 2017):

• “The proposals in this White Paper set 
out how the Government intends to 
boost housing supply and, over the 
long term, create a more efficient 
housing market whose outcomes more 
closely match the needs and aspirations 
of all the households and which 
supports economic prosperity.”

• Nothing within the White Paper about 
Climate Change.



Requirement 
for 300,000 new 
homes per 
annum



New NPPF, February 2019
Meeting the challenges of climate change, flooding and 
coastal change.
• “The planning system should support the transition 

to a low carbon future in a challenging climate, 

taking full account of flood risk and coastal change.

• It should help to:

• Shape places in ways that contribute to radical 

reductions in greenhouse gas emissions;

• Encourage the re-use of existing resources, 

including the conversion of buildings; and

• Support renewable and low carbon energy and 

infrastructure.”

(para 148)



New NPPF, February 2019
Meeting the challenges of climate change, flooding and 
coastal change.

• Helpfully on housing:
• “The supply of large numbers of new 

homes can often be best achieved 
through planning for larger scale 
developments, such as new 
settlements…, provided they are 
well located and designed….” (para 
72)

• Such development should set clear 
expectations for the quality of the 
development and how this can be 
maintained (such as by following 
Garden City principles).



How should we do New Settlements: 
Garden City Principles

• The Garden City Principles are an indivisible and 
interlocking framework for their delivery, and include:

• Integrated and accessible transport systems, with 

walking, cycling and public transport designed to 

be the most attractive forms of local transport.

• Strong cultural, recreational and shopping 

facilities in walkable, vibrant, sociable 

neighbourhoods.

• Mixed housing types that are genuinely affordable.

• Beautifully and imaginatively designed homes to 

create healthy communities and including 

opportunities to grow food.



Garden City Principles
• The Garden City Principles are an indivisible and 

interlocking framework for their delivery, and include:

• A wide range of local jobs within easy commuting 

distance of homes.

• Development that enhances the natural 

environment, providing a comprehensive green 

infrastructure network and net biodiversity gains, 

• Development that uses zero-carbon and energy-

positive technology to ensure climate resilience.

• Strong community engagement.

(TPCA)



Gloucestershire’s Issue?

• Currently reactionary planning due to a lack 

of development plans in place

• Of the 6 District Authorities, there are only 2 

Framework compliant Development Plans:

• Stroud District Council; and

• Cotswold District Council

• It takes too long for us to produce 

development plans, eg:

• JCS started 2008, finished 2017 – 9years!



Gloucestershire’s Issue?

• We have historically stuck to old fashioned 
planning:

• Planning only where there is good road access and 
existing transportation nodes;

• Bolt on to existing settlements, where it has no 
relationship to the existing patterns of development;

• Providing standard products as a quick fix solution;

• Leaving no further opportunity for planned future 
growth;

• Not using our imagination.



Gloucestershire’s Issue?

• Cheltenham:

• North West Cheltenham (urban extension): 

4,285 homes, 10ha Office Park

• West Cheltenham (urban extension): 

1,100 homes, 45ha Cyber Park



Gloucestershire’s Issue?

• Stroud:

• West of Stonehouse (urban extension): 

1,359 homes, 10ha Business Park

• Cirencester:

• Chesterton (urban extension): 

2,350 homes. 9.1ha Business Park



Gloucestershire’s Issue?

•Sharpness – a 
revolution!



Problems with Stroud

1. Planning was a political football



Problems with Stroud

2. Had to react to 

rapid change;

3. No development 

plan;

4. No Planned 

development;

5. Created anxiety 

and fear with 

Planning



The Revolution

• Politically and 
professionally realised 
there was a need for 
planned, sustainable 
growth

• Looking for a 
concentrated growth 
point; and

• Limited dispersal to 
other settlements



Why Sharpness?
Principal agenda:

• Design something different that 
will provide sustainable benefits now 
and planned growth for the future.

• Provide a concentrated growth point 

• create a self-contained settlement 
based on Garden City Principles 

• stimulate regeneration 

• provide certainty for the future 

• become an exemplar for 
Gloucestershire.



The Ingredients?
• Para 72 of the NPPF – New 

Settlements

• Garden City Principles

• Planned growth for up to 5,000 
homes to meet the district’s needs up 
to 2040 and beyond;

• 10.2Ha of employment land;

• 2.45Ha of mixed use land, including 
residential apartments;



The Ingredients?

• 2 new primary schools (2Ha/each);

• Allowance of 7Ha for a secondary 

school (location to be determined);

• Approximately 13.5Ha of new wood 

planting; and

• 67.9Ha Suitable Alternative Natural 

Greenspace (SANG) which could 

include a Nature Reserve and an Urban 

Farm.



Our Vision

A high-quality 

self-contained 

settlement  

Connecting 

with nature -

integrated into 

landscape

Highly energy-

efficient

New public 

transport, 

walking and 

cycling links

Sense of 

community, 

‘sense of 

place’.



Sustainable transport and movement

• Primary focus – get people out of their cars



Sustainable transport and movement

• Create safe & 
convenient cycling 
and walking routes 
that take you directly to 
the employment, 
commercial and 
community areas.



Sustainable transport and movement



Sustainable transport and movement

New Cycle Routes



Sustainable transport and movement

• New mini-train link to Cam 
Station

• Use existing track



Sustainable transport and movement

• Designed and integrated 
infrastructure from the 
outset of the 
development, that can be 
expanded into 
successive phases.



Sustainable transport and movement

• Create self containment 
so that there is less need 
for travel. 



High-Quality Self-Contained
Settlement

1. Living and Working Community
• Employment, Housing, Commercial 

Facilities, 
Community Facilities, Public Open 
Space

2. Creating a healthy and happy 
community 
for all people



1. Growth Point for Stroud up to 2040 
and provide future growth

2. Avoid alien urban extensions

High-Quality Self-Contained
Settlement



Highly Energy Efficient

• Aim for Zero Carbon

• Reduce Energy Demand

• Improved building construction – minimise

heating requirements and improved 

ventilation

• Utilise best available zero carbon technology



Highly Energy Efficient

• Aim for Zero Carbon

• Generate as much renewable power within 

the development

• Carbon emissions with also be considered 

across the scheme including Waste, 

Transport, Materials, Food and Water



Highly Energy Efficient

• Zero Waste

• Minimisation of waste at every 

stage of the project

• Construction and Development 

(target for zero to landfill)

• Living will focus on reduction, 

reuse and recycling

• Waste to energy may also be 

appropriate



Highly Energy Efficient

• Materials:
• Use of natural and renewable 

materials throughout 
the development

• Food:
• Good food at the heart of the 

Community. Incorporate local food 
production as part of the 
development

• Water:
• Efficient use of water across the 

scheme. Utilising rainwater and 
greywater recycling



Sense of community, ‘sense of place’

• Create a development that will 
evolve a strategy for 
distinctiveness

• Create a strong and resilient 
community

• Designing buildings that people 
want to live and work in

• Creating connected 
neighbourhoods throughout the 
development

• Create a genuinely mixed use 
development



• Designing a 
development 
that is also 
attractive to 
investors

Sense of community, ‘sense of place’



Connecting with nature

• Regrettably we will be using 
Greenfields

• To mitigate this impact we will work 
with nature

• Improve habitats

• Build with nature

• Provide recreation areas

• Green the urban form



What will it look like



What will it look like

• Southern
Village



What will it look like

• Brookend



What will it look like

• Newtown



What will it look like

• Phasing Plan
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Paul Fong MRTPI
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