
APPLICATION NO: 17/01179/FUL OFFICER: Miss Michelle Payne 

DATE REGISTERED: 20th June 2017 DATE OF EXPIRY: 15th August 2017 

WARD: St Marks PARISH:  

APPLICANT: Homeward Properties Ltd 

AGENT: Coombes Everitt Architects Limited 

LOCATION: 259 Gloucester Road, Cheltenham  

PROPOSAL: Erection of 6no. one bedroom units within an apartment block and a pair of 
semi-detached two bed houses on land adjacent to 259 Gloucester Road 
(revised scheme following refusal of planning permission ref. 17/00165/FUL) 

 
RECOMMENDATION: Permit 
 
 
 

  
This site map is for reference purposes only. OS Crown Copyright. All rights reserved Cheltenham Borough Council 100024384 2007 

 



1. DESCRIPTION OF SITE AND PROPOSAL 

1.1 The application site comprises a parcel of land adjacent to a terrace of properties which 
front Gloucester Road, opposite Cheltenham Spa Railway Station, within St Marks ward. 
The existing terrace to the east contains shops and other commercial uses at ground 
floor, and forms part of larger Neighbourhood Shopping Centre. The terrace presents two 
storeys to Gloucester Road, and three to the rear which face onto a lane leading off 
Roman Road. The remaining boundaries are adjoined by residential properties in Roman 
Road and Libertus Court. Presently the application site is rough ground with no defined 
use. Pedestrian access is provided to the side of the site along with entrance to the 
existing property.  

1.2 Planning permission was granted by committee, in August 2016, for the erection of 4no. 
dwellings on the site.  The approved scheme comprises 2no. two bed semi-detached 
properties to the rear and, to the front, in a building facing towards Gloucester Road, 2no. 
two bed flats.  The buildings are two storeys with pitched roofs, and predominantly faced 
in red brick, with access and 3no. off-street car parking spaces provided via Roman Road.  

1.3 Prior to this, in February 2014, committee members refused planning permission for the 
erection of a three storey extension to the terrace comprising 6no. one bed flats. The 
refused scheme proposed an extension 8.6m wide and 17m deep, with the roof following 
through from the existing building. No off-street parking was proposed. The refusal reason 
was threefold; size and design, amenity, and lack of parking.  

1.4 More recently, in April 2017, planning permission for a scheme comprising 2no. two bed 
semi-detached houses to the rear and, to the front, 6no. one bed flats in a three storey 
building facing towards Gloucester Road, was refused by committee.  The refusal reason 
states: 

The proposal fails to complement and respect neighbouring development and the 
established character of the locality.  The application site is located between two 
widely disparate buildings and the design of the proposed development fails to 
respond to its context and would appear as an incongruous addition in the 
streetscene. 

The proposal is therefore contrary to the requirements of Local Plan Policy CP7 
(Design) and the design advice set out within the National Planning Policy 
Framework. 

1.5 This application is now seeking planning permission for a further revised scheme.  The 
scheme is quite similar to that recently refused, and provides for the same mix of 
accommodation, but has been amended in an attempt to address members concerns.  
The buildings would still have flat roofs and are largely faced in red brick and white 
painted render, but dark grey cladding has been introduced to the upper part of the 
apartment building adjacent to Libertus Court.  This cladding has been introduced to 
provide an improved transition between the new apartment block and the houses in 
Libertus Court which are characterised by steeply pitched, tiled roofs. Additionally, the 
clad part of the building has been stepped in.  As with the previous proposals, vehicular 
access and off-street car parking spaces would be provided via Roman Road.  

1.6 The application has been referred to committee by Cllr Holliday who raises concerns in 
relation to an overbearing impact on, and loss of amenity to, neighbouring properties.  
Members will revisit the site on planning view. 

 

 



2. CONSTRAINTS AND RELEVANT PLANNING HISTORY  

Constraints: 
Airport safeguarding over 15m 
Honeybourne Line 
Neighbourhood Shopping Area 
 
Relevant Planning History: 
13/02180/FUL        REFUSE   24th February 2014      
Erection of three storey extension comprising 6no flats 
 
16/00243/FUL         PERMIT   19th August 2016      
Erection of four dwellings on land adjacent 259 Gloucester Road Cheltenham 
 
17/00165/FUL         REFUSE   21st April 2017      
Erection of 6no. one bedroom units within an apartment block and a pair of semi-detached 
two bed houses on land adjacent to 259 Gloucester Road 
 
 

3. POLICIES AND GUIDANCE 

Adopted Local Plan Policies 
CP 1 Sustainable development  
CP 3 Sustainable environment  
CP 4 Safe and sustainable living  
CP 7 Design  
HS 1 Housing development  
TP 1 Development and highway safety  
 
Supplementary Planning Guidance/Documents 
Development on garden land and infill sites in Cheltenham (2009) 
 
National Guidance 
National Planning Policy Framework 
 
 

4. CONSULTATION RESPONSES 
 
Wales and West Utilities 
29th June 2017  
Letter and Plan available to view on line.  
 
 
Ubico Ltd 
23rd June 2017 
From the information provided it's not clear whether access to empty the bins would be 
gained from Libertus Court or Roman Road. The apartment block should have the 
necessary bin storage area and this should be no more than 30 metres from where the 
collection vehicle is able to park. The individual properties will be required to present their 
containers at the nearest adopted highway which again maybe Libertus Court or Roman 
Road. 
 
 

5. PUBLICITY AND REPRESENTATIONS  

5.1 Letters of notification were sent out to 45 neighbouring properties on receipt of the 
application.  In response to the publicity, objections have been received from 4 local 



residents in Roman Road and Libertus Court.  The comments have been circulated in full 
to Members but largely refer back to previous correspondence.  Additionally, the 
comments refer to the number of applications local residents have been asked to 
comment on on this site in the last few years.  Whilst the Local Planning Authority are 
obliged to deal with any number of applications on an individual site, it is clear that the 
local residents are frustrated at the situation. 

 

6. OFFICER COMMENTS  

6.1 Determining Issues 
6.1.1 The main considerations when determining this application relate to the principle of 

development, design and layout, impact on neighbouring amenity, and parking and 

highway safety.   All of these matters were duly considered in the officer report to 

committee in April, and members will note that the recent refusal reason relates only to 

the design of the building and its relationship to adjacent buildings.  As such, given the 

similarities between the scheme now proposed and the former scheme, this report will 

concentrate on design matters. 

 

6.2 Design and layout 
6.2.1 Local plan policy CP7 (design) requires all new development to be of a high 

standard of architectural design and to complement and respect neighbouring 

development and the character of the locality. 

   

6.2.2 Further guidance is set out within the NPPF at paragraph 56 which advises that 

“Good design is a key aspect of sustainable development, is indivisible from good 

planning, and should contribute positively to making places better for people”. It goes on 

to say at paragraphs 59 and 60 that design policies “should concentrate on guiding the 

overall scale, density, massing, height” etc. and “should not attempt to impose 

architectural styles or particular tastes”. 

 

6.2.3 It is widely acknowledged that this is a particularly difficult site to develop given the 

widely disparate buildings on either side, fronting Gloucester Road. It was suggested 

during the debate at the April committee meeting that the proposed scheme would appear 

out of keeping, and would fail to complement the terrace of shops or houses in Libertus 

Court. However, such is the variety of development in the vicinity that there is no clear 

theme for the new buildings to respond to.  It would be inappropriate for the development 

to try to simply replicate the buildings on either side of the site.  In addition, it was 

suggested that perhaps the apartment block should be located at the rear of the site and 

the houses brought forward; however this would have a far more significant impact on a 

greater number of neighbouring properties. 

 

6.2.4 The applicant’s agent has made reference to some recent developments on nearby 

sites in their submission, including the former Alpha Filling Station redevelopment on 

Queens Road, where contemporary, flat roofed buildings of varying scale have been 

successfully integrated into the street scene alongside more traditional pitched roofed 

buildings.  The contextual analysis also references The Midland Hotel immediately 

northeast of the terrace which, whilst traditional in form, is largely flat roofed.  

 



6.2.5 As previously stated at paragraph 1.5, the proposed buildings would still have flat 

roofs and are largely faced in red brick and white painted render, but dark grey horizontal 

cladding, to match the cladding on the projecting bay window, has been introduced to the 

upper part of the apartment building adjacent to Libertus Court.  Officers consider this to 

be a positive revision to the scheme, which together with the recessed top floor would 

provide for an improved transition between the new apartment block and the houses in 

Libertus Court which are characterised by steeply pitched, tiled roofs. 

 

6.2.6 It is noted that some local residents still do not like the design; however, officers 

continue to consider the general design approach to be appropriate.  

 

6.3 Other matters 

6.3.1 For clarity, further to the Ubico comments at Section 4, access for bin collection 
would be from Roman Road; this is unchanged from the previous schemes, including the 
approved scheme for 4no. units. 

 

7. CONCLUSION AND RECOMMENDATION 

7.1 Applications for planning permission must be determined in accordance with the 
development plan unless material considerations indicate otherwise. 

7.2 The proposal would provide for 8no. additional dwellings within a highly sustainable 
location, and would make a positive, if limited, contribution to the supply of housing in the 
Borough. Additionally, the proposal would also bring about economic benefits through the 
construction process and from the occupation of the proposed dwellings.  

7.3 Officers are mindful of the need to consider the NPPF advice on the presumption in favour 
of sustainable development and the implications of not being able to demonstrate a 5 year 
supply of housing.  

7.4 The principle of development, impact on neighbouring amenity, and parking and highway 
safety has previously been deemed to be acceptable.  With regard to design, officers 
continue to consider the general design approach to be appropriate but welcome the 
revisions to scheme which would provide for an improved transition between the widely 
disparate buildings on either side of the site, fronting Gloucester Road. 

7.5 In considering the planning balance with regard to economic, social and environmental 
matters, officers are of the view that the planning balance is firmly in favour of the 
proposal and the application is therefore recommended for permission, subject to the 
conditions set out below: 

 

8. CONDITIONS 
 
 1 The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 
  
 Reason:  To accord with the provisions of Section 91 of the Town and Country Planning 

Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 
2004. 

 



 2 The development hereby permitted shall be carried out in accordance with the 
approved plans listed in Schedule 1 of this decision notice.  

  
 Reason: For the avoidance of doubt and in the interests of proper planning. 
 
 3 No development shall commence on site unless a Construction Management Plan has 

been submitted to and approved in writing by the Local Planning Authority. 
   
 The Management Plan shall: 
 
 a) specify the type of vehicles used during construction 
 b) provide for the parking of vehicles of site operatives and visitors 
 c) provide for the loading and unloading of plant and materials 
 d) provide for the storage of plant and materials used in constructing the development 
 e) provide for wheel washing facilities; and 
 f) specify the access points to be used and maintained during the construction phase. 
   
 The development shall not be carried out unless in accordance with the details so 

approved.  
   
 Reason: In the interests of highway safety and visual amenity and having regard to 

Policies TP1 and CP4 of the Cheltenham Borough Local Plan (adopted 2006). This 
information is required up front because highway safety could otherwise be 
compromised at the beginning of construction. 

 
 4 No external facing or roofing materials shall be applied unless in accordance with: 
 a) a written specification of the materials; and  
 b) physical sample/s of the materials.  
 The details of which shall have been submitted to and approved in writing by the Local 

Planning Authority.  
   
 Reason: In the interests of the character and appearance of the area, having regard to 

Policy CP7 of the Cheltenham Borough Local Plan (adopted 2006). 
 
 5 Prior to the implementation of any landscaping, full details of a hard and soft 

landscaping scheme shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme shall include details of all walls, fences, trees, 
hedgerows and other planting which are to be retained; details of all new walls, fences, 
other boundary treatment and finished ground levels; details of the hard surface 
treatment of open parts of the site which shall be permeable or drained to a permeable 
area; a planting specification to include [species, size, position and method of planting 
of all new trees and shrubs]; and a programme of implementation.  

   
 All hard and/or soft landscaping works shall be carried out in accordance with the 

approved details. The works shall be carried out prior to the occupation of any part of 
the development unless otherwise agreed in writing by the Local Planning Authority. 

   
 Any trees or plants indicated on the approved scheme which, within a period of five 

years from the date of planting, die, are removed or become seriously damaged, 
diseased or dying shall be replaced during the next planting season with other trees or 
plants of a location, species and size to be first approved in writing by the Local 
Planning Authority.  

   
 Reason:  In the interests of the character and appearance of the area, having regard to 

Policies CP1 and CP7 of the Cheltenham Borough Local Plan (adopted 2006).  
 



 6 The development hereby permitted shall not be occupied until the parking and turning 
areas have been provided in accordance with the approved plans. Such areas shall not 
be used for any purpose other than the parking and turning of vehicles and shall remain 
free of obstruction for such use at all times. 

   
 Reason:  To ensure adequate provision and availability of car parking within the site, 

having regard to Policy TP1 of the Cheltenham Borough Local Plan (adopted 2006). 
 
 7 The development hereby permitted shall not be occupied unless secure, covered cycle 

storage has been constructed in accordance with details which shall have first been 
submitted to and approved in writing by the Local Planning Authority. The cycle storage 
shall at all times be retained in accordance with the approved details.   

   
 Reason: To ensure adequate provision and availability of cycle parking facilities, having 

regard to Policy TP6 of the Cheltenham Borough Local Plan (adopted 2006). 
 
 8 The development hereby permitted shall not be occupied until refuse and recycling 

storage facilities have been provided in accordance with details which shall have first 
been submitted to and approved in writing by the Local Planning Authority. Such areas 
shall not be used for any purpose other than the storage of refuse and recycling and 
shall remain free of obstruction for such use at all times. 

   
 Reason:  To ensure adequate provision of refuse storage, having regard to Policy W36 

of the Gloucestershire Waste Local Plan. 
 
 9 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any order revoking and/or re-enacting that order), all 
windows annotated on the approved plans as being obscured shall at all times be 
glazed with obscure glass to at least Pilkington Level 3 (or equivalent). 

  
 Reason: To safeguard the privacy of adjacent properties, having regard to Policy CP4 

of the Cheltenham Borough Local Plan (adopted 2006). 
 
10 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any order revoking and/or re-enacting that order with or 
without modification), no extensions, garages, sheds, outbuildings, walls, fences or 
other built structures of any kind (other than those forming part of the development 
hereby permitted) shall be erected without express planning permission. 

  
 Reason:  Any further extension or alteration requires further consideration to safeguard 

the amenities of the area, having regard to Policies CP4 and CP7 of the Cheltenham 
Borough Local Plan (adopted 2006). 

 
11 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any order revoking and/or re-enacting that order with or 
without modification), no additional windows, doors and openings shall be formed in the 
development without express planning permission. 

  
 Reason:  Any further openings require detailed consideration to safeguard the privacy 

of adjacent properties, having regard to Policy CP4 of the Cheltenham Borough Local 
Plan (adopted 2006). 

 

INFORMATIVE 
 
 1 In accordance with the requirements of The Town and Country Planning (Development 

Management Procedure) (England) (Amendment No. 2) Order 2012 and the provisions 
of the NPPF, the Local Planning Authority adopts a positive and proactive approach to 



dealing with planning applications and where possible, will seek solutions to any 
problems that arise when dealing with a planning application with the aim of fostering 
the delivery of sustainable development. 

  
 At the heart of this positive and proactive approach is the authority's pre-application 

advice service for all types of development. Further to this however, the authority 
publishes guidance on the Council's website on how to submit planning applications 
and provides full and up-to-date information in relation to planning applications to 
enable the applicant, and other interested parties, to track progress. 

  
 In this instance, having had regard to all material considerations, the application 

constitutes sustainable development and has therefore been approved in a timely 
manner. 

 
   
 

 
 


