
 
APPLICATION NO: 17/00443/FUL OFFICER: Miss Claire Donnelly 

DATE REGISTERED: 17th March 2017 DATE OF EXPIRY : 12th May 2017 

WARD: Charlton Kings PARISH: CHARLK 

APPLICANT: Mr Rob & Sue Banbury 

LOCATION: 55A Beeches Road, Charlton Kings, Cheltenham 

PROPOSAL: Insertion of two dormer windows and ten roof lights to create accommodation within 
the current roof space 

 

 
REPRESENTATIONS 

 
Number of contributors  5 
Number of objections  5 
Number of representations 0 
Number of supporting  0 

 
   

4 Ashgrove 
Beeches Road 
Charlton Kings Cheltenham 
Gloucestershire 
GL53 8NF 
 

 

Comments: 4th April 2017 
The Planning Application refers to our home (para 3.4.) We only heard perchance of the 
application yesterday. Why were we not informed by the council earlier. 
 
The Rooflight to our home only provides natural lighting to our staircase and does not provide 
bedroom lighting in our property. Our other upstairs window overlooking Ashgrove is heavily 
glazed with obscure glazing . 
 
From the Ordnance Survey Document submitted with the planning application it shows the the 
Eastward Facing Rooflights to Bedroom No 1 will overlook our's and other Ashgrove Front 
Gardens and Driveways. 
 
As these will not be fitted with obscure Glazing they will have an adverse amenity effect on our 
property. They can also be opened at will. At the very least they shoud be fitted with obscure 
glazing in the manner that the Dormer Window facing No2 Ashgrove will have obscure Glazing. 
 
  

93 Ravensgate Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8NS 
 

 

Comments: 11th April 2017 
Thank you for your time and for making the previous and current plans available for viewing at 
the planning office. Having considered all very carefully we wish to object formally to this planning 
application for permission to insert two dormer windows and ten roof windows to create three 
bedrooms and two bathrooms within the roof space at 55A Beeches Road. 
 
A. Background 



An examination of the history from April 2004 of the various applications by the applicant to build 
on this site reflects the efforts made by "Planning" to ensure that whatever was built would not 
cause overlooking and loss of amenity of the occupiers of the many surrounding and adjoining 
residential properties. 
 
A.1   Please see approval letter and rationale April 2004 for Outline Planning (04/00214/OUT) 
 
A.2   We note that this current application is similar to an application for a bungalow with rooms in 
the roof submitted and withdrawn in September 2004. Withdrawal followed a repeat of the 
previous April reservations by Cheltenham Borough Council and there were many other 
objections, including from the Parish Council. We note that this current 17/00443/FUL application 
includes within the application on the database, plans dated July 2005 (very similar to earlier 
withdrawn plans from 2004). 
 
A.3   Consent for the erection of a bungalow was eventually given in November 2004 after 
concerns about overlooking from upper floor windows and loss of amenity were addressed by the 
removal from the plans of windows and habitable space within the roofspace. [See under Point 6 
Considerations in Planning Officer's Report on 04/1618/FUL DC_IRC]. In this same report under 
Recommendation please see Note 2 which recommends that permission be granted subject to 
conditions that "…no additional, windows, including dormer windows, or other openings [including 
doors] shall be formed in the building, or other external alteration made without the prior grant of 
planning permission." The reason given for this was that "Any further windows/doors require 
detailed consideration to safeguard the amenities of the surrounding area". 
 
Please see also response to Charlton Kings Parish Council's concerns aired in 2004 around 
overdevelopment in the Planning Officer's Report in connection with (04/01618/ FUL). 
 
 
Conclusion from background history 
Planning policy in 2004 viewed any second storey accommodation with roof and dormer windows 
on this site as causing unacceptable loss of amenity. This current application is revisiting what 
has already been deemed unacceptable and is an an attempt by the applicant to reverse the 
original decision which sought to safeguard the amenity of neighbouring bungalows and houses. 
 
Current Plans 
B.1  We wish to draw attention to the Site Location Plan 17_00443_Ful_SITE 
_LOCATION_PLAN_A4_790502 pdf accompanying the current application online. It is inaccurate 
as it does not show the 1994 extension to our house, 93 Ravensgate Road. Since 1994, our 
house has been 5m closer to the boundary with the detached house 55 Beeches Road (owned 
by the applicant). 93 Ravensgate Road has been its present size for at least ten years prior to the 
building of the bungalow 55A by the applicant in 2005 close to and in the rear garden of his 
detached house No 55. 
 
B.2  Summary of relationship of current application to history 
We understand that the present Local Plan [Policy CP4 of Cheltenham Borough Local Plan] 
upholds the same principles as in 2004 and only permits development where it would not cause 
unacceptable harm to the amenity of adjoining residents and land users. Overlooking is a key 
issue where 55A was built following the permission with conditions to prevent unacceptable harm 
due to overlooking and loss of privacy and amenity. 
 
The conditions were imposed on the November 2004 consent in order *"to safeguard the 
amenities of the surrounding area" and to prevent development in the future which would entail 
unacceptable overlooking. The current plans are no different in effect from the original withdrawn 
2004 plans. This current proposal will result in unacceptable overlooking and harm to the amenity 
of the neighbouring properties that the conditions of the Planning Consent in November 2004 did 
their best to mitigate against. 
 



B.3  Objections to current application. 
a. We note that the present plans propose to create a second storey of accommodation by 

putting ten Velux windows and two dormer windows into the roof so creating a second storey. 
Additional accommodation of three bedrooms and two bathrooms will be installed in the roof 
space giving ample opportunity for the overlooking and invasion of privacy and amenity of at 
least five neighbouring properties. We would also like you to consider if this is proportionate 
use of this tightly situated site. 

 
b. Six 1.4m roof windows are proposed for the south-west elevation. All of these give a view of 

the side of our property. The two or three closest will have a significant view across to our two 
rear bedroom windows and also of ourselves as we come and go through the side and back 
door of our house into the garden. The proposed dormer window ffW1 on the south elevation 
will be of a size and in a position less than 10.5m from our boundary that will give a clear view 
over half of our very well used garden. The dormer window on the north-east elevation is 
approximately 5m away from the boundary and will have a view to the top of our garden. Both 
will constitute overlooking and loss of privacy and amenity. Please see further detail under 
B.4 below. 

 
B.4  Our objections and aspects of Planning Statement submitted on behalf of the applicant. 
The submission quotes various aspects of the local guidance for Sustainable Planning and 
Development adopted in 2008 which upholds the principles of maintaining privacy and protecting 
the amenity of neighbouring properties (as it did in 2004). The submission fails to address this 
seriously. See Sections 6.4, 6.7 and 8.2. We strongly refute their assertions that the current 
application is so substantially different from the old plans that it removes the very real concerns 
which were acknowledged in 2004 about overlooking and loss of amenity. Indeed one additional 
roof window has been added to the south-west elevation, hardly less 'modest' in scale. 
 
Additional details of this 2017 application contribute towards our concerns about and objections in 
relation to unacceptable overlooking and harm to amenity. Sections 3.4 and 7.4 of the Planning 
Statement on behalf of the applicant gives the impression that there are numerous roof windows 
in the immediate area. The only one we can see is one roof light in No 4 Ashgrove. We 
understand that this simply allows light through over the stairs and bears no resemblance in size, 
scale or position to the ten roof windows proposed for installation into the new living 
accommodation within the roof of 55A Beeches Road. 
 
Mention is made that the roof windows will start 1.7 metres above floor level and that they will be 
1.4m x .78m. There will be six roof windows of this size on the south-west elevation. The 
bungalow has a higher roofline than the adjacent 1950s bungalows and is therefore already more 
dominant. The six roof windows will be clearly visible from Ravensgate Road and dominate the 
line of vision to the east from outside the bungalow at No 44 Ravensgate Rd.(Sections 7.4 and 
7.6) Quite apart from how they will look aesthetically, 80% of our family would actually be able to 
see out such windows. So any future family similar to ours living there would be able to look into 
our back bedroom windows and see us coming and going through our side and back doors and 
into the garden. Given the increasing height of the population an increasing percentage of the 
population will in future have a view out of windows at this level. Even if obscure glazing is used 
there is no guarantee that this will not be changed and if the windows are opening ones there will 
be a clear view out of the opened window. 
 
Mention is also made of the use of obscure glazing in the 1.43m x 1.05m dormer window on the 
south elevation that runs less than 10.5m (approx 9 to 9.5 for part of its run) from our boundary. A 
window in its position and size (not "modest" Section 6.9) so close to the boundary will give a 
clear view over half of our very well used garden. We are not reassured by the reference to 
obscure glazing as no guarantee can be given that this will not be changed. In addition there 
would also be a clear view out of an open window, be that roof window or dormer window. The 
other dormer of similar size (not obscure glazing) on the south east elevation is approximately 5 
metres away from our boundary and will have an oblique view over the top of our garden. 
 



We would like the Council to take into consideration also that two of the adjoining properties are 
unlikely to make representations during this planning process although issues of overlooking and 
loss of amenity also apply to them: No 55 Beeches Road is owned by the applicant and No 2 
Ashgrove, which is directly impacted, is not in a position to make a detailed response. 
 
We believe that the intention of the condition imposed in the 2004 to prevent overlooking and to 
safeguard the amenities of the adjacent residential properties and surrounding area is still a valid 
reason (in accordance with the 2008 updated plan) for not allowing the creation of a second 
storey with all its implications in this bungalow. We hope that the Council will give serious 
consideration to our concerns about the effects of the installation of three bedrooms and two 
bathrooms with ten roof windows and two dormer windows in the roof space of this bungalow. 
 
  

2 Ashgrove 
Beeches Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8NF 
 

 

Comments: 7th April 2017 
If the proposed application is granted then it will impact heavily at 2 Ashgrove as the property will 
be overlooked by the additional accommodation which is intrusive ('privacy') and it will be 
aesthetically displeasing ('visual impact'). 
 
I also agree with and support the other comments that object to the proposed application. 
 
Comments: 9th April 2017 
If the proposed application is granted then it will impact heavily at 2 Ashgrove as the property will 
be overlooked by the additional accommodation which is intrusive ('privacy') and it will be 
aesthetically displeasing ('visual impact'). 
 
I also agree with and support the other comments that object to the proposed application. 
 
 

Ashgrove  
Beeches Road 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL53 8NF 
 

 

Comments: 5th April 2017 
We live in a bungalow at 1 Ashgrove, adjacent to 55A Beeches Road. Ashgrove road is owned by 
the residents. As well as acting as frontage access, we enjoy time outside maintaining our front 
garden, the road and boundaries.  
 
Our bungalow has three bedrooms. All three bedrooms are situated at the front of the property, 
facing east. The planning application for 55A Beeches Road has three windows facing in a 
westerly direction which are at a height above our bedrooms. We find it completely unacceptable 
that the three proposed upper storey windows at 55A Beeches Road face us and we would lose 
privacy in all of our bedrooms.  
 
No other Ashgrove properties have upper storey overlooking windows and the proposed windows 
at 55A Beeches Road are therefore completely out of keeping with the neighbourhood. 
 



We strongly object to the application on the grounds that the proposed windows overlook 
Ashgrove and the loss of privacy will impact on the peaceful enjoyment of our home, front garden 
and Ashgrove. 
 
   

72 Bafford Approach 
Cheltenham 
Gloucestershire 
GL53 9JB 
 

 

Comments: 10th April 2017 
Letter attached.   
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