
 
APPLICATION NO: 15/00058/FUL OFFICER: Miss Chloe Smart 

DATE REGISTERED: 21st January 2015 DATE OF EXPIRY : 18th March 2015 

WARD: Charlton Kings PARISH: CHARLK 

APPLICANT: Mr & Mrs Thornton 

LOCATION: 9 Copt Elm Road, Charlton Kings, Cheltenham 

PROPOSAL: Erection of single storey dwelling 

 

 
REPRESENTATIONS 

 
Number of contributors  24 
Number of objections  24 
Number of representations 0 
Number of supporting  0 

 
   

28 Douglas Road 
Surbiton 
KT6 7SA 
 

 

Comments: 12th February 2015 
I am writing to object to the new plans to build a dwelling in the garden of 9 Copt Elm Road for 
three reasons: 
 
1. The new design remains completely unsuited to the plot and will severely detract from the 

beauty of the area;  
2. The key concerns on Safety and Conservation do not appear to have been addressed by the 

applicant at all in these revised plans; 
3. And the Conservation & Highways Officers both recommended planning permission was 

refused on the previous proposal. 
 
For these reasons I urge the planning committee to reject this new proposal as well. 
 
   

43 School Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8BQ 
 

 

Comments: 11th February 2015 
1) the visual impact would be a detrimental one to the surrounding area, the modern box 

structure does not seem suitable for this location. 
 
2) an additional traffic entry to the lane adjoining the property would not desirable. The lane, as 

well as serving as vehicular access for Church Walk residents, is well used as a local 
footpath. 

 
   
 
 
 



32 Copt Elm Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AH 
 

 

Comments: 2nd February 2015 
I would like to object to this application on these grounds. 
 
1. This is supposed to be a conservation area with certain rules to maintain this status. What is 

the point of a conservation area if this application is allowed. 
 
2. The proposed design of the build is totally out of character within this conservation area. 
 
3. This is another example of garden grabbing for profit. What if the people requesting this 

application decide to move away after having this property built? The residents of this area 
will be left with a property they did not want built. 

 
4. The access to the property is down a narrow lane. This is frequently used by pedestrians for 

leisure and parents walking their children to school. It has got a number of cars that use this 
lane already and we don't need to add to that traffic. There has already been two car 
accidents at this location to my knowledge. One involving a car that uses this lane. 

 
5. The last time a house was granted permission to be built at the end of this lane, Copt Elm 

Road was used as builders supply depot for the build. The lane was to narrow to offload 
supplies at the build site. So a lot more people were inconvenienced by this activity. 

 
   

54 King William Drive 
Cheltenham 
Gloucestershire 
GL53 7RP 
 

 

Comments: 12th February 2015 
I object to this application.  
  
Having only recently moved out of Charlton Kings Parish after 37 years, I am still concerned 
about inappropriate development being aimed at the heart of my old community. 
  
Other objectors have quoted planning matters chapter and verse but in lay terms the reasons for 
refusing the application I think are as follows. 
  
As far as I can see, the whole application tramples on everything which makes this area of 
Charlton Kings special. You can hardly believe the insensitivity - 
 

 no respect for St Mary's Conservation Area 
 

 no respect for the architectural form, style and materials of the neighbouring dwellings 
 

 no respect for the very special series of long gardens 
 

 no respect for the Borough's SPD on 'garden grabbing' 
 

 no respect for the safety of the users of the lane. 
 
I hope that the recommendation will be to refuse and that the Borough will agree. 
  



Exeleigh 
Church Walk 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8BJ 
 

 

Comments: 10th February 2015 
Letter attached.  
 
   

5 Copt Elm Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AG 
 

 

Comments: 12th February 2015 
This is to place on record our objection to planning application 15/000058/FUL. 
 
We would hope that the level of opposition to the original proposal will have already 
demonstrated to the Planning Committee the deep concern felt locally at what appears to be an 
opportunistic application. 
 
There is nothing in the revised proposal to alter what we have already said regarding this 
application. The construction design remains incongruous to the surroundings; concerns about 
the increased impact on an already hazardous traffic/parking situation has not been reduced in 
the slightest; and there is no altering the fact that planning agreement to this application will 
inevitably be seen as a green light to further development of the area. If this construction is 
allowed on land supposedly protected within a long-established Conservation Area, then what is 
to stop garden-grabbing anywhere? 
 
That these gardens do come under the protection of the St.Mary's Conservation Area is obviously 
hugely inconvenient to this application and is skimmed over very lightly in the documentation. 
 
We would also point out that the statement explaining the current condition of the garden at no.9 
as being ' somewhat unkempt due to the difficulties in managing the whole gardens as a result of 
its size', simply does not hold water. 
The size of the garden has been purposely enlarged and the reason it is unkempt is because it 
has been full of building rubble , window-frames, etc since the extension was carried out at the 
end of 2013. 
 
 
This is already a fairly congested part of Charlton Kings, but the gardens provide the breathing 
space that still makes this such an enjoyable area in which to live. Long may it remain so. We we 
very much hope that the Planning Committee will support the Conservation Area and the wishes 
of the local community by rejecting this application firmly and finally. 
 
   

13 Copt Elm Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AG 
 

 

Comments: 10th February 2015 
Letter attached.  



 
   

15 Copt Elm Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AG 
 

 

Comments: 11th February 2015 
Once more I wish to strongly object to the proposed building at the rear of no. 9 Copt Elm Road. 
It is not in keeping with the area in any way. Modern designs have a place in things, but not in 
Charlton Kings. This is a lovely old part of the area and would be spoilt by the addition of this 
building. Also the traffic is already at a dangerous level, 10/12 cars and delivery vehicles, another 
4 cars will add to the dangers. At times it is impossible to see when coming out of Church Walk 
into Copt Elm Road, and the volume and speed of the traffic make it really dangerous. 
 
   

4 Church Walk 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8BJ 
 

 

Comments: 11th February 2015 
I wish to reiterate my objections to the proposed development at 9 Copt Elm Road. The proposed 
modifications to the design of the building go very little way to making the planned building 
acceptable. The new design is still quite out of character with other buildings in the area. To 
approve it would nullify the purpose of the conservation area and it would exacerbate the traffic 
problems in the narrow lane leading to the proposed dwelling. 
 
I must confess my surprise that this new proposal has been submitted at all, such was the 
volume of objections to the previous one. Furthermore the revised proposal largely ignores the 
principal criticisms of the project. These fall under three main heads. 
 
First nearly every objector mentions the style of the building being quite incongruous and 
incompatible with the conservation area. Removing the first floor, as envisaged in the first 
application, does not alter this judgment. The new design is still boxy and industrial looking. 
 
The second major objection, raised by about two thirds of the objectors, concerns the narrowness 
of the lane which makes motor traffic a danger and inconvenience to the many pedestrians who 
use it. Extra building will spoil it for the many families, dog walkers and elderly people who like a 
quiet rural walk to the shops or schools. 
 
The third common objection concerns the blind exit from the lane onto Copt Elm Road. The lane 
emerges onto the road at the point where the cars travel at their fastest, many breaking the 
speed limit. It is difficult to exit at the lane at the best of times, but if, as is often the case, large 
cars or vans are parked on the road near the exit, one takes one's life in one's hands, 
 
For these reasons, I and many other residents hold that the proposed dwelling at 9 Copt Elm 
Road would do nothing to enhance the site or the conservation area, but would rather degrade.it. 
 
 
 
 
 
 
   



7 Copt Elm Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AG 
 

 

Comments: 10th February 2015 
Letter attached.  
 
   

7 Sandford Mill Road 
Cheltenham 
Gloucestershire 
GL53 7QH 
 

 

Comments: 12th February 2015 
Letter attached.  
 
   

30 London Road 
Cheltenham 
Gloucestershire 
GL52 6DX 
 

 

Comments: 11th February 2015 
As a regular visitor to this part of Cheltenham, I reiterate the comments I made on the previous 
application to build on this site (in June 2014). I still see no point in building it up even further and 
ruining what is already a precariously balanced area. This building will place added pressure on 
an already cramped residential zone, both in terms of extra traffic through what is not a 
designated highway, and also extra demand on other essential services. I daresay the proposer 
owns the land and thus, should planning permission be granted, will be able to make off with a 
hefty profit to find more amenable, and spacious, pastures new. However, this does nothing to 
improve the lot of local residents committed to the area and who wish to stay. Why should their 
environment be worsened for the sake of the short term gain for those who have no long term 
loyalty? 
 
   

29 Copt Elm Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AG 
 

 

Comments: 11th February 2015 
I still strongly object to the idea of building on this part of the conservation area. I wish to strongly 
object to this application and my comments remain the same.  
 
This is quite simply the wrong area to build within Charlton Kings. (Regardless of design and 
access issues which the most determined and convincing consultants might overcome 
eventually).  
 
This specific area is a one off and contributes hugely to the unique, tranquil and historic value of 
the St Marys Conservation Area. 
 
It is a favoured route for so many people within the area including a large number of school 
children and families.  
 



It makes a key contribution to the conservation area that any building would impact irreversibly.  
 
Previous refusals to build were fair and correct in this specific area and would have been known 
to the new occupants proposing this build prior to purchase. 
 
Should permission be granted it begs the question what part of the conservation area is 
protected?  
 
I watch with concern for this beautiful area and hope it will keep its character and feel for many 
generations to come. Any building is irreversible, inappropriate and damaging to St Marys 
Conservation Area, whether single storey, double storey, red brick or modern. 
 
 
   

6 Lyefield Road East 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AY 
 

 

Comments: 12th February 2015 
Letter attached.  
 
   

38 Copt Elm Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AL 
 

 

Comments: 26th January 2015 
The submission of revised plans for a single as opposed to a double storey dwelling does not 
deal with a number of issues:- Firstly, the land in question was a private garden and this was 
purchased by the current occupants of 9 Copt Elm Road since their moving into the property. It 
was a maintained private garden, they have let it turn into a dumping ground, with the sole aim of 
generating funds for themselves by proposing to build a dwelling on this land! 
 
Secondly, the report by Heritage and Conservation sums up a number of valid points:-  
Comment Date: 9th July. 2014 
 
1. The key conservation issue with this proposal is the impact on the St. Mary's Conservation 

Area. 
2. The principle of developing on this site is of considerable concern: the long narrow gardens 

are a distinctive characteristic of the area and this development would sub-divide the gardens 
laterally creating a double width plot alien to its immediate surroundings.  

3. The pairs of semi-detached cottages were constructed between 1884 and 1902, as seen on 
the historic OS maps, and are similar to development on Lyefield Road East and Lyefield 
Road West, identified in the conservation area character appraisal as being a "visually 
distinctive group", in terms of form and plot widths.  

4. The long gardens of this section of Copt Elm Road appear to be a fortuitous anomaly as a 
number of these similar developments have shorter gardens: these plots were sub-divided at 
an early stage of development and are not necessarily the result of later land grabbing. 

5. Furthermore the contemporary architectural predominantly single storey lateral form of the 
proposal is foreign to this part of the conservation area that unlike the mix of architectural 
styles and materials found in other parts of the conservation area has a distinctive identity. 

6. This sensitive historic area is overwhelmingly residential, brick built and modest in scale while 
the proposed building is unsympathetic to the existing buildings and infrastructure; not 



domestic in appearance and occupies a vast footprint that sprawls across the width of two 
plots. 

7. The dominant form is two storey with a pitched slate roof and end gables and this proposal is 
for a predominantly box-like construction with a flat roof. 

8. Certain design decisions related to its height and mass have been made to lessen the impact 
of the development on the amenities of neighbouring properties, however, this has resulted in 
a large footprint; limited garden space and an incongruous non-domestic form.  

9. A building in this location would inevitably appear hemmed in, which is inappropriate for the 
architectural style, best appreciated in an open site not surrounded on all sides by dense 
gardens and established buildings.  

10. The recent extension to No.9 occupies a substantial footprint and the single storey detached 
building in the garden (garage?) in combination contributes to the impression that this area is 
already over developed.  
 

Summary: development in this location will degrade the conservation area by irretrievably altering 
the established historic layout and introducing an incongruous built form that does not respect the 
established character of the area and fundamentally will neither preserve nor enhance the 
conservation area. 

 
CONCLUSION: 
Refuse.'' 
 
Lastly the road that will service this dwelling was deemed to be already overstreched by the 
existing houses using it. The contemporary dwelling should not be built on this site in a 
Conservation Zone. 
 
I object, yet again to this proposal. 
 
   

2 Carisbrooke Drive 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL52 6YA 
 

 

Comments: 24th February 2015 
I am most concerned about a proposed dwelling at the rear of 9 Copt Elm Road, Charlton Kings 
with access from Church Walk. I use Church Walk frequently and it is a beautiful, tranquil walk 
within St Mary's conservation area, and a new dwelling has no place in such a conservation area. 
It is totally out of keeping with the style of the area and will set a precedent for other similar 
projects in neighbouring gardens. The houses on Copt Elm Road at that point are Edwardian or 
Victorian with 250 ft gardens, and a modern dwelling has no place here. It will still be obtrusive 
even as a single-storey building. It would ruin the conservation area. 
 
Also, I have many concerns about the safety of the access from Copt Elm Road, as this narrow 
access way is already difficult to negotiate, having in recent times actually got narrower where the 
fence appears to have been moved. Increased traffic will put further pressure on parking at the 
end where the side access meets Church Walk, if not by the residents of the proposed dwelling 
then by others visiting them. Turning at the end of this access way is already tight and the 
narrowness of the side access makes reversing down very difficult especially where it has 
become narrower. I know this from experience as my daughter has a friend living on Church 
Walk. 
 
I have further concerns about safety in Church Walk if there is increased traffic; this only 
remaining part of a Medieval footpath is used by children walking to school, in particular to 
Charlton Kings Infants School; I myself used to use this daily to walk with my daughter to the 
Infants School.  



 
Langton Grove 
Langton Grove Road 
Cheltenham 
Gloucestershire 
GL52 6JA 
 

 

Comments: 17th February 2015 
The current objections are well reasoned in relation to the preservation of the conservation area. 
 
I wish to endorse and support all these comments of objection. 
 
The proposed development is unsuitable and unnecessary and if permitted would result in a 
jarring blot on the landscape and may set an unfortunate precedent. 
 
The potential damage to the conservation area, particularly to the fruitful, accessible and 
interconnected rear gardens, which are singularly characteristic of this area, is significant. 
 
This application fails to preserve or enhance the conservation area. 
  
 

29 Lyefield Road East 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8BA 
 

 

Comments: 10th February 2015 
Regrettably, all our comments on the previous application still stand so, once again, we request 
this planning application be refused.  
 
All our points below were picked up in the reports from the council's own professionals on the 
applicant's previous application to build on this site. In fact, the councils own professionals all 
recommended that the previous application be refused. In this revised application the applicant 
has in no way addressed the issues addressed by the Conservation report, or more seriously in 
terms of safety, the Highways report - in fact it seems they are blatantly disregarded, so therefore 
we cannot see how these revised plans could be considered an acceptable proposition. It would 
seriously harm the area and contravene public safety. 
 
The application contravenes current council policy, whilst at the same time showing no regard for 
the historic area in which it is proposed the St Mary's Conservation area. The design proposed 
does not reflect the character of the area or the row in which it is set. The council has set out to 
preserve these houses and their gardens by the very establishment of a conservation area.  
 
This proposal plans to build on a long narrow garden; Cheltenham's Supplementary Planning 
Document Policy (2009) states that The development of private green areas, open spaces and 
gardens, which make a significant townscape and environmental contribution to the town will not 
be permitted. This garden is in a conservation area specifically designated for distinctive 
character and historic plot boundaries and these should be preserved. In fact the conservation 
statement says preserved and enhanced'. The National Planning Policy Framework (NPPF), 
section 12 'Conserving and enhancing the historic environment' says (para 134) Where a 
development proposal will lead to less than substantial harm to the significance of a designated 
heritage asset, this harm should be weighed against the public benefits of the proposal, including 
securing its optimum viable use. This building is utterly out of keeping with the area, it reflects 
nothing of the local style or design and it would have a detrimental impact on the surrounding 
houses, particularly in the row in which it will sit. It will serve only to begin to destroy this 
characterful and historic area. There is no public benefit in this proposal whatsoever. The council 



has already set out measures to preserve the environment from inappropriate development. We 
request that you uphold your policy in this instance and allow this modernist design to be built for 
the applicant outside of a conservation area. 
 
Please also consider the road on which the proposed house is sited. It is an extremely narrow 
road and far too narrow for a car and a person to pass at the same time. It is a well-used footpath 
by all members of the community much of the time. Adding another house on this road would 
increase the number of cars and pose further risk to members of the public.  
 
The area has a distinctive village feel and country aspect to it. A proposal like this would 
permanently damage the St Mary's Conservation Area, breaking up the existing heritage with a 
one-off inappropriate addition that serves only to detract in style and character from the buildings 
within the boundary. We ask that you adhere to the policies already in place in order to protect 
this heritage asset.  
 
 
   

2 Church Walk 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8BJ 

 

Comments: 11th February 2015 
I object to the proposal on the following grounds; 
 
1) the design of the building is inappropriate for the area as it is completely out of keeping with 

the mostly Victorian housing stock. 
 
2) the location of the building has a significantly negative visual impact on the neighbourig 

properties due to the change from a garden use to a large footprint dwelling. 
 
3) the Church Walk lane/footpath is extensively used by families and dog walkers, the extra 

vehicle exit onto the middle of the lane brings potential safety issues as it also removes the ' 
pedestrian refuge' which exists at present at the 'dog leg' in the lane. 

 
4) It is not desirable to have more vehicles using the Church Walk lane/footpath arising from 

extra housing development. 
 
   

71 Ravensgate Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8NS 
 

 

Comments: 16th February 2015 
I write in opposition to the proposed development which in my view do not sit well within the St. 
Mary's development area. 
 
The design is out of place with the Victorian red brick style which defines this stretch of Copt Elm 
Road and this position is amplified by the comments from the Heritage and Conservation Group 
which outlines the situation very clearly.  
 
The Borough Council's supplementary planning document carefully explains how any 
development must give due consideration to the special character of the area and sets a bench 
mark which this proposal does not pass. 
 



The long gardens give a very rural feel to the area for those using the popular church walk 
footpath which runs along the back of the properties. Wildlife thrives in the unspoilt vegetation 
and use the finger of green as a pathway to access the stream at the Ford without undue 
disturbance. This development would diminish the enjoyment parishioners derive from this hidden 
treasure and have an adverse impact on wildlife. 
 
The concerns I have regarding the additional traffic which would be generated along the narrow 
lane are unchanged despite a tweaking in these new plans. The lane shares its role as an access 
road and a Right of Way, which already carries a substantial footfall, especially used by children 
walking to and from school. Exit from the parking area would be potentially hazardous as visibility 
from the right would be very restricted. I understand that previous recommendations stated that 
no more than 5 properties should be served by this narrow unadopted road.  
 
I would wish this application to be referred to planning committee. 
 
   

37 Leighton Road 
Cheltenham 
Gloucestershire 
GL52 6BD 
 

 

Comments: 12th February 2015 
Letter attached.  
 
Comments: 25th February 2015 
Letter attached.  
 
   

114 Hewlett Road 
Cheltenham 
Gloucestershire 
GL52 6AT 
 

 

Comments: 16th February 2015 
Letter attached.  
 
   

62 Laker Court 
Studley Road 
Stockwell 
London 
SW4 6RY 

 

Comments: 12th February 2015 
Letter attached.  
 
   

Fritwell 
Copt Elm Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8AG 
 

 

Comments: 12th February 2015 
Letter attached.  
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