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1. Lb¢wh5¦/¢Lhb 

WHAT IS THE CHELTENHAM PLAN? 

1.1. The Cheltenham Plan, together with the Gloucester, Cheltenham and Tewkesbury 

Joint Core Strategy (JCS), the Gloucestershire Minerals and Waste Local Plans and 

any neighbourhood plans made in the future will, when adopted, comprise the 

statutory development plan for Cheltenham up to 2031. The Cheltenham Plan 

must be read in conjunction with the other documents that consist ofmake up the 

development plan as well as the latest iteration of the National Planning Policy 

Framework (NPPF), as policies are not replicated from one document to another. 

Whilst the development plan is primarily concerned with land-use planning, it is a 

ǎƘŀǊŜŘ ǇǊƻƧŜŎǘ ǘƘŀǘ ǿƛƭƭ ǎǳǇǇƻǊǘ ŘŜƭƛǾŜǊȅ ƻŦ Ƴŀƴȅ ƻŦ ǘƘŜ /ƻǳƴŎƛƭΩǎ ƻutcomes set out 

in its Corporate Strategy. 

SUPPORTING EVIDENCE BASE 

1.2. All development plans are required to be supported and justified by robust 

evidence. Gathering evidence is a critical part of the plan-making process. The 

Cheltenham Plan is supported by a wealth of supporting information, including the 

sustainability appraisal, habitats regulations assessment, equalities impact 

assessments, and flooding, landscape and transport studies amongst others. The 

sustainability appraisal and associated assessments are an integral part of the 

whole process and have helped inform the contents of the Cheltenham Plan as it 

has evolved over time. At each stage they will have influenced the content of the 

document by testing the policy options and potential site allocations for their 

contribution towards each of the sustainability objectives. 

1.2.1.3. Unless otherwise stated all data and information stated in the Cheltenham Plan is 

correct as of December 2017.  

PURPOSE OF THE DOCUMENT 

1.3.1.4. The stage of the process that is currently being consulted on is the pre-

submissionMain Modifications stage and shows changes that have arisen during 

the Examination in Public process is the final version of the plan before it is sent to 

the Planning Inspectorate for consideration. All comments made during the 

consultation period will be sent to the Planning Inspectorate to be considered by 

the appointed planning inspector. The results of the previous consultations 

ŘŜǘŀƛƭŜŘ ōŜƭƻǿ ƘŀǾŜ ƘŜƭǇŜŘ ǘƘŜ /ƻǳƴŎƛƭ ǘƻ ΨƴŀǊǊƻǿ ŘƻǿƴΩ ǘƘŜ ŀƭǘŜǊƴŀǘƛǾŜǎ ŀǾŀƛƭŀōƭŜ 
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in meŜǘƛƴƎ ǘƘŜ tƭŀƴΩǎ ǎǘǊŀǘŜƎȅΦ IŀǾƛƴƎ ŎƻƴǎƛŘŜǊŜŘ ǘƘŜ ǊŜƭŜǾŀƴǘ ŜǾƛŘŜƴŎŜΣ ƛƴŎƭǳŘƛƴƎ 

the sustainability appraisal and the findings of the JCS, tThe Cheltenham Plan is 

now presented as a wholeone document with policies that will inform application 

decisions along with broader spatial policies for Cheltenham Borough as a whole. 

 

CONNECTION TO THE JCS AND OTHER PLANNING DOCUMENTS 

1.4.1.5. In a plan-led system, the development plan and neighbourhood plans set out the 

overarching context and specific policies that are used to manage and guide 

development through the decisions the Council makes on planning applications. 

The development plan also sets out higher-level objectives and aspirations that 

aim both to conserve what is valued and cherished within Cheltenham and to 

encourage development in spatial and policy areas the Council wishes to promote 

in the public interest. 

1.5.1.6. Since the adoption of the Cheltenham Borough Local Plan Second Review (2006), 

national planning policy has been rewritten and condensed into a more 

streamlined and accessible format. The emergence of a National Planning Policy 

Framework (NPPF) has also been complemented by the publication of extensive 

national Planning Practice Guidance (nPPG). Developed through these changes, the 

/ƻǳƴŎƛƭΩs strategic planning document, the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy (JCS) was adopted by the three authorities on 11th 

December 2017. 

1.6.1.7. The above changes have meant that many of the requirements set out in 

regulations concerning the contents of a local plan have already been met. For 

example, the JCS identifies objectively assessed housing need for the area and sets 

out requirements for strategic sites. The JCS also contains a suite of strategic 

development management policies on issues such as design, heritage and the 

provision of infrastructure. 

1.7.1.8. The NPPF and nPPG provide detailed planning policy direction which is explicit in 

stating that this guidance should not be duplicated at a local level. The JCS picks up 

the strategic elements of policy but does not always provide local detail. This is 

why there is a need for the Cheltenham Plan to follow closely on from the 

adoption of the JCS. Therefore, for all policy topics except retail, the JCS along with 

this Cheltenham Plan replace all policies found in the Cheltenham Borough Local 

Plan Second Review (2006). 

1.8.1.9. The JCS authorities have agreed to undertake an immediate review with regards to 

retail.  Therefore, until such time as the retail review can be adopted by the JCS 
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authorities, the existing retail policies within the Cheltenham Borough Local Plan 

(2006) will continue to be used. This is consistent with the wording of JCS policy 

SD2 which was subject to detailed examination. 

1.9.1.10. It would not be possible to develop Local Plan policies for retail without taking into 

account the strategic context, but it would also not be reasonable to delay the 

production of the Cheltenham Plan until the review is concluded. Therefore, during 

the writing of the Cheltenham Plan, it was agreed to defer consideration of retail 

to this wider review. The JCS retail review will cover both strategic and local polices 

for retail in Cheltenham as part of its remit. 

WHAT HAS HAPPENED PREVIOUSLY 

1.10.1.11. Work on the preparation of the Cheltenham Plan began in 2012. Since that 

time, engagement with the community and stakeholders has taken place to inform 

what the future contents of the Cheltenham Plan should be and how it should be 

progressed. This is part of a process known as scoping and is one step in meeting 

the statutory requirements for the preparation of a development plan document. 

The scoping document was subject to an eight-week public consultation ending 2nd 

September 2013. 

1.11.1.12. Scoping and development of the Cheltenham tƭŀƴΩǎ Ǿƛǎƛƻƴ ŀƴŘ ƻōƧŜŎǘƛǾŜǎ ǿŀǎ 

followed by publication and consultation on the Issues and Options report in June 

2015. This stage in the process identified what the Council considered to be the 

main planning issues and policy options available to help deliver both the vision 

and objectives of the Cheltenham Plan and the Council's own corporate vision. 

1.12.1.13. Following the Issues and Options consultation, a further round of 

consultation took place which presented the Preferred Options consultation. This 

was informed by previous consultation responses and further evidence base work, 

which allowed the overarching strategy to be narrowed down and become more 

focussed. The consultation took place in February/March 2017 and ran for six 

weeks.  

1.13.1.14. Originally it was intended that the Cheltenham Plan should be formed in two 

parts. Part One was to be developed first, detailing allocations for housing and 

economic development along with designations of Local Green Space and 

accompanied by an economic strategy. Part Two would follow and would contain 

all development management policies and cover the remaining subject areas. 

However, with the JCS schedule being delayed, it has been possible to present 

both Parts One and Two as a whole in the pre-submission document. 
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2012/13 
ωScoping Report - 8-week consultation 

2015 
ωIssues and Options - 6-week consultation 

2017 
ωPreferred Options - 6-week consultation 

2018 
ωPre-submission - 8-week consultation 

Oct 
2018 

ωSubmit to Planning Inspectorate 

2019 
ωExamination in Public 

Early 
2020 

ωCheltenham Plan adopted 

TIMELINE 

 

WHAT HAPPENS NEXT? 

1.14.1.15. Following the close of the pre-submissionMain Modifications consultation, 

the responses will be submitted to the Planning Inspectorate. The pre-

submissionMain Modifications consultation will last for minimum of sixeight 

weeks. and will begin early in 2018. Therefore, submission is likely to take place 

during spring 2018, with an expected Examination in Public during summer 2018. 

As many of the strategic level issues have already been agreed through the JCS 

Examination in Public, it is hoped that the examination process for the Cheltenham 

Plan will not be lengthy; however, an exact time scale cannot be defined. 
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2. ±L{Lhb !b5 h.W9/¢L±9{ 

   

2.1. Following the scoping consultation in 2013, the Council published a draft vision 

and objectives for the Cheltenham Plan in February 2014. The draft vision and 

objectives were subject to consultation as part of Issues and Options consultation 

exercise in June 2015 and also as part of the Preferred Options consultation in 

January 2017. During this time, there has been an extensive public examination 

and adoption of the Gloucester, Cheltenham and Tewkesbury Joint Core Strategy 

(JCS), as well as the adoption of the Local Enterprise PartnershipΩǎ (LEP) Strategic 

Economic Plan (SEP), both of which have helped to shape theis Cheltenham pPlan. 

2.2. CǳǘǳǊŜ ƴŀǘƛƻƴŀƭ ƎƻǾŜǊƴƳŜƴǘ ǇƻƭƛŎƛŜǎΣ ƛƴ ǇŀǊǘƛŎǳƭŀǊ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ǘƘŜ ¦YΩǎ 

ambitious Industrial Strategy, will focus heavily on place, people and industries. 

The combination of the Cheltenham Plan and the JCS will help ensure that 

Cheltenham plays a pivotal role in facilitating an increase in productivity and 

providing significant economic growth across the Borough and the county of 

Gloucestershire. 

2.3. Local communities, businesses, developers and visitors have all helped to shape 

what the Cheltenham Plan should deliver (the vision) and how it should be 

achieved (the objectives). Wide-ranging consultation has given the Cheltenham 

Plan a firm direction in which to move forward and this is reflected in the 

document that follows.  

2.4. It should be noted that the Cheltenham Plan vision and objectives should also be 

ǾƛŜǿŜŘ ǿƛǘƘƛƴ ǘƘŜ ŎƻƴǘŜȄǘ ƻŦ ǘƘŜ W/{Ωǎ Ǿƛǎƛƻƴǎ ŀƴŘ ƻōƧŜŎǘƛǾŜǎ ŀǎ ǿŜƭƭ ŀǎ ǘƘŜ 

/ƻǳƴŎƛƭΩǎ ƻǿƴ ŎƻǊǇƻǊŀǘŜ ǾƛǎƛƻƴΦ 

2.5. The Cheltenham Plan is also being developed alongside an emerging Place Strategy 

for the Borough. The objective of the Place Strategy is to draw together the strands 

which impact on defining Cheltenham as a place and to act as a leadership and 

influencing tool to support economic growth and the wider well-being of our 

communities. The chosen way forward will therefore need to ensure that the 

Cheltenham Plan remains consistent and continues to support the wider aims and 

objectives of the Council. 

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically chapter part 2- Vision & Objectives 
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2.6. The preparation of the Cheltenham Plan has been led by a cross-party member 

working group, steering its direction since the scoping consultation in 2013. 

 

VISION THEME A 

2.7. Cheltenham is a place where people live in strong, safe, healthy, well-served and 

well-connected communities which are successful and sustainable places in 

which to live and work, and which contain the necessary infrastructure to 

support social and cultural life together with space for people and places to 

evolve in future.  

THEME A OBJECTIVES 

a) wŜŎƻƎƴƛǎŜ ǘƘŜ ƭƻŎŀƭ ŘƛǎǘƛƴŎǘƛǾŜƴŜǎǎ ƻŦ /ƘŜƭǘŜƴƘŀƳΩǎ ǾŀǊƛƻǳǎ ƴŜƛƎƘōƻǳǊƘƻƻŘǎ ŀƴŘ 

deliver regeneration where appropriate;  

b) Ensure provision of sufficient housing land and other opportunities for residential 

development to meet the needs of the current and future population of the 

Borough;  

c) Understand what people need from the places where they live and work, to help 

create socially sustainable communities using locally specific models; 

d) Ensure that new communities are integrated with neighbouring communities to 

promote cohesion, address issues of deprivation, and reduce social isolation;  

e) Enable investment in schools, healthcare and other community facilities and meeting 

places in order to support new and existing communities;  

f) Increase opportunities for sport and active leisure, particularly in areas of under-

provision;  

g) Design places, with a focus on connectivity, that are accessible to all and where 

barriers to walking and cycling are removed so that active travel and public transport 

are the default choices; 

h) Improve health outcomes by promoting and prioritising active travel; 

i) Support a network of neighbourhood centres that provide an appropriate range of 

local amenities to support sustainable communities; 

j) Ensure that new development protects public safety and amenity and creates 

environments that contribute to reducing crime and fear of crime. 
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VISION THEME B 

2.8. Cheltenham is a place with a prosperous and enterprising economy where 

education, skills and employment opportunities are increasing and diversifying, 

where businesses choose to invest and deliver increased value of economic 

output, and where the benefits are felt by all. 

THEME B OBJECTIVES 

a) Ensure provision of sufficient sites and a range of employment land and other 

opportunities for economic development to attract new businesses and to enable 

existing businesses to grow and develop within Cheltenham, creating an 

environment that supports economic growth, provision of local jobs, and flexibility 

within the local economy; 

b) Promote the development of adaptable and flexible employment space within 

Cheltenham so that sites and buildings can be re-used with minimal environmental 

impact;  

c) Support opportunities for business start-ups and small / medium-sized enterprises 

(SMEs); 

d) Assist in developing and maintaining an attractive retail offer in the town centre and 

other designated centres;  

e) Help secure a balanced economy overall which includes a focus on retail and leisure 

employment in the central core; 

f) Deliver a range of sustainable transport choices through appropriate infrastructure 

improvements including better cross-town and local links, prioritised junctions, and 

improved public transport. 

g) Encourage knowledge-intensive services businesses in high-value sectors; 

h) {ǳǇǇƻǊǘ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ /ƘŜƭǘŜƴƘŀƳΩǎ ŜŘǳŎŀǘƛƻƴŀƭ ŦŀŎƛƭƛǘƛŜǎ ǘƻ ŜƴǎǳǊŜ ǘƘŀǘ ǘƘŜ 

young people have access to a wide range of opportunities. 

 

  



 

8 
 

VISION THEME C 

2.9. Cheltenham is a place where the quality and sustainability of our cultural assets 

and natural and built environment are valued and recognised locally, nationally 

and internationally, and where tourists choose to visit and return.  

THEME C OBJECTIVES 

a) /ƻƴǎŜǊǾŜ ŀƴŘ ŜƴƘŀƴŎŜ /ƘŜƭǘŜƴƘŀƳΩǎ ŀǊŎƘƛǘŜŎǘǳǊŀƭΣ ǘƻǿƴǎŎŀǇŜ ŀƴŘ ƭŀƴŘǎŎŀǇŜ 

heritage, particularly both within and without of ǘƘŜ ǘƻǿƴΩǎ ŎƻƴǎŜǊǾŀǘƛƻƴ ŀǊŜŀǎΤ 

b) /ƻƴǎŜǊǾŜΣ ƳŀƴŀƎŜ ŀƴŘ ŜƴƘŀƴŎŜ /ƘŜƭǘŜƴƘŀƳΩǎ ƴŀǘǳǊŀƭ ŜƴǾƛǊƻƴƳŜƴǘ ŀƴŘ ōƛƻŘƛǾŜǊǎƛǘȅ, 

including its parks and gardens, its trees and green spaces,  its countryside, and the 

Cotswolds Area of Outstanding Natural Beauty;  

c) {ǳǇǇƻǊǘ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ /ƘŜƭǘŜƴƘŀƳΩǎ ǎǇƻǊǘƛƴƎΣ ŎǳƭǘǳǊŀƭΣ ŀǊǘǎ ŀƴŘ ǘƻǳǊƛǎƳ 

infrastructure (including public art) to ensure that the Borough maintains its 

reputation as a cultural destination and continues to be an attractive place to visit;  

d) Address the challenge of climate change, ensuring that development meets high 

design and sustainability standards and is built to be adaptable over the long term;  

e) Improve pedestrian and cycle connectivity and permeability throughout the town by 

creating a network of convenient routes which include multifunctional green spaces 

that link with the wider countryside, attractive and safe streets and spaces, and 

measures which reduce the visual and environmental impact of vehicular traffic; 

f) Support provision, maintenance and continued investment in a high-quality public 

and private realm, including public hard-landscaped areas, formal and informal 

green spaces, and private gardens that contribute to local amenity and wildlife 

biodiversity;  

g) Manage and reduce the risk of flooding within the Borough.  

2.10. During the course of the plan period, the Cheltenham Plan will seek to ensure that 

all the above objectives are realised through the implementation of the following 

policy proposals.

Comment [A1]: MM001 
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3. 9at[h¸a9b¢  

  

CONTEXT 

3.1. The Cheltenham Plan is putting forward a strategy which is intended to better 
manage the use of employment land as part of a coordinated approach with the 
Joint Core Strategy (JCS) to meet ambitious aspirations for growth, open up 
opportunities for large companies, small-medium enterprises (SMEs)SMEs and 
business start-ups, and create a vibrant, competitive economy. Our ambition is to 
create an environment that supports economic growth and flexibility within the 
local economy, whilst also recognising the strategic role Cheltenham plays in the 
wider economy of Gloucestershire and regionally. 

3.2. In land use terms, three primary strands have emerged from the key issues 

identified at the Cheltenham Plan Issues and Options Stage in 2015 which took 

account of consultation on the Local Plan Scoping Report in 2013, the findings of 

the Economic Strategy in 2015, and more recent engagement with local business 

leaders. These are: 

¶ the need to appropriately manage the use of land and premises 

¶ the need to maximise the opportunities presented by the cyber security 

industry 

¶ support for business start-ups and SMEs 

3.3. These are considered further below, with further evidence and supporting 

information included in the Employment Background Paper published separately. 

POLICY EM1: SAFEGUARDING KEY EXI STING 
EMPLOYMENT LAND AND BUILDINGS   

The following sites, which are shown on the Cheltenham Plan Proposals Map, have been 
identified as containing key employment land to be safeguarded for employment purposes: 

1. Runnings Road (Kingsditch Trading Estate, Block 1 and Blocks 5-7) 

2. Gloucester Road, Benhall (GCHQ) 

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policy SD1- Employment (except Retail) 
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3. Jessop Avenue / St. James Square 

4. New Barn Lane (UCAS) 

5. Tewkesbury Road (Block 1) 

6. Cheltenham Trade Park 

7. Hatherley Lane (The Reddings) 

The following sites, which are shown on the Cheltenham Plan Proposals Map, have been 
identified as locations for new employment development and are delineated on Plans E1-E4 
below. The red lines on Plans E1-E4 mark the boundaries of the allocations and are 
separately and collectively part of this policy. 

a) Land south of Jessop Avenue, Town Centre (E1) 

b) Land adjacent to B&Q, The Reddings (E2) 

c) Land north-west of Grovefield Way, The Reddings (E3) 

d) Land at Chelt Walk, Town Centre (E4) 

Proposals for traditional B class employment uses or Sui Generis uses that exhibit the 
characteristics of traditional B class employment will be supported at these locations subject 
to being in accord with other relevant policies embodied within this Plan. 

Provision is required to deal with flood risk in any new development of Site E4 as set out in 
the supporting text below. The necessary sewerage infrastructure should be provided for 
sites E2 and E3 prior to occupation to avoid local exceedance of the sewer networks. 

Development proposals for a change of use of land and buildings currently or last in 
employment use (Note 1) on key existing employment sites will not be permitted except 
where: 

a) i. The proposed use is Sui Generis but exhibits characteristics of traditional B1, B2 or 
B8 employment uses (Note 2); or 

ii. The proposed use provides new high-skilled jobs such as those associated with 
knowledge-based service and technology industries. 

iii. The applicant can demonstrate in exceptional circumstances that a key existing 
employment site has no reasonable prospect of remaining in employment use. 

New employment allocations made under Policy EM3 of the Cheltenham Local Plan and new 
The sites identified for new employment development together with new strategic 
employment allocations made as part of the Gloucester, Cheltenham and Tewkesbury Joint 
Core Strategy, namely, Land at West Cheltenham and Land at North West Cheltenham, will 
also be safeguarded in accordance with the above criteria on completion of development. 
by Policy EM1 on completion of development. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme B - 
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objectives a, b and e. 

Note 1: Employment use means B class employment uses together with those Sui Generis 

uses that exhibit characteristics of traditional B1, B2 and B8 uses such as car sales, a 

ōǳƛƭŘŜǊΩǎ ȅŀǊŘΣ ƻǊ ŀ ǾŜƘƛŎƭŜ ƻǊ ǘƻƻƭ ƘƛǊŜ ōǳǎƛƴŜǎǎΦ ¢ƘŜ ƭƛǎǘ ƛǎ not exhaustive. 

Note 2: Sui Generis uses which may require an employment location are the same as those 

listed at Note 1, although the list is not exhaustive. 

KEY EMPLOYMENT LAND 

3.4. The Council will seek to ensure that the best, most versatile employment land 

defined as Key Employment Land on the Local Cheltenham Plan Proposals Map will 

remain available for B1, B2 and B8 employment uses and not eroded for other 

uses. 

3.5. These sites are recognised as having the potential to make a significant 

contribution to the aim of delivering new jobs and increasing gross-value-added 

(GVA) /  productivity in Cheltenham over the Plan Period and would assist in 

meeting the aspirations for growth set out in the Strategic Economic Plan (SEP). 

The list of sites is included in Policy EM1. 

3.6. ! ǎƛǘŜΩǎ ŘŜǎƛƎƴŀǘƛƻƴ ŀǎ ŀ ƪŜȅ ǎƛǘŜ ƛǎ ōŀǎŜŘ ƻƴ ƻƴŜ ƻǊ ƳƻǊŜ ƻŦ ŀ ǾŀǊƛŜǘȅ ƻŦ ŦŀŎǘƻǊǎ 

and, to this end, identified sites can exhibit a range of differing characteristics. The 

following have considered first and foremost: 

¶ Whether the character of the site is predominantly traditional 

employment-based (use classes B1/B2/B8);  

¶ The location of the site in terms of its strategic and local accessibility; 

¶ Access to the site by public transport, walking and cycling ŀƴŘ ǘƘŜ ǎƛǘŜΩǎ 

ability to improve local transport / connectivity; 

¶ The proximity of community facilities to help support the workforce; 

¶ The size of the site and its capacity for expansion in future; 

¶ Whether there is currently a limited supply of such premises / 

accommodation across the Borough; 

¶ Whether there is market demand / requirements for such locations; 

Comment [HM2]: MM002 
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¶ The lack of constraints (physical or otherwise) to unhindered continued use 

or future expansion. 

3.7. By identifying key sites in this way, it is intended that the Cheltenham Plan will 

provide a more refined and focussed approach to facilitating and enabling 

economic growth than before, and that by protecting such sites, the Cheltenham 

Plan will help ensure a more balanced economic strategy which simultaneously 

helps to capitalise on key areas, such as the recent rapid growth in demand for 

serviced office accommodation. 

3.8. To not follow such an approach would risk further loss of high-quality business and 

enterprise parks and premium -grade offices and would delay the Cheltenham 

tƭŀƴΩǎ ŀōƛƭƛǘȅ ǘƻ ƳŜŜǘ ǘƘŜ ƴŜŜŘǎ ƻŦ existing business and attract new businesses to 

the area. The resulting lack of employment space in sustainable locations could 

result in increased car use as businesses are forced to locate outside the town, 

thus negatively affecting the local economy. 

 

SPATIAL CHARACTERISTICS 

3.9. It will be noted that the distribution pattern of key employment sites possesses a 

strong spatial dimension whereby there is a greater concentration of sites towards 

the west of Cheltenham, particularly along the A4019 and the A40. The area 

benefits from very good strategic access, being close to the M5 motorway and with 

good connections to Junctions 10 and 11. Whilst Junction 10 is still constrained 

through being two-way rather than four-way, sites to the west of Cheltenham 

would stand to benefit further should investment be forthcoming to facilitate an 

all-movements junction in future. The Council is committed to keep up the 

pressure of lobbying to influence this and is working closely with key partners on 

achieving a satisfactory outcome, namely to get Junction 10 included on the post-

2020 Roads Investment Strategy. The economic strategy as set out in this Plan will 

support that activity. Upgrading the junction will provide significant economic 

growth opportunities by unlocking the potential of additional land. 

3.10. The strategic position of these sites, their good accessibility, and their 

attractiveness to the market have all been influential in determining their 

identification as containing key employment land. The resulting spatial dimension 

dovetails with the vision and associated land-use strategy of the JCS whereby there 

is a clear preference for capitalising on development opportunities in the west 

through strategic land allocations in proximity to appropriate infrastructure, 

employers offering high-value jobs and services, and the potential for significant 

inward investment.  
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3.11. On Kkey Eemployment Lland, a change of use will be permitted for Sui Generis 

uses exhibiting characteristics of traditional employment uses (B1, B2, B8) or for 

uses that provide new, highly- skilled jobs or high-value-added activities such as 

research and education. 

3.12. The above policy reflects the approach to safeguarding key existing employment 

land in Cheltenham. In addition to the existing employment sites identified, it is 

intended that key employment land includes a small number of new employment 

allocations being made under Policy EM3 of the Cheltenham Plan, together with 

those strategic employment allocations at West Cheltenham and North West 

Cheltenham being made as part of the JCS when any relevant development at 

either of those locations is completed.  

NEW EMPLOYMENT DEVELOPMENT 

3.13. Though the emphasis of tƘŜ /ƘŜƭǘŜƴƘŀƳ tƭŀƴΩǎ ŜƳǇƭƻȅƳŜƴǘ ǎǘǊŀǘŜƎȅ ƛǎ ǘƻ 

safeguard relevant sites and premises from inappropriate changes of use, the 

Cheltenham Plan is also making a small number of employment allocations within 

the Principal Urban Area. In this way, it is intended to provide further certainty as 

to where traditional B class employment activities will be concentrated whilst also 

providing a greater degree of choice and flexibility to the market. 

3.14. Each of these employment allocations is considered to be a key employment site 

and upon completion of built development will be safeguarded from inappropriate 

changes of use by Policy EM1. It is also intended that land within Cheltenham 

Borough that is subject to the strategic employment allocations made through the 

adopted JCS, namely, land at West Cheltenham and land at North West 

Cheltenham, will be safeguarded by Policy EM1 on completion of any relevant 

development. 

JESSOP AVENUE (E1) 

3.15. The site measures approximately 0.34 ha and comprises a flat parcel of brownfield 

land located to the south of Jessop Avenue on the western edge of Cheltenham 

Town Centre. Planning permission for the erection of a six-storey B1 office 

development was granted in October 2016 with the development currently under 

construction. 

LAND ADJACENT TO B&Q, THE REDDINGS (E2) 

3.16. The site is a flat parcel of land located to the south of Hatherley Lane, The 

Reddings on the western periphery of Cheltenham. It lies immediately south of the 

existing Pure Offices serviced business accommodation and is extremely well 
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connected to the strategic highway network via the A40 and J11 of the M5. 

Measuring approximately 0.86 ha, the allocation offers an ideal opportunity for the 

expansion of contemporary business activities within a modern business park 

environment. The site, which can be categorised as brownfield land, has previously 

been used for employment purposes. 

GROVEFIELD WAY (E3) 

3.17. The site occupies a flat parcel of land to the north-west of Grovefield Way, The 

Reddings on the western periphery of Cheltenham.  It lies immediately west of the 

Gloucestershire County Council Park & Ride facility at Arle Court and is extremely 

well connected to the strategic highway network along the A40 and to J11 of the 

M5. Measuring approximately 4.1ha, the allocation provides an opportunity for the 

establishment of a modern business environment at an important gateway 

location. The site can be categorised as greenfield and currently benefits from an 

extant planning consent for B1 employment uses. The Principal Urban Area is 

being amended to accommodate this allocation and part of the site already houses 

a flagship car dealership.  

 

 

CHELT WALK (E4) 

3.18. The site is located on flat land at the western edge of Cheltenham Town Centre 

and measures approximately 0.68 ha. It is currently used as a pay and display car 

park and therefore constitutes brownfield land. As the site and surrounding land is 

located within Flood Zones 2 and 3, appropriate design will need to mitigate any 

potential impacts, for example, by utilising lower floors for car parking. In order to 

mitigate risk of flooding the following should be incorporated into the design and 

layout of the site at application stage: 

 

¶ Provide at minimum an 8 metre buffer from the top of bank of the River Chelt;  

¶ Provide river corridor enhancements that help to protect and enhance the 
biodiversity and river setting at this location;  

¶ Not result in a net loss in flood plain storage or adversely impact out-of-bank 
flows, with opportunities explored to provide flood risk betterment;  

¶ Provide financial contributions to the flood warning service, maintenance and 
future improvements of the adjacent River Chelt flood alleviation scheme; and  

¶ All finished floor levels should be set 600mm above the 1 in 100 year level, 
including an appropriate allowance for climate change.  
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The land is considered to be a prime employment site capable of accommodating a 

modern office development. 

3.24 The development or change of use of land for new employment uses at locations not 

specifically covered by the Cheltenham Plan will be permitted where the proposals 

accord with Policies SD1 and SD2 of the JCS. 
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POLICY EM2: SAFEGUARDING NON -DESIGNATED 
EXISTING EMPLOYMENT LAND AND BUILDINGS  

Development proposals for a change of use of land and buildings currently or last in 
employment use (Note 1) will only be permitted where: 

a) buildings were constructed and first occupied for residential use; 

or 

b) the loss of the site to other uses does not have a detrimental impact on the 
continuing operation of existing businesses in the vicinity (Note 2) and; 

i. The proposed use is job-generating (Note 3) with any loss of existing 
provision being offset by a net gain in the quality (Note 4) and / or the 
number of jobs provided on the site; or 

ii. Development of the site will ensure the relocation of an existing firm to a 
more suitable location within the Borough (Note 5); or  

iii. There has been a sustained and long-term absence of economic activity on 
the land with no reasonable prospect of the land being used for employment 
(Note 6); 

or 

c) The applicant for planning permission can demonstrate that employment use 
creates unacceptable environmental or traffic problems which cannot be 
satisfactorily resolved. 

Proposals for the redevelopment of non-designated employment sites will need to consider 
matters of viability in demonstrating adherence to the following sequential approach in 
order of preference: 

1) Traditional B class employment-based redevelopment 

2) Job-generating redevelopment (Note 3) 

3) Mixed-use redevelopment including traditional B class employment uses 

4) Mixed-use redevelopment including job-generating uses (Note 3) 

5) Non-employment redevelopment 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme B - 
objectives a, b and e. 

Note 1: Employment use means B class employment uses together with those Sui Generis 

uses that exhibit characteristics of traditional B1, B2 and B8 uses such as car sales, a 

ōǳƛƭŘŜǊΩǎ ȅŀǊŘΣ ƻǊ ŀ ǾŜƘƛŎƭŜ ƻǊ ǘƻƻƭ ƘƛǊŜ ōǳǎƛƴŜǎǎΦ ¢ƘŜ ƭƛǎǘ ƛǎ ƴƻǘ ŜȄƘŀǳǎǘƛǾŜΦ 
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bƻǘŜ нΥ ΨLƴ ǘƘŜ ǾƛŎƛƴƛǘȅΩ refers to adjacent business land and property; and /or business land 

and property within the same business site or estate; and /or business land and property 

within the wider neighbourhood. Each case will be considered on the basis of its particular 

locational charactŜǊƛǎǘƛŎǎ ǿƛǘƘ ǘƘŜ ƻǾŜǊŀƭƭ ŀƛƳ ōŜƛƴƎ ǘƻ Ƴŀƛƴǘŀƛƴ ŀƴŘ ŜƴƘŀƴŎŜ ǘƘŜ .ƻǊƻǳƎƘΩǎ 

employment offer.  

Note 3: Job-generating uses include retail, leisure facilities, education, health services, 

residential care, and tourism. This list is not exhaustive and other uses may also be relevant. 

Proposals for retail uses will also need to comply with the sequential test and the 

Development tƭŀƴΩǎ ǊŜǘŀƛƭ ǇƻƭƛŎƛŜǎΦ ¢ƘŜ ŀǎǎŜǎǎƳŜƴǘ ƻŦ ǿƘŜǘƘŜǊ ƻǊ ƴƻǘ ŀ ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ΨƧƻō-

ƎŜƴŜǊŀǘƛƴƎΩ ǿƛƭƭ ƴƻǘ ƴƻǊƳŀƭƭȅ ƛƴŎƭǳŘŜ Ƨƻōǎ ǎƻƭŜƭȅ ǊŜƭŀǘŜd to the construction phase of 

development. 

Note 4: Quality jobs may include knowledge-based service and technology jobs such as cyber 

security and ICT / digital industries; manufacturing and engineering; jobs in professional 

services such as insurance; and visitor economy jobs that help increase spend in Cheltenham. 

This list is not exhaustive and other uses may also be relevant. 

Note 5: Evidence will be required to demonstrate why the existing site is unsuitable for the 

current use, why the alternative site is more suitable, and why other uses are considered 

necessary in order to facilitate the relocation of the current user elsewhere within the 

Borough. 

Note 6: Evidence will be required to demonstrate the lack of demand and consider the need 

for employment land currently or in future. At the heart of the criterion is the need to 

undertake an active advertising and marketing campaign that has been sustained over an 

appropriate period of time and has had regard to market characteristics. The amount of 

time that a campaign should be carried out is likely to vary depending on the scale of the 

redevelopment proposed and the amount of employment land that will potentially be lost. A 

period of not less than one year provides a reasonable benchmark.    

EMPLOYMENT OUTSIDE OF KEY EXISTING EMPLOYMENT SITES 

3.12.3.19. Land and purpose-built premises currently or last in employment use but not 

identified as Key Existing Employment Sites will also be safeguarded for a range of 

employment and job-generating uses such as offices, industrial, warehousing, 

leisure, education, research, health services, and tourism facilities. The list is not 

exhaustive and where an applicant can demonstrate another use is job-generating, 

this will be assessed on its own individual merits. 

3.13.3.20. Where the use falls outside B1/B2/B8, the proposed job-generating use 

should be the primary activity and proposals will need to demonstrate how the 



 

22 
 

redevelopment contributes to net increase in jobs available or adds value to the 

local economy. Proposals for retail will need to comply with relevant retail policies. 

3.14.3.21. A sequential approach is taken to the redevelopment of non-designated 

employment sites. Re-development of the site for non-employment development 

will only be allowed if it can be demonstrated that, firstly, employment or job-

generating based redevelopment, and secondly, mixed-use development 

generating some employment is not viable. 

3.15.3.22. Exceptions to the policy may be permitted where continuation of the existing 

use is undesirable on traffic, amenity or environmental grounds, or there is a 

demonstrable lack of demand for employment use, currently or in future. 

3.16.3.23. The above policy reflects the approach to safeguarding non-designated 

employment sites in Cheltenham. 

POLICY EM3: NEW EMPL OYMENT ALLOCATIONS  

The following sites, which are shown on the Cheltenham Plan Proposals Map, have been 
identified as locations for new employment development and are delineated on Plans E1 ς 
E4 below. The red lines on Plans E1 ς E4 mark the boundaries of the allocations and are 
separately and collectively part of this policy. 

3.1 Land south of Jessop Avenue, Town Centre (E1) 

3.2 Land south of Hatherley Lane, The Reddings (E2) 

3.3 Land north-west of Grovefield Way, The Reddings (E3) 

3.4 Land at Chelt Walk, Town Centre (E4) 

Proposals for traditional B class employment uses or Sui Generis uses that exhibit the 
characteristics of traditional B class employment will be supported at these locations subject 
to being in accord with other relevant policies embodied within this Plan. 

The contents of Policy EM3 reflect the evidence bases of the Gloucester, Cheltenham and 
Tewkesbury Joint Core Strategy and the Cheltenham Plan. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme B - 
objectives a, b and e. 

NEW EMPLOYMENT DEVELOPMENT 

3.17. ThoǳƎƘ ǘƘŜ ŜƳǇƘŀǎƛǎ ƻŦ ǘƘŜ /ƘŜƭǘŜƴƘŀƳ tƭŀƴΩǎ ŜƳǇƭƻȅƳŜƴǘ ǎǘǊŀǘŜƎȅ ƛǎ ǘƻ 

safeguard relevant sites and premises from inappropriate changes of use, the Plan 

is also making a small number of employment allocations within the Principal 

Urban Area. In this way, it is intended to provide further certainty as to where 
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traditional B class employment activities will be concentrated whilst also providing 

a greater degree of choice and flexibility to the market. 

3.18. Each of these employment allocations is considered to be a key employment site 

and upon completion of built development will be safeguarded from inappropriate 

changes of use by Policy EM1. It is also intended that land within Cheltenham 

Borough that is subject to the strategic employment allocations made through the 

adopted JCS, namely, land at West Cheltenham and land at North West 

Cheltenham, will be safeguarded by Policy EM1 on completion of any relevant 

development. 

JESSOP AVENUE (E1) 

3.19. The site measures approximately 0.34 ha and comprises a flat parcel of brownfield 

land located to the south of Jessop Avenue on the western edge of Cheltenham 

Town Centre. Planning permission for the erection of a six-storey B1 office 

development was granted in October 2016 with the development currently under 

construction. 

HATHERLEY LANE (E2) 

3.20. The site is a flat parcel of land located to the south of Hatherley Lane, The 

Reddings on the western periphery of Cheltenham. It lies immediately south of the 

existing Pure Offices serviced business accommodation and is extremely well 

connected to the strategic highway network via the A40 and J11 of the M5. 

Measuring approximately 0.86 ha, the allocation offers an ideal opportunity for the 

expansion of contemporary business activities within a modern business park 

environment. The site, which can be categorised as brownfield land, has previously 

been used for employment purposes. 

GROVEFIELD WAY (E3) 

3.21. The site occupies a flat parcel of land to the north-west of Grovefield Way, The 

Reddings on the western periphery of Cheltenham.  It lies immediately west of the 

Gloucestershire County Council Park & Ride facility at Arle Court and is extremely 

well connected to the strategic highway network along the A40 and to J11 of the 

M5. Measuring approximately 6.4ha, the allocation provides an opportunity for the 

establishment of a modern business environment at an important gateway 

location. The site can be categorised as greenfield and currently benefits from an 

extant planning consent for B1 employment uses. The Principal Urban Area is 

being amended to accommodate this allocation and part of the site already houses 

a flagship car dealership.  
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CHELT WALK (E4) 

The site is located on flat land at the western edge of Cheltenham Town Centre 

and measures approximately 0.68 ha. It is currently used as a pay and display car 

park and therefore constitutes brownfield land. As the site and surrounding land is 

located within Flood Zones 2 and 3, appropriate design will need to mitigate any 

potential impacts, for example, by utilising lower floors for car parking.The land is 

considered to be a prime employment site capable of accommodating a modern 

office development, although it is recognised that a small element of residential 

may potentially be possible as part of a successful scheme and may help knit the 

development with the varied surrounding land uses. 

3.24 The development or change of use of land for new employment uses at locations not 

specifically covered by the Cheltenham Plan will be permitted where the proposals 

accord with Policies SD1 and SD2 of the JCS. 
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Policy EM3: Land south of Jessop Avenue, Town 

1:2000 Centre (E1)  
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Policy EM3: Land south of Hatherley Lane, The 

1:2000 Reddings (E2)  
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Policy EM3: Land north-west of Grovefield Way, The 

1:5000 Reddings (E3)  
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Policy EM3: Chelt Walk (E4) 
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POLICY EM 34: EMPLOYMENT SKILLS PLANS  

For major indoor commercial development of 1,000 sq. m or more, applicants for planning 
permission will be required to submit an Employment Skills Plan (ESP) which identifies 
opportunities for the employment and skills development of local people through the 
implementation of the development proposal. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme B - 
objectives a, b, e and g. 

EMPLOYMENT SKILLS PLANS 

3.25. In the long term, it is not socially or environmentally sustainable for people to 

travel long distances to reach work. In Cheltenham, the Council considers there is a 

need to better match the jobs available in the local area with the skills present in 

the local workforce. Nurturing our environment to attract and retain talent is 

critical, especially in the light of Brexit and the UK losing ranks on the list of the 

ǿƻǊƭŘΩǎ major economies. 

3.26. In order for local people to secure jobs in the local labour market, it is necessary 

for them to attain appropriate education and skills to meet the needs of local 

employers. In turn, local employers need to provide opportunities to suitably 

qualified people from the local area whilst also attracting a highly- skilled 

workforce. 

3.27. The above policy aims to facilitate a more balanced relationship between labour 

supply and demand in Cheltenham and to align these two key elements of 

sustainable economic policy more effectively. It is designed to complement key 

themes of the Strategic Economic Plan for Gloucestershire (2014) (SEP) to support 

skills delivery according to local priorities and to ensure there is a direct correlation 

between skills supply and demand. 

3.28. The Council will expect an Employment Skills Plan (ESP) to be submitted as part of 

all relevant planning proposals. The ESP should address priorities identified and 

agreed at an early stage through liaison with the Council itself and local 

employment and skills agencies. It is anticipated the ESP will contain targets which 

are in conformity with industry standard benchmarks for the outcomes expected 

from the particular size and type of construction proposed. Targets will likely relate 

to the jobs created at the construction phase of development as well as the jobs 

created thereafter. 
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3.29. As the Government defines major commercial development as being 1,000 sq. m 

of floorspace, the threshold set out in Policy EM4 reflects this definition. 

POLICY EM 45: PROMOTING TH E CYBER-SECURITY 
SECTOR 

In order to further develop and enhanŎŜ /ƘŜƭǘŜƴƘŀƳΩǎ Ǉƻǎƛǘƛƻƴ ŀǎ ŀ ǇǊŜƳƛŜǊ ƭƻŎŀǘƛƻƴ ŦƻǊ 
cyber security, innovation and business in the UK, development proposals for businesses 
that support cyber security activities will be favoured subject to the proposal being 
appropriate to the location concerned and being in accord with other relevant policies 
embodied within theis Development Plan.  

This policy contributes towards achieving the Cheltenham Plan Vision: Theme B - 
objectives a, b, e and g. 

MAXIMISING OPPORTUNITIES PRESENTED BY THE CYBER SECURITY 

INDUSTRY 

3.30. Public and private sector cyber security activities are significant for Cheltenham 

and present unique opportunities in terms of high- value jobs and activities. 

3.31. The area is recognised as a growing centre in the UK for research, development 

and commercialisation of cyber security products and services. The Council, 

supported by Government departments including the Department for Digital, 

Culture, Media & Sport (DCMS), the Department for Business, Energy & Industrial 

Strategy (BEIS), and the Department of International Trade (DIT), recognises there 

are real opportunities from expanding the cyber security sector with a focus on a 

new cyber business park, but also in any spin-off or associated ICT, digital and 

technology activities that may have a complementary use for the skills, specialisms 

and market contacts of the sector.  

3.32. The planning system has a role to play in helping to nurture and support this 

potential and the Cheltenham Plan includes a policy that is designed to look 

favourably on businesses wishing to locate or develop within the Borough. The 

policy represents a form of intervention in the market to encourage those uses 

that have an essential need to locate close to establishments such as GCHQ and 

represents a step forward from previous employment policy in that it should help 

ŦƻŎǳǎ /ƘŜƭǘŜƴƘŀƳΩǎ ŜŎƻƴƻƳȅ ǘƻǿŀǊŘǎ ŀ ǎǇŜŎƛŀƭƛǎǘ ǎŜŎǘƻǊ ŀƴŘ ǘƘŜǊŜŦƻǊe help 

achieve aspirations for GVA growth and delivery of the Gloucestershire SEP. 

3.33. The policy is broad in its approach and does not set out to specifically to allocate 

individual sites and premises; to do so may inadvertently prejudice other 

employment uses and may prevent existing, ageing, and sub-standard premises 

from being redeveloped. Rather, the approach is to support a growing high-
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technology global industry to locate to the town and to help brand Cheltenham as 

a premier location for cyber-security innovation and business in the UK and to help 

provide a physical identity. Cheltenham is emerging as a modern, forward-thinking 

town with a good quality of life and exciting offers for a mobile and highly -skilled 

workforce, reflecting the demands of an innovative sector such as cyber-security. 

3.34. The success of any cyber-security initiative will require coordinated action 

between the Council, property developers and other sectors of the business 

community. However, through the above policy, the Cheltenham Plan aims to 

move the initiative forward by being one of the primary facilitators of change. 

POLICY EM6: BUSINESS START-UPS AND SMALL / 
MEDIU M-SIZED ENTERPRISES  

Development proposals that facilitate new business start-ups and the expansion of existing 
small and medium-sized enterprises will be supported subject to the proposal being 
appropriate to the location concerned and being in accord with other relevant policies 
embodied within the Cheltenham Plan.  

This policy contributes towards achieving the Cheltenham Plan Vision: Theme B - 
objectives a, b and e. 

BUSINESS START-UPS AND SMALL / MEDIUM-SIZED ENTERPRISES   

3.35. Evidence compiled as part of the background work to the Cheltenham Plan largely 

reflects the results of previous economic / site studies undertaken in the Borough 

over the last 10 years. Together, they have presented a consistent view on the 

existing portfolio of sites and premises, re-iterating market strengths but also 

highlighting key factors that need to be addressed. The main issues identified by 

the reports were outlined at the Preferred Options stage and these include 

acknowledgment of the following: 

¶ there is limited business start-up space available, particularly serviced and 

supported space for incubator or innovation development; 

¶ there is a lack of intermediate-type accommodation to help small business 

grow; 

¶ there are a number of important businesses on single occupier sites with 

constraints to the potential expansion of those businesses at that location. 

3.36. A recent analysis of Office for National Statistics business failure statistics from 

across the UK (Savoy Steward 2017) suggested that Cheltenham has a high 

proportion of business failures after one year (87%). Whilst the reasons for such 

failures are not made entirely clear and the statistics include mergers and 
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takeovers, the Council and its partners are working to address the matter through 

increased business support and the provision of a wider range of more accessible 

advice, guidance and networks. 

3.37. In land use policy terms, the Council is introducing new planning policy through the 

Cheltenham Plan to provide a suitably robust framework to help steer the way in 

which existing employment land and premises are managed. Policies EM1 and EM2 

have been formulated to ensure that changes away from job-generating uses are 

only allowed in certain circumstances. Policy EM3 makes several new employment 

allocations, the first in the Borough for many years. 

3.38. Lƴ ŀŘŘƛǘƛƻƴΣ tƻƭƛŎȅ 9aс ƛǎ ōŜƛƴƎ ƛƴǘǊƻŘǳŎŜŘ ǘƻ ǇǊƻǾƛŘŜ Ψƛƴ ǇǊƛƴŎƛǇƭŜΩ ǎǳǇǇƻǊǘ ŦƻǊ ƴŜǿ 

business start-ups and the graduation of existing small businesses to intermediate 

and medium-sized enterprises. Some existing employment sites, for example, 

Tewkesbury Road (Neptune Business Centre and Space Business Centre), already 

contain a flexible range of unit sizes including start-up and small business 

ŀŎŎƻƳƳƻŘŀǘƛƻƴ ŀƭƻƴƎ ǿƛǘƘ ōŜǎǇƻƪŜ ǇŀŎƪŀƎŜǎ ǘƻ ǎǳǇǇƻǊǘ ƻǘƘŜǊ ƻŎŎǳǇƛŜǊǎΩ 

requirements, all housed in serviced accommodation.  

3.39. Subject to compliance with other relevant policies in the Cheltenham Plan, the 

Council will support the provision of further, similar accommodation as a means of 

helping to address the issue of business failures. 

TOURISM 

3.40.3.35. ¢ƻǳǊƛǎƳ Ƙŀǎ ōŜŜƴ ŀƴ ƛƴǘŜƎǊŀƭ ǇŀǊǘ ƻŦ /ƘŜƭǘŜƴƘŀƳΩǎ ŜŎƻƴomy since its 

development as a regency spa in the second half of the 18th Century. Indeed, 

tourism assists in the retention and restoration of the Regency heritage of the 

town today and provides important employment opportunities for the local 

workforce. 

3.41.3.36. ! ǊŜǾƛŜǿ ƻŦ /ƘŜƭǘŜƴƘŀƳΩs tourism strategy is currently underway and the 

Council will continue to support an enhanced role for tourism in driving the 

.ƻǊƻǳƎƘΩǎ ŜŎƻƴƻƳȅΦ DƛǾŜƴ ǘƘŜ ƭƻŎŀǘƛƻƴ ƻŦ /ƘŜƭǘŜƴƘŀƳ ƻƴ ǘƘŜ ŜŘƎŜ ƻŦ ǘƘŜ 

Cotswolds, it is likely that future approaches will aim to capƛǘŀƭƛǎŜ ƻƴ ǘƘŜ ǘƻǿƴΩǎ 

role as a gateway to the Cotswolds as well as being a leisure and tourist 

destination in its own right. 

3.42.3.37. To facilitate increased visitor numbers and greater expenditure in the tourism 

sector, collective marketing with neighbouring Cotswold authorities is being 

considered. Aƴȅ ƭŀƴŘ ǳǎŜ ƛƳǇƭƛŎŀǘƛƻƴǎ ŀǊƛǎƛƴƎ ŦǊƻƳ /ƘŜƭǘŜƴƘŀƳΩǎ ŜƳŜǊƎƛƴƎ ǘƻǳǊƛǎƳ 

strategy will be supported subject to conformity with the wider policy framework 
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provided by the Cheltenham Plan and JCS, in particular, the need for sustainable 

development.
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CONTEXT 

4.1. Policy SD2 of the Joint Core Strategy (JCS) states that retail policies within the 

Borough of Cheltenham are set out in the saved policies of the existing Local Plan 

i.e. the Cheltenham Borough Local Plan (adopted 2006). Furthermore, it states that 

these policies will be reviewed and taken forward as part of the immediate review 

of JCS retail policy.  

4.2. This being the case, the new Cheltenham Plan does not include any policies on 

retail. Retail policies will be introduced at the earliest opportunity upon 

completion of the JCS retail review and will be formulated to work in tandem with 

revised JCS retail policy in future.  

4.3. The above approach reflects the requirements of the Planning Inspector who 

conducted the JCS Examination. 

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policy SD2- Retail and City/Town Centres 
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CONTEXT 

5.1. The Council seeks to ensure that all new buildings and spaces make a positive 

contribution to Cheltenham and to the lives of its residents and visitors. It 

therefore places great emphasis on the importance of good design in all 

development. Good design with well-considered buildings and spaces is key to 

making places that are successful both socially and economically, good to live in, 

and attractive to visit. It helps to achieve value for money in new developments, 

and makes effective use of scarce resources, be they land or materials. 

5.2. Good design also helps to create lively communities which are human in scale with 

distinctive local character; it helps to make streets and public spaces that are safe, 

accessible, and pleasant to use; it can even create places that inspire.  

5.3. Careful urban design can contribute to a reduction in crime and anti-social 

behaviour and is an important tool in promoting more healthy patterns of living. 

Overall, it can produce attractive, high-quality, sustainable places in which people 

will want to live, work and spend leisure time.  

POLICY D1: DESIGN  

Development will only be permitted where it: 

a) adequately reflects principles of urban and architectural design; and 

b) complements and respects neighbouring development and the character of the 
locality and / or landscape. 

Extensions or alterations of existing buildings will be required to avoid: 

c) causing harm to the architectural integrity of the building or group of buildings; and 

d)  unacceptable erosion of open space around the existing building. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme A ς
objectives a, d, g and i; Theme C ς objectives a, d and f. 

  

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policies SD3- Sustainable Design and 

Construction; and SD4- Design Requirements 
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DESIGN 

5.4. The key principles of urban design and architectural design are set out in Tables 

SD4b and SD4c of the Joint Core Strategy (JCS). Together, these define the overall 

layout of a place (in terms of its routes and building blocks), its scale (in terms of 

building height and massing), its appearance (as expressed in details and use of 

materials), and its landscape (including all the public realm, built and green 

spaces). 

5.5. The Council will take account of the key urban and architectural design principles 

in determining planning applications and will often require the preparation of a 

masterplan or design brief to accompany a proposal, the contents of which should 

accord with the framework set out at Table SD4d of the JCS. Recommendations 

from the design review panel will be taken into account and innovative design 

which helps to raise design standards in the area will be encouraged. 

SHOP FRONT DESIGN 

5.6. The high-quality, comprehensive shopping facilities set in pleasant surroundings 

offered by Cheltenham are an important ǇŀǊǘ ƻŦ ǘƘŜ ǘƻǿƴΩǎ ŀǘǘǊŀŎǘƛƻƴ ǘƻ ōƻǘƘ 

residents and tourists. Shopfronts form an integral part of this scene, and to 

maintain an attractive environment it is important that these should be well 

designed. The Council has adopted a Shopfront Design Guide to encourage greater 

care to be taken in shopfront design, to allow scope for imagination and flair, and 

to ensure that a high standard of design in shopfronts is achieved and maintained 

throughout the town and the Borough as a whole. 

PUBLIC ART 

5.7. The Council has recently prepared a Public Art Strategy which sets out the diverse 

practice that forms contemporary public art, or art in public, and could be 

developed to enhance the town for the benefit of its residents, for visitors and for 

its cultural future. There are sections on the cultural, social, environmental and 

economic benefits of public art and the way public art can complement local 

objectives and policy in Cheltenham. The strategy recommends early engagement 

of planners and developers as a key driver for successful projects which engage 

communities in creating their own agendas and spaces and that integrate well. 

EXTENSIONS 

5.8. Extensions to existing buildings need to be carefully designed to respect the 

character and scale of the existing building or group of buildings. In accordance 
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with the aforementioned key principles, they should be to a high standard of 

design, and would normally be expected to use materials which match the original 

building, with similar forms of roofs, doors, windows and other elements. In cases 

where it is important that the extension remains subordinate to the original 

building, it may be appropriate to distinguish the extension by a substantial 

setback in the building line. Occasionally, a different approach may be appropriate 

to separate and differentiate an extension from the main building. The most 

important consideration is that an extension should not detract from the original. 

The Council has adopted a Residential Alterations and Extensions Supplementary 

Planning Document (SPD) to help householders, builders and agents when 

considering schemes for altering or extending individual houses. 

5.9. Extensions will not be permitted where they result in an unacceptable loss of 

garden or other open space (see also Policy D3 below, and the SPD: Development 

on Garden Land and Infill Sites (2009)). 

POLICY D2: ADVERTISE MENT S, SIGNS AND 
HOARDINGS  

The display of an advertisement or sign will be supported providing its location or size would 
not harm: 

a) the appearance of the building or the visual amenity or distinctive character of the 
immediate neighbourhood where it is to be displayed; and  

b) public safety. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme A - 
objectives a and i; Theme C - objectives a and f. 

ADVERTISEMENTS, SIGNS AND HOARDINGS 

5.10. The display of advertisements is generally subject to the provisions of the Town 

and Country Planning (Control of Advertisements) (England) Regulations 2007. 

These rRegulations do not apply to certain classes of advertisement, including 

traffic signs, which give directions to motorists or pedestrians. The Rregulations 

grant deemed consent for other classes of advertisement, which are therefore not 

subject to control by the Council. Deemed consent can be restricted by the 

Direction of the Secretary of State, or withdrawn by Local Planning Authorities by 

service of a Discontinuance Notice. All other advertisements are subject to control 

and require express consent. 

5.11. Appropriate advertisements and signs can give vitality and interest to a street and 

create a positive impact on the commerciality of businesses. Inappropriate 

advertisements and signs can, however, detract from important architectural or 
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townscape character, and a proliferation can cause clutter, confusion and loss of 

visual amenity. For this reason, the Council gives careful consideration to the 

design and location of new proposals and, in some cases, to existing 

advertisements and signs which disfigure a building or street and may require 

action to secure their removal. 

5.12. Additional advertisement controls exist in conservation areas and reference to 

Policy HE3: Advertisements, Signs and Hoardings in Conservation Areas will be 

necessary when considering relevant proposals in these areas.   

AREAS OF SPECIAL CONTROL FOR ADVERTISEMENTS 

5.13. Local authorities have powers to define Areas of Special Control which are 

considered to merit protection on amenity grounds. Such areas can be rural or 

urban in nature, and express consent is required for a greater range of 

advertisements than would normally be the case. Areas of Special Control were 

first designated in the former Cheltenham Municipal Borough in 1950, and were 

extended to cover the AONB in 1967.  

5.14. Under the Town and Country Planning (Control of Advertisements) (England) 

Regulations 2007, local authorities are obliged to periodically consider whether 

any part or additional part of their area should be designated as an Area of Special 

Control, and, when an area has been designated, to consider whether it should be 

revoked or modified. 

5.15. The Council has periodically reviewed the Areas of Special Control in Cheltenham 

since their designation but no changes have been made. The Council will continue 

to keep the designations under review during the course of the plan period and if 

changes are considered appropriate, for example, to include the Green Belt and / 

or conservation areas, an order to this effect will be submitted to the Secretary of 

State for confirmation. The effect of a control order is to limit some of the 

categories of advertisement that benefit from deemed consent.  

5.16. It should be noted that the designations, whilst complementary to development 

plan policy, are entirely separate and are made under different regulations. They 

are therefore not part of the planning process and are not appropriate to be 

advanced as a proposal of the development plan. 
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POLICY D3: PRIVATE GREEN SPACE 

The development of private green areas, private open spaces and private gardens which 
make a significant contribution to the townscape and environmental quality of Cheltenham 
will not be permitted. 

Proposals for development within extensive grounds of large properties will need to take 
account of the scale and location of existing buildings within or adjacent to the site, the 
main features of the site itself, and where appropriate, will be required to: 

a) retain mature trees; 

b) retain and enhance existing landscaping; 

c) provide new landscaping; 

d) avoid disturbance of significant habitats. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme C - objective 
f. 

PRIVATE GREEN SPACE 

5.17. Para. 53 of the National Planning Policy fFramework (NPPF) ǎǘŀǘŜǎ ǘƘŀǘ ά[ƻŎŀƭ 

planning authorities should consider the case for setting out policies to resist 

inappropriate development of residential gardens, for example where 

development would cause harm to the local areaέ. 

5.18. A considerable amount of green space in Cheltenham is owned privately. It can 

take the form of playing fields and the gardens / grounds of commercial, 

educational and domestic properties. The environmental value of such green space 

can equal that of publicly owned green space but it is often overlooked and 

considered by owners to be a valuable resource that can be better utilised for 

development, for example, as a means of expanding existing premises or providing 

better car parking.  

5.19. The above policy is designed to ensure that valuable private green spaces are 

maintained and that development proposals which could be to the detriment of 

the townscape aƴŘ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǾŀƭǳŜ ƻŦ /ƘŜƭǘŜƴƘŀƳΩǎ ƎǊŜŜƴ ǎǇŀŎŜ ŀǊŜ ƴƻǘ 

allowed to proceed. In determining whether a green space has significant 

townscape and environmental value, the Council will have regard, amongst other 

factors, to the following: 

¶ the spacious character of the town 

¶ the quality of the local townscape 



DESIGN REQUIREMENTS 

41 
 

¶ the established character of the locality 

¶ the setting of an important building or group of buildings 

¶ important landmarks, views and vistas within and out of Cheltenham. 

5.20. There are many large properties in Cheltenham which were originally private 

homes. Some are still in this use, but more have been converted to flats, nursing 

homes, private schools, business premises and other uses. These properties are 

often set in extensive grounds and the maturity of these grounds creates 

particularly attractive and valuable green spaces. The least disturbed areas will also 

often contain well-established plant and animal habitats. 

5.21. The above policy will require all relevant proposals to take full account of the 

development site and its surroundings and, where necessary, retain and enhance 

existing landscaping and avoid disturbance of any significant habitats present.    

5.22. The Development on Garden Land and Infill Sites in Cheltenham SPD was adopted 

by the Council in 2009 and remains an important material consideration. The SPD 

framework outlines factors likely to influence the consideration of applications and 

indicates what is required from garden land and urban infill proposals. 

5.23. Those areas being advanced as Local Green Space in the Cheltenham Plan are not 

intended to be covered by Policy D3 but are instead considered in the chapter on 

Green Infrastructure through Policy GI1. 

5.24. The recreational value of individual green spaces as distinct from their 

environmental value is considered separately in the chapter on Social and 

Community Infrastructure. 
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CONTEXT 

6.1. The concept of a Green Belt as means of checking the unrestricted sprawl of built-

up areas and protecting the countryside dates from 1955. In Gloucestershire, a 

Green Belt between the two principal towns of Gloucester and Cheltenham was 

first put forward in 1957 and later formally approved as part of the County 

Development Plan Quinquennial Review in 1968. An extension to the Green Belt to 

ǘƘŜ ƴƻǊǘƘ ƻŦ /ƘŜƭǘŜƴƘŀƳΣ ǘƻ ǎŜǇŀǊŀǘŜ ƛǘ ŦǊƻƳ .ƛǎƘƻǇΩǎ /ƭŜeve, was proposed in the 

Gloucestershire Structure Plan in 1981.  

6.2. Whilst the strategic nature of the Green Belt means that related issues primarily 

fall to be considered against national planning policy and the higher order Joint 

Core Strategy (JCS), the Cheltenham Plan has an important role to play in 

implementing Green Belt policy and ensuring the Green Belt continues to serve its 

key functions which have actually changed little over the last 60 years.  

6.3. Protecting the Green Belt from harmful development is crucial as part of a 

coordinated and balanced approach to securing economic prosperity and good 

standards of health and well-being for the Borough in future. Within Green Belt 

boundaries, development will be restricted to those limited types of development 

which are deemed appropriate by the National Planning Policy Framework (NPPF) 

and the JCS unless very special circumstances can be demonstrated. The following 

policies reflect the need for tight control. 

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policy SD5: Green Belt 
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POLICY GB1: RESIDENT IAL INFI LLING IN THE 
GREEN BELT  

Development within the Green Belt will be restricted to those types of development which 
are deemed appropriate by the NPPF and Gloucester, Cheltenham and Tewkesbury Joint 
Core Strategy. 

Limited residential infilling (Note 1) of built frontages on roads within the Green Belt and the 
Principal Urban Area (as delineated on the proposals map) along The Reddings, Shaw Green 
Lane and Bowbridge Lane will be permitted only where there is no resulting harm to the 
openness of the Green Belt (Note 2). 

This policy contributes towards achieving Cheltenham Plan Vision: Theme A ς objective b; 
Theme C ς objective b. 

bƻǘŜ мΥ Lƴ ǘƘƛǎ ŎƻƴǘŜȄǘΣ άƛƴŦƛƭƭƛƴƎέ ƳŜŀƴǎ ǘƘŜ ŎƻƴǎǘǊǳŎǘƛƻƴ ƻŦ ŀ ƴŜǿ residential building or 

buildings between two existing residential buildings. 

Note 2: This precludes the demolition and replacement of existing housing. Such proposals 

would fall to be assessed against Policy GB2 (rebuilding or replacement of dwellings in the 

Green Belt). 

RESIDENTIAL INFILLING IN THE GREEN BELT 

6.4. Residential development already stretches into the Green Belt along certain roads 

in the Borough. The Reddings, Shaw Green Lane and Bowbridge Lane are 

particularly affected. Infilling at these locations will be permitted subject to careful 

assessment and providing it does not compromise from the character or 

functionality of the Green Belt.  

6.5. The above policy provides a locally distinctive response to the appropriate 

exceptions set out in national policy. It also provides consistency with JCS Policy 

SD5 and reflects the stance of the previously adopted Cheltenham Borough Local 

Plan in facilitating sustainable development patterns across the Borough. 
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GREEN BELT 

44 
 

POLICY GB2: REBUILDING OR REPL ACEMENT OF 
DWEL LINGS IN THE GREEN B ELT  

The rebuilding or replacement of existing dwellings in the Green Belt will only be permitted 
where: 

a) the new building will continue to be used as a dwelling; 

b) the new building is not materially larger than the one it replaces;  

c) more than one existing dwelling is to be replaced, the number of replacement 
dwellings is no greater than the number to be demolished; 

d) there is no greater impact  harm to the openness and visual amenity of the Green 
Belt than the existing development. 

This policy contributes towards achieving Cheltenham Plan Vision: Theme A ς objective b; 
Theme C ς objective b. 

REBUILDING OR REPLACEMENT OF DWELLINGS IN THE GREEN BELT 

6.6. Buildings in the countryside are not only functional in the activity for which they 

have been designed; many make a significant contribution to the character of the 

landscape. Without adequate controls, the character of the Green Belt could 

change to its detriment in that traditional Green Belt dwellings with modest 

proportions would be replaced by large modern houses. 

6.7. National planning policy makes clear that the construction of new buildings in the 

Green Belt is inappropriate, but that an exception is the replacement of a building 

provided that the new building is in the same use and not materially larger than 

the one it replaces.  

6.8. Policy GB2 is designed to mirror this stance and to allow replacement dwellings in 

the Green Belt provided that the relevant criteria can be satisfied. What 

constitutes harm to the Green Belt is a key determinant in this instance and each 

case is likely to vary according to exact location and individual circumstances. 

Overall, the openness and visual amenities of the Green Belt should not be further 

eroded by development and its functionality not undermined by encroachment. 

6.9. To be considered an existing dwelling, the building should have been lived in as a 

permanent residential unit within the last five years and should not have been 

used for any other purpose in the meantime. The existing building should be 

recognisable as a dwelling; it should not be in a dilapidated, derelict and 

abandoned condition. 
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6.10. The replacement dwelling must be in scale, character and of similar size and 

materials to the existing where these are appropriate to the character and 

appearance of the area and the site in question. There may however be some 

cases where the Council considers that the existing dwelling is poorly designed 

and/or out of character with the rural setting. In these circumstances it would be 

appropriate to take the opportunity to improve the appearance of the site and 

locality through improved design, materials and orientation of the replacement 

dwelling in accord with the design policies embodied in theis Development Plan. 

6.11. The change of use of dwellings in the Green Belt to other uses will be subject to 

Policy L2: Conversion of Rural Buildings.
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CONTEXT 

7.1. Cheltenham owes much to its setting at the foot of the Cotswold escarpment. The 

ǘƻǿƴΩs eastern fringes include the high-quality scenery of the escarpment, with 

landscape and woodlands that are designated as part of the Cotswolds Area of 

Outstanding Natural Beauty (AONB). Beyond the western edge of the town lies the 

flatter, open countryside of the Severn Vale, where the designation of a Green Belt 

has helped to maintain a clear differentiation between Cheltenham and the 

neighbouring settlements of Gloucester (to the south) and .ƛǎƘƻǇΩǎ /ƭŜŜǾŜ όǘƻ ǘƘŜ 

north). 

7.2. /ƘŜƭǘŜƴƘŀƳΩǎ other major asset is its architectural heritage. The fine buildings and 

broad, tree-lined streets create graceful surroundings that appeal to residents, 

employers, shoppers and tourists alike. This impressive architectural legacy is often 

protected ς the Cheltenham (Central) Conservation Area covers some 600 

hectares, and the town continues to remain attractive to investors and developers. 

Consequently, the pressure for change, be it large-scale new build or small 

incremental alteration, needs to be carefully managed to protect buildings, trees, 

and the essential character of what is often valued most. 

POLICY L1: LANDSCAPE AND SETT ING  

Development will only be permitted where it would not harm the setting of Cheltenham 
including views into or out of areas of acknowledged importance. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme A - objective 
a; Theme C ς objectives a, b and f.  

LANDSCAPE AND SETTING 

7.3. For the purposes of this ǇƻƭƛŎȅΣ ǘƘŜ ΨǎŜǘǘƛƴƎΩ ƻŦ /ƘŜƭǘŜƴƘŀƳ ƛǎ ŎƻƴǎƛŘŜǊŜŘ ǘƻ 

embody those features which create the distinctive sense of place for the Borough, 

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policy SD6: Landscape 
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including the Cotswold escarpment, the distinguished architectural heritage and 

the myriad green spaces.  

7.4. /ƘŜƭǘŜƴƘŀƳΩǎ ŀǘǘǊŀŎǘƛǾŜ ǎŜǘǘƛƴƎ ƛǎ ǳƴŘƻǳōǘŜŘƭȅ ƻƴŜ ƻŦ ƛǘǎ ǇǊƛƳŜ ŀǎǎŜǘǎ ŀƴŘ is 

recognised by the emerging Place Strategy for the Borough as a key factor in 

helping to achieve sustainable economic growth and securing social wellbeing. The 

Council will therefore seek to ŎƻƴǘƛƴǳŜ ǘƘŜ ǇǊƻǘŜŎǘƛƻƴ ƻŦ ǘƘŜ ǘƻǿƴΩǎ ǎŜǘǘƛƴƎ and 

encourage its future enhancement through sensitively designed / located 

development.  

7.5. In doing so, the Council is mindful of the need to protect views into and out of 

areas of acknowledged importance such as conservation areas, ancient 

monuments, sites included on the Register of Historic Parks and Gardens, the 

AONB, the Green Belt, Sites of Special Scientific Interest, statutory and non-

statutory nature reserves, Regionally Important Geological and Geo-morphological 

Sites, listed buildings and buildings of local importance. 

7.6. The above policy is designed not only to complement the policy stance of the Joint 

Core Strategy (JCS) but also to add further dimension through the recognition of 

local distinctiveness and the particular environmental qualities that make 

Cheltenham special. 

POLICY L2: CONVERSION OF RURAL BUILDINGS  

The conversion of rural buildings to uses other than agriculture will be permitted where: 

a) the building is structurally sound, suitable for and capable of conversion to the 
proposed use without substantial alteration, extension or rebuilding;  

b) the conversion and alternative use do not harm the character of the building and are 
appropriate to the character and setting concerned; 

c) the proposal would not cause conflict with existing or planned uses on or in close 
proximity to the site, including severance or disruption to the agricultural holding 
that would prejudice its continued viable operation; 

d) the proposal accords with other relevant policies embodied within theis 
Development Plan. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme B - 
objectives a and b. 

CONVERSION OF RURAL BUILDINGS 

7.7. In considering development in the countryside, the JCS is clear in its intention to 

support appropriate types of development. This approach is mirrored by the 
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Cheltenham Plan which recognises the potential of many rural buildings to 

accommodate new uses when the previous use has rendered them surplus to 

requirements or no longer suitable for their original intention. 

7.8. As most rural buildings in Cheltenham Borough are within the Green Belt or AONB, 

their re-use and conversion requires special consideration. In determining planning 

applications, the Council will therefore take into account the effect of the 

conversion on the natural beauty and landscape character of the adjoining 

countryside, the architectural and historic features of the building, any effect on 

the openness of the Green Belt (if relevant), and the need to give appropriate rural 

buildings a new lease of life. 

7.9. The above policy applies to the conversion of all rural buildings whether of modern 

or traditional construction. Buildings should be physically capable of being 

converted in terms of their size, soundness and structural stability without 

recourse to extensive rebuilding, alteration or extension. Where an extension or 

significant alteration is proposed, it must be demonstrated that the building is 

capable of conversion on its own merit and such extension or alteration should not 

harm the character of the building, its setting and or the character and appearance 

of the landscape. 

7.10. Proposals involving conversion to residential use will also need to be compliant 

with JCS Policy SD10 which seeks to prevent isolated rural development. They will 

also need to comply with general principles of promoting sustainable patterns of 

development including access to infrastructure and sustainable transport.
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8. ¢I9 /h¢{²h[5{ !hb. 

 

 

 

CONTEXT 

8.1. The County Development Plan 1955 originally defined part of the Cotswolds as an 

Area of Great Landscape Value. This area has subsequently been largely overlaid 

by the designation in 1966, under the National Parks and Access to the Countryside 

Act 1949, of the Cotswolds Area of Outstanding Natural Beauty (AONB). 

8.2. In December 1990 the Secretary of State for the Environment formally altered the 

AONB boundary to its current form shown on the Cheltenham Plan Proposals Map. 

The AONB within the Borough is now approximately 10.5 square kilometres, 

almost one third of the Borough area. 

8.3. Because of its attractive character, which derives from its built form as well as the 

landscape of the scarp edge, and its location on the urban fringe, the AONB in the 

Borough is particularly sensitive to development pressures. A restrictive approach 

is therefore necessary to conserve and enhance both of these elements. The 

Council considers it particularly important to protect the scarp as the dominant 

ŦŜŀǘǳǊŜ ƻŦ /ƘŜƭǘŜƴƘŀƳΩǎ ǎŜǘǘƛƴƎ ŀƴŘ ƛǎ ŎƻƴŎŜǊƴŜŘ ŀǘ ǘƘŜ ŎǳƳǳƭŀǘƛǾŜ ŜŦŦŜŎǘ ƻŦ ŜǾŜƴ 

small-scale development and of development in new locations within the AONB. 

8.4. In assessing proposals for development, the Council will be guided by Paras. 115 

and 116 of the National Planning Policy Framework (NPPF), Policy SD7 of the Joint 

Core Strategy (JCS) and the advice of the Cotswold Conservation Board with 

reference to the latest iteration of the Cotswold AONB Management Plan 2013-18.  

The latter publication contains the following Vision: 

¶ In 20 years, the Cotswolds is a landscape:  

¶ which retains its remarkable visual unity and scenic diversity;  

¶ is richer in nature, and where the historic heritage is conserved;  

¶ is home to vibrant communities supported by a sustainable local economy;  

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policy SD7: The Cotswolds Area of 

Outstanding Natural Beauty (AONB) 
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¶ provides a warm welcome and high-quality experience for everyone seeking 

inspiration, tranquillity and to be active outdoors; and  

¶ is adapting successfully to a changing climate and economic conditions.  

8.5. To help maintain the special character of the AONB, the Council will limit any 

increase in the size of dwellings to that permitted by the Town and Country 

Planning (General Permitted Development) (England) Order 2015. Proposals for 

increasing the size of buildings in other uses, be they through rebuilding, 

replacement or extension, will only be permitted where they conserve and, where 

appropriate, enhance the special qualities of the AONB. Blanket floorspace targets 

and thresholds for the increase in the size of dwellings within the AONB are not 

being introduced. as tThe impact of development can vary from location to 

location and it is considered more appropriate that each case is treated on its own 

individual merits. Any permissions granted will be subject to specific design 

requirements in accord with the combined design policies of the JCS and 

Cheltenham Plan. Comment [HM12]: MM008 
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9. IL{¢hwL/ 9b±Lwhba9b¢ 

 

 

 

CONTEXT 

9.1. One of /ƘŜƭǘŜƴƘŀƳΩǎ ƎǊŜŀǘŜǎǘ ŀǎǎŜǘǎ ƛǎ ƛǘǎ ŀǊŎƘƛǘŜŎǘǳǊŀƭ ƘŜǊƛǘŀƎŜΣ ƳǳŎƘ ƻŦ ǿƘƛŎƘ ƛǎ 

protected by conservation area designations. The town is very attractive to 

investors and developers, which means there is considerable pressure for change. 

This needs to be carefully managed to protect buildings, trees, and the essential 

character of each street or place. 

9.2. The National Planning Policy Framework (NPPF) (at Para. монύ ŀǘǘŀŎƘŜǎ ΨƎǊŜŀǘ 

ǿŜƛƎƘǘΩ ǘƻ ǘƘŜ ŎƻƴǎŜǊǾŀǘƛƻƴ ƻŦ ƘŜǊƛǘŀƎŜ ŀǎǎŜǘǎ ŀƴŘ ǘƘŜƛǊ ǎƛƎƴƛŦƛŎŀƴŎŜΦ ¢ƘǊƻǳƎƘ ǘƘŜ 

Historic Environment polices of the JCS and the Cheltenham Plan, the Council will 

protect, conserve and enhance the historic environment. Opportunities to better 

reveal the significance of heritage assets will be sought to ensure the historic 

environment plays an integral and positive role in place-making. Policy will support 

and seek to integrate the value of built heritage in enhancing the wider cultural 

and economic environment.  

9.3. Further evidence and supporting information can be found in the Historic 

Environment Background Paper published separately. 

PROTECTING THE WIDER HISTORIC ENVIRONMENT ς A POSITIVE 

STRATEGY  

9.4. The NPPF gives strong protection to the historic environment, recognising its 

cultural significance and the multiple ways it supports and contributes to the 

economy, society and daily life. In particular, it promotes an awareness and 

understanding of buildings and spaces and how they can:  

¶ connect people with their environment and heritage - creating a sense of 

place and identity, and helping people develop an attachment to their 

environment; 

¶ help people develop new skills and responsibilities through environmental 

and heritage volunteering;  

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policy SD8: Historic Environment 
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¶ help to get children learning outdoors about the places in which they live, 

bringing history alive and nurturing the nextfuture ƎŜƴŜǊŀǘƛƻƴǎΩ 

appreciation of the need to safeguard important buildings and spaces; 

¶ encourage and empower communities to protect historic environments 

that are important to them.  

9.5. ¢ƘŜ wŜƎŜƴŎȅ ƭŜƎŀŎȅ ƛƴ /ƘŜƭǘŜƴƘŀƳ ƛǎ ǘƘŜ ǎŜǘǘƛƴƎ ŦƻǊ ǇŜƻǇƭŜΩǎ ƭƛǾŜǎΤ ƛǘ ƛǎ ǿƘŜǊŜ ǘƘŜȅ 

live, work, shop and enjoy leisure and recreational activities. It is also an important 

draw for tourists.  

9.6. Within this context, JCS Policy SD8 and the Cheltenham Plan set out a positive 

ǎǘǊŀǘŜƎȅ ŦƻǊ ǘƘŜ ŎƻƴǎŜǊǾŀǘƛƻƴ ŀƴŘ ŜƴƧƻȅƳŜƴǘ ƻŦ ǘƘŜ .ƻǊƻǳƎƘΩǎ ƘƛǎǘƻǊƛŎ 

environment and heritage assets, including those at risk through neglect, decay or 

other threats. It acknowledges that heritage assets are an irreplaceable resource 

and also the need to conserve them in a manner appropriate to their significance.  

9.7. The Gloucestershire Historic Environment Record (HER) is the primary evidence 

base for decision-making on and future management of the historic environment. 

It is a dynamic record, constantly being updated and enhanced. The HER is 

supplemented by a range of local studies and resources such as Conservation Area 

Character Appraisals and Conservation Area Management Plans which contain 

wide-ranging information on the entire historic environment, including locally 

important, non-designated heritage assets. This comprehensive evidence base 

informs plan-making and decision-taking on planning proposals.   

9.8. To ensure the conservation and enƧƻȅƳŜƴǘ ƻŦ ǘƘŜ .ƻǊƻǳƎƘΩǎ Hhistoric 

Eenvironment, the Council will: 

¶ continue to contribute to the maintenance and enhancement of the 

Gloucestershire Historic Environment Record;  

¶ review and regularly update Supplementary Planning Documents (SPDs), 

Conservation Area Appraisals and Management Plans; 

¶ where appropriate, designate additional Conservation Areas; 

¶ where appropriate, promote Article 4 Directions to protect Conservation 

Areas from harm as a result of permitted development;   

¶ periodically review the list of Locally Indexed BuildingsIndex of Bulidings of 

Local Importance 

¶ work with local communities to identify heritage assets at risk or vulnerable 

to becoming at risk, and support the development and implementation of 

local strategies to reverse and remove the risk by exploring opportunities to 

bring assets into viable use;  

¶ where necessary, employ appropriate enforcement measures; 
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¶ produce and regularly review condition assessments for all heritage assets 

directly owned or managed by the Council; 

¶ seek opportunities for community engagement, education and outreach 

activities as part of the planning process; 

¶ prepare or support masterplans or design briefs for significant places or 

sites where major change is proposed in relation to the heritage assets 

affected; 

¶ promote and support bids for external funding designed to conserve and 

enhance the historic environment; 

¶ work with the Local Highways Authority and infrastructure providers to 

ensure that historic streets, townscapes and the public realm are designedΟ

to conserve and enhance the historic environment, having particular regard 

ǘƻ ǘƘŜ .ƻǊƻǳƎƘΩǎ /ƻƴǎŜǊǾŀǘƛon Area Appraisals and related Management 

Proposals. 

HISTORIC ENVIRONMENT DEVELOPMENT MANAGEMENT   

9.9. The Borough has a large number of heritage assets, both designated and non-

designated, including Listed Buildings, Scheduled Monuments, Conservation Areas, 

Registered Parks and Gardens, and archaeological sites. All have been recorded in 

the Gloucestershire Historic Environment Record. There are also a number of other 

buildings, whichthat have been identified as important, such as those on the Index 

ƻŦ .ǳƛƭŘƛƴƎǎ ƻŦ [ƻŎŀƭ LƳǇƻǊǘŀƴŎŜΣ ŀƴŘ ΨǇƻǎƛǘƛǾŜΩ ōǳƛƭŘƛƴƎǎ ǿƛǘƘƛƴ /ƻƴǎŜǊǾŀǘƛƻƴ 

Areas.  

9.10. Buildings and areas of architectural and historic interest make a valuable 

contribution to the character of the area, and the historic environment as a whole 

is important for its potential to increase knowledge; its value for leisure, education 

and tourism; and as a key economic driver. The historic environment is an 

irreplaceable resource; therefore every effort should be made to ensure 

appropriate protection and enhancement. 

9.11. An appreciation of local distinctiveness in the built environment is founded on the 

understanding of the characteristics and influences of the locality. Understanding 

this can help to shape our modern communities, giving them a sense of history and 

distinct local identity whilst supporting sustainable development. 

9.12. Development will be expected to complement and enhance the varied built 

environment, creating interesting and attractive buildings and places. It is 

important that new developments are designed to a high standard to ensure an 

attractive and functional place for people to live, work and visit; to deliver 

prosperity; and to help attract inward investment. The Council will use relevant 
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Conservation Area Appraisal and Management Plans to inform and guide any 

decision. These documents identify local distinctiveness and act as a valuable 

resource against which development proposals will be assessed.  

9.13. Where applications are likely to affect a heritage asset or its setting, applications 

ǎƘƻǳƭŘ ōŜ ǎǳǇǇƻǊǘŜŘ ōȅ ŀ ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ǘƘŜ ŀǎǎŜǘΩǎ ƘƛǎǘƻǊƛŎΣ ŀǊŎƘƛǘŜŎǘǳǊŀƭ ŀƴŘ 

archaeological significance with an appropriate level of detail relating to the likely 

impact of the proposal on that interest. A site analysis identifying the qualities 

which contribute to local character, including development patterns, history, its 

landscape and views, and how these can contribute to the quality and 

sustainability of the proposed development should also be provided. This may 

include: 

¶ a built heritage assessment; 

¶ an assessment of significance; 

¶ a setting assessment; and 

¶ a heritage impact assessment. 

9.14. Design should be based on an understanding of the characteristics of the local 

area, in terms of character, built form, architecture, heritage and landscape. Well-

designed, attractive places improve the quality of life for all, minimising the 

opportunity for crime and the perception or fear of crime, and enhancing the 

environment. At the same time it contributes to the development of safer, 

stronger and sustainable communities that can adapt to the challenges of a 

changing climate. 
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POLICY HE1: BUILDING S OF LOCAL IMPORTANC E 
AND NON -DESIGNATED HERITAGE ASSETS 

Planning permission will only be granted where it would involve the demolition of, or 
substantial alteration to, the external appearance of: 
 

a) any building designated as being of local importance on the Local List, and  
b) any non-designated heritage assets  

 

when it can be demonstrated that: 

c) all reasonable steps have been taken to retain the building, including 
examination of alternative uses compatible with its local importance; and 

d) retention of the building, even with alterations, would be demonstrably 
impracticable; and 

e) the public benefits of the redevelopment scheme outweigh the retention of 
the building.  

Development proposals that would affect a locally important or non-designated heritage 
asset, including its setting, will be required to have regard to the scale of any harm or loss to 
the significance of the heritage asset.expected to conserve its significance, and any harm will 
be weighed against the public benefits of the proposal, including securing its optimum viable 
use.  

This policy contributes towards achieving the Cheltenham Plan Vision: Theme A - objective 
a; Theme C - objective a. 

 

BUILDINGS OF LOCAL INTEREST  

9.15. In addition to buildings of local importance and non-designated heritage assets, 

there are other buildings and structures in the Borough which are of particular 

local importance for their distinctiveness or contribution to the visual or historic 

character of the area. Frequently, such buildings are within conservation areas, 

which provide protection from precipitate demolition. However, the demolition of 

non-residential buildings outside conservation areas is not subject to planning 

control. An Index of Buildings of Local Interest Importance has been published and 

will be periodically reviewed. Where continuation of the original use is no longer 

feasible, the Council will support a change of use or, where appropriate, the 

inclusion of the building in a wider scheme of development.  

Comment [A13]: MM009 
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POLICY HE2: NATIONAL  AND LOCAL 
ARCHAEOLOGIC AL REMAINS OF IMPORT ANCE  

There will be a presumption in favour of the physical preservation in situ of nationally 
important archaeological remains and their settings. 

Development affecting sites of local archaeological importance will be permitted where the 
remains are preserved (Note 1): 

a) in situ; or 

b) by record, if preservation in situ is not feasible.  

Where remains are to be preserved in situ, measures adequate to ensure their protection 
during construction works will be required. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme C - objective 
a. 

Note 1: The preservation in situ or the excavation and recording of remains prior to and 

during development should be supervised or undertaken by a competent archaeological 

organisation. 

NATIONAL AND LOCAL ARCHAEOLOGICAL REMAINS OF IMPORTANCE 

9.16. 5ŜǾŜƭƻǇƳŜƴǘ ŀŦŦŜŎǘƛƴƎ ǘƘŜ .ƻǊƻǳƎƘΩǎ ƛƳǇƻǊǘŀƴǘ ŀǊŎƘŀŜƻƭƻƎƛŎŀƭ ƘŜǊƛǘŀƎŜ ƳǳǎǘΣ 

wherever possible, preserve remains in situ and protect their settings. In instances 

where development affects sites of local archaeological importance and 

preservation in situ is not feasible, it will be important that these finite, non-

renewable resources are appropriately recorded. 

9.17. In considering planning applications affecting sites of known or potential 

archaeological interest, the Council will consult and be guided by the County 

Archaeologist and the Gloucestershire Historic Environment Record. In order to 

assess the archaeological implications of a proposed development, the Council 

may request a developer to commission an archaeological assessment and, where 

appropriate, request limited excavation before determining the planning 

application.  
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POLICY HE3: ADVERTIS EMENTS, SIGNS AND 
HOARDINGS IN CONSERVATION  AREAS 

a) Advertisements and signs in conservation areas will be supported providing that  
they are appropriate in: 

¶ Type 

¶ Size 

¶ Colour 

¶ Illumination 

¶ Siting 

b) And respect the character of the building, site and surrounding area, and be of an 
appropriately high standard of design, materials and finish.  

c) The erection of advertisement hoardings will not be permitted. 

d) Internally illuminated signage will not be permitted. 

e) Projecting signs in the Promenade, Montpellier Walk, Montpellier Street, 
aƻƴǘǇŜƭƭƛŜǊ !ǾŜƴǳŜ ŀƴŘ vǳŜŜƴΩǎ /ƛǊŎǳǎ ǿƛƭƭ ōŜ ǊŜǎƛǎǘŜŘΦ  

This policy contributes towards achieving the Cheltenham Plan Vision: Theme A - objective 
a; Theme C - objective a. 

ADVERTISEMENTS, SIGNS AND HOARDINGS IN CONSERVATION AREAS 

9.18. Inappropriate and over-extensive signs and advertisements can be particularly 

damaging to the character of a conservation area. Consequently, the Council will 

exercise close control of advertisements in these areas; a particularly high 

standard of design, materials and finish will be required, and all advertisements 

will need to suit the particular character of a building and its surroundings. In 

assessing planning proposals for advertisements on buildings within conservation 

areas, the Council will have regard to relevant supplementary planning guidance.  

9.19. As part of the drive to improve the amenity of conservation areas by preventing 

unnecessary and obtrusive advertisements, the Council will not permit the siting of 

advertisement hoardings within them. 

9.20. Certain streets in commercial use in the Central Conservation Area are particularly 

vulnerable to advertising. In these areas, projecting signs will be resisted, although 

an exception may be made for traditional hanging signs to public houses.  

 

CONSERVATION AREA REVIEWS 
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CONSERVATION AREA REVIEW PROCESS  

9.21. In line with the provisions of the Planning (Listed Buildings and Conservation 

Areas) Act 1990, theThe Council is proposing towill designate conservation areas 

and undertake reviews of existing designated conservation areas. This process will 

be carried out separately from the Cheltenham Plan process. Conservation Area 

Character Appraisals and Conservation Area Management Plans will be reviewed 

and drafted, and a series of consultation exercises, including public meetings, will 

be undertaken in order to inform the Character Appraisals and associated 

Management Plans.  

Once finalised, the Appraisals and Management Plans will be adopted by the 

Council as Supplementary Planning Documents (SPDs) in order to give the 

documents sufficient weight to inform decision making.  
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CENTRAL CONSERVATION AREA 

9.22. The Cheltenham Central Conservation Area is currently divided into 19 character 

areas in order to effectively analyse its diverse character. It is proposed to split up 

the conservation area into 19 individual conservation areas, so that the special 

character of each unique area can be appropriately identified. 

PROPOSED CHANGES TO CENTRAL CONSERVATION AREA  

Table 1: Proposed changes to the Central Conservation Area 

Name Proposed Justification of boundary changes  

Bath Road Character 
Area 

Bath Road 
Conservation Area  

N/A 

Bayshill Character 
Area  

Bayshill Conservation 
Area  

N/A 

College Character 
Area  

College Conservation 
Area 

N/A 

Dean Close & 
Hatherley Park 
Character Area  

Dean Close 
Conservation Area. 
Change to boundary; 
both extension and 
omission. 

Changes to the extent of the 
conservation area include the proposed 
expansion to include all the Dean Close 
School sports fields, as the inclusion of 
the whole of a key characteristic of the 
area would be more valuable in analysis 
of the conservation area.  Though the 
form of the Morris Court development 
is considered to have a negative impact 
on the conservation area due to its 
design being unsympathetic with the 
historic context, the proposed inclusion 
of the site would present the 
opportunity to influence any future 
development, with the aim of 
enhancing the character of the 
conservation area.  The inclusion of a 
row of striking Edwardian houses to the 
south of the area would enhance the 
architectural interest of the 
conservation area. 

The suggested omission of an area 
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centering on Hatherley Court is due to 
the surrounding late 20th century 
housing development having an 
appearance that is not in keeping with 
the prevalent special character of the 
conservation area.  The nearby Court 
Gardens public park is proposed to be 
excluded, as given its late formation as 
a public park it has limited historic 
significance.  It is considered that the 
omission of this part of the 
Conservation Area would give the area 
a more coherent character and 
appearance. 

Eldorado Character 
Area  

Eldorado 
Conservation Area  

N/A 

Fairview & All Saints 
Character Area  

Fairview & All Saints 
Conservation Area  

N/A 

Lansdown Character 
Area  

Lansdown 
Conservation Area. 
Proposed extension 
to the boundary.  

The proposed extension of the 
Conservation Area includes a small area 
centring on Polefield House, in order to 
influence any future development on 
this site in a prominent location. 

Leckhampton 
Character Area 

Leckhampton 
Conservation Area  

N/A 

Lower High Street 
Character Area 

Lower High Street 
Conservation Area. 
Proposed extension.  

The proposed extension is in response 
to development that has taken place on 
the southern boundary of the area.   

Montpellier 
Character Area 

Montpellier 
Conservation Area  

N/A 

Old Town Character 
Area 

High Street 
Conservation Area 

N/A 

Pittville Character 
Area 

Pittville Conservation 
Area 

N/A 

St. [ǳƪŜΩǎ /ƘŀǊŀŎǘŜǊ 
Area 

{ǘΦ [ǳƪŜΩǎ 
Conservation Area 

N/A 

St. tŀǳƭΩǎ /ƘŀǊŀŎǘŜǊ 
Area 

{ǘΦ tŀǳƭΩǎ 
Conservation Area. 
Proposed omission. 

The omission of an area of late 20th 
cCentury buildings. It is considered that 
the omission of this part of the 
Conservation Area would give the area 
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a more coherent character and 
appearance. 

Suffolk Square 
Character Area 

Suffolk Square 
Conservation Area 

N/A 

Sydenham Character 
Area 

Sydenham 
Conservation Area 

N/A 

The Park Character 
Area 

The Park 
Conservation Area. 
Proposed extension. 

The addition of a section of Moorend 
Park Road into the Park Conservation 
Area would ensure that areas with 
historical and architectural similarities 
will be unified under the designation.    

The Suffolks 
Character Area 

The Suffolks 
Conservation Area 

N/A 

Tivoli Character Area Tivoli Conservation 
Area 

N/A 
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PROPOSED CHANGES TO EXISTING CONSERVATION AREAS 

BAFFORD 

9.23. No change 

CUDNALL STREET 

9.24. Proposed changes to the extent of the Conservation Area include an expansion at 

the western end of the area in order to provide the means to influence the design 

of any future development, and to offer protection to the streetscape and green 

space at a key location.  Land to the east is proposed to be removed due to the 

form of the development being different from the rest of the conservation area. 

PRESTBURY   

9.25. The proposed expansion of the Prestbury Conservation Area would unify 

established boundaries and bring more cohesion to the designated area.  

{¢Φ a!w¸Ω{     

9.26. The omission of a development on a former garden nursery site is put forward as 

the design of the housing is different from that of the rest of the conservation 

area.    

SWINDON VILLAGE  

9.27. No change 

THE POETS 

9.28. No change  

PROPOSED NEW CONSERVATION AREAS 

LEDMORE ROAD 

9.29. Ledmore Road contains houses that were specifically constructed as Foreign Office 

housing for the managerial staff of GCHQ. Given the architectural interest of the 

design and the historic significance of GCHQ in the town, a new conservation area 

is proposed in order to preserve the character and appearance of the area. 
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PARK LANE  

9.30. A compact area around Park Lane, Prestbury has historic interest due primarily to 

the moated site, and architectural interest due to the design of the buildings 

fronting Park Lane.  It is proposed that the location be designated as a 

conservation area in order to preserve the historic and architectural significance. Comment [HM14]: MM010 
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10. .Lh5L±9w{L¢¸ !b5 D9h5L±9w{L¢¸ 

 

 

 

CONTEXT 

10.1. Although often perceived as an essentially man-made environment, the town of 

Cheltenham contains many habitats that harbour a rich array of wildlife. Ponds, 

railway cuttings, hedges and verges, small copses, parks, cemeteries, school 

playing fields, allotments and even old buildings all host a wealth of species 

ranging from larger mammals like foxes and badgers to wild flowers and 

butterflies. 

10.2. The rural areas of the Borough also contain some very significant habitats; the 

limestone grassland flora of Leckhampton Hill, which is rich in plant and insect 

species, and the ancient woodlands of the Cotswold escarpment being the most 

prominent features. Most areas of natural vegetation in the countryside support a 

great diversity of wildlife. 

10.3. Many wildlife habitats are under severe threat from development and agricultural 

pressures; even a minor environmental change not requiring planning permission 

may radically alter the ecological balance and lead to the loss of valuable species. 

At the same time, wildlife areas need to be managed to ensure that certain 

invasive species do not destroy more sensitive flora and fauna; for example 

ǎȅŎŀƳƻǊŜǎ ŀƴŘ ƎƻǊǎŜ Ŏŀƴ ǊŀǇƛŘƭȅ ƻǾŜǊǊǳƴ ŀ Ƙŀōƛǘŀǘ ŀƴŘ ŘŜǎǘǊƻȅ ǘƘŜ ŜŎƻǎȅǎǘŜƳΩǎ 

ability to support a diversity of wildlife. 

10.4. Part 3 of the Countryside and Rights of Way Act 2000 (the CROW Act) gives 

protection to wildlife and natural features by making provision for the 

conservation of biological diversity, and by improving protection for Sites of Special 

Scientific Interest (SSSIs) in England and Wales together with the enforcement of 

wildlife legislation. 

10.5. The Joint Core Strategy (JCS) recognises the need to protect and conserve wildlife 

and habitats. JCS Policy SD9 highlights the importance of protecting sites from 

development that would have a harmful effect on their nature conservation and 

biodiversity interests. This policy takes into account all sites with conservation 

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policy SD9: Biodiversity and Geodiversity 
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interest, including international, national, and locally-designated sites, as well as 

non-designated sites and assets. 

10.6. One of the essential tools in helping to inform planning decisions on biodiversity is 

the Gloucestershire Nature Map. This is a comprehensive resource compiled by the 

Gloucestershire Biodiversity Partnership as part of the UK Biodiversity Framework 

(2012) and represents an assessment of biodiversity opportunities for the county. 

The identified tracts of land, called Strategic Nature Areas (SNAs), show the 

prioritised areas for the maintenance and expansion (through restoration and/or 

re-creation) of Priority Habitat (Section 41 of the NERC Act 2006) at a landscape 

scale across Gloucestershire. This biodiversity enhancement map is a spatial 

ǊŜǇǊŜǎŜƴǘŀǘƛƻƴ ƻŦ ǘƘŜ ŎƻǳƴǘȅΩǎ ǘŀǊƎŜǘǎ ŦƻǊ tǊƛority Habitat and embodies a 50-year 

vision which will allow biodiversity to adapt to climate change and help secure 

healthy functioning ecosystems.  

10.7. The Gloucestershire Nature Map points to the areas of greatest potential for 

restoration and creation of Priority Habitat with a view to establishing ecological 

networks that support healthy functioning ecosystems. The Map is based on the 

inclusion of existing areas of identified wildlife value but does not include all 

designated or local sites of importance for wildlife, or landscape or built features of 

importance for flora and fauna, or pPriority hHabitat in the county. SNAΩs also do 

not include all the areas where priority habitat could exist. They simply identify 

where there is the best opportunity to build coherent and resilient ecological 

networks without implying that areas outside these designations have no 

biodiversity or that biodiversity should not be conserved and enhanced there. 

/I9[¢9bI!aΩ{ .Lh5L±9RSITY RESOURCE 

10.8. ¢ƘŜ ŦƻƭƭƻǿƛƴƎ ŦŜŀǘǳǊŜǎ ŎƻƳǇǊƛǎŜ ǘƘŜ Ƴƻǎǘ ǎƛƎƴƛŦƛŎŀƴǘ ŜƭŜƳŜƴǘǎ ƻŦ /ƘŜƭǘŜƴƘŀƳΩǎ 

biodiversity resource: 

FEATURES OF NATIONAL IMPORTANCE 

SITES OF SPECIAL SCIENTIFIC INTEREST (STATUTORY DESIGNATION) 

10.9. SSSIs are designated by Natural England because of their flora, fauna, geological or 

physiographical features, and are regarded by the National Planning Policy 

Framework (NPPF) as being of national importance. There is one such site within 

the Borough, at Charlton Kings Common and Leckhampton Hill. Natural England 

must be consulted over any planning applications for development within, or 

which may indirectly affect, the SSSI. 
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10.10. The Council, as landowner, is committed to the protection of this area and will give 

priority in its management to nature conservation interests. This is specifically 

addressed within the management plan for Charlton Kings Common and 

Leckhampton Hill. 

 

LEGALLY PROTECTED SPECIES 

10.11. The Countryside and Rights of Way Act 2000 and the Conservation (Natural 

Habitats &c.) Regulations 1994 legally protect certain species and their habitats. 

Other species are protected under their own legislation, for example the 

pProtection of Badgers Act 1992. Of particular relevance to Cheltenham are the 

habitats of the barn owl, badger and bat. This list is not exhaustive and other 

habitats may also be relevant. 

10.12. It is recognised that many legally protected species may be found outside 

designated sites and consequently require special attention wherever they exist. 

Where protected species are known or suspected to exist, the applicant will be 

expected to supply information detailing how the development will affect the 

protected species and what measures will be undertaken to mitigate the impact of 

the development on the species. 

10.13. In accordance with JCS Policy SD9, the presence of a protected species is a material 

consideration in the determination of a planning application. Where protected 

species are known or suspected to exist, applicants will be required, at the time of 

the application, to provide appropriate survey/mitigation information to 

determine the likely effect of the proposed development. The Borough Council will 

seek the advice of Natural England and Gloucestershire Wildlife Trust (GWT) to 

determine whether the requirements of legally protected species and their habitat 

have been adequately taken into account. 

DESIGNATED LOCAL NATURE CONSERVATION SITES AND OTHER ASSETS OF DEMONSTRABLE 

VALUE TO BE CONSERVED AND ENHANCED UNDER JCS POLICY SD9 (II) (NOT AN 

EXHAUSTIVE LIST) 

REGIONALLY IMPORTANT GEOLOGICAL/GEOMORPHOLOGICAL SITES 

(RIGS) 

10.14. In 1990, the RIGS programme was established following recognition of the need to 

record and conserve important geological/geomorphological sites. RIGS in 

Gloucestershire were identified and researched by Gloucestershire 

Geoconservation and are now overseen by the Gloucestershire Geology Trust. 
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RIGS sites have limited legal status, but are treated in much the same way as 

KeyLocal Wildlife Sites, and are considered important for their aesthetic, cultural, 

amenity, historical and wildlife value, as well as providing opportunities for 

education and research. There are two RIGS in Cheltenham Borough, at Little 

Herberts Railway Cutting and at Charlton Kings Common. 

10.15. Though there is currently no Geodiversity Action Plan for Gloucestershire, it is 

likely that one will be prepared during of the lifetime of the Plan and that this will 

help inform decision-making in these areas. 

 

 

KEYLOCAL WILDLIFE SITES 

10.16. GWT has compiled a schedule of 850 keylocal wildlife sites. These sites are 

designated for their nature conservation value, which is of countywide 

significance. Cheltenham Borough contains six five of these. Such sites are 

considered to contain features of countywide importance, either through their 

rarity or the fact that they are typical to Gloucestershire and seldom found 

elsewhere. 

10.17. KeyLocal wildlife sites in Cheltenham Borough are: 

¶ Gloucestershire Wildlife Trust Reserve at the Kingham Line 

¶ Ravensgate Hill (Wistley Hill) - consisting of steep, unimproved, limestone, 

grassland and scree 

¶ Hartley Hill Field5.5 ha of ancient woodland at Timbercombe 

¶ 3.6 ha of species-rich ridge and furrow meadow at Ashgrove Farm 

¶ 5 ha of ancient woodland at Glenfall Wood 

 

¶ unimproved grassland at Fiddlers Green Lane 

LOCAL NATURE RESERVES (STATUTORY DESIGNATION) 

10.18. Local Nature Reserves (LNR) are designated and managed by local authorities. 

They are places with wildlife or geological features that are of special interest 

locally and which provide opportunities for study in natural surroundings. Any site 

may qualify for LNR designation, providing that it is capable of being managed by 

the local authority, i.e. is in their ownership, leased from the landowner or 

managed under agreement. Prior to declaration, Natural England must be 
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consulted and can offer discretionary grant aid and expert advice. Local interest 

groups such as the GWT should also be brought into the designation process. 

There are currently two designated LNRs, at Griffiths Avenue and Pilley Bridge; the 

Council, in conjunction with Natural England and local interest groups, will 

consider identifying and designating further local nature reserves during the 

course of the plan period. 

NON-STATUTORY NATURE RESERVES 

10.19. Important wildlife areas, which are not necessarily capable of being managed by 

local authorities, can also be largely safeguarded from future development. Local 

authorities can designate non-statutory nature reserves with the agreement of the 

land owners as evidence of their intent to maintain the wildlife importance of the 

area, particularly in urban areas, where small, undeveloped plots of land or large 

gardens provide a haven for wildlife and are often more accessible to the people 

who live in these areas than is much of the countryside.  

10.20. Provided there is sufficient local interest, non-statutory designation can ensure 

protection of sites at minimal cost. The Council will, in conjunction with local 

interest groups, consider identifying and designating non-statutory nature reserves 

with the agreement of landowners during the course of the plan period. 

10.21. In addition to designating land as non-statutory nature reserves, the Council may 

also apply for Green Flag and Green Pennant recognition. Both these schemes 

recognise the importance of accessible green spaces and green heritage managed 

for recreation and nature conservation purposes. Cheltenham has been entering 

parks into the Green Flag Awards since 2005 and has consistently won flags for 

Naunton Park, Hatherley Park, Montpellier Gardens, Springfields Park and Pittville 

Park. 

OTHER HABITATS 

10.22. In addition to the protection and enhancement of areas of particular wildlife and 

geological significance, the Council is concerned to ensure that other habitats and 

features are conserved and improved. The Council recognises the contribution that 

small landscape features, such as shrubs and thickets, ponds, meadows and copses 

can make to the ecology and biodiversity of an area, especially where such 

features are linked. 

10.23. Continuous green areas, - such as large linear open spaces, hedgerows, tree-lined 

roadside verges or banks, disused railway lines or watercourses, and green lanes - 

have greater ecological value than ƛǎƻƭŀǘŜŘ ǎǇŀŎŜǎΦ {ǳŎƘ ΨƎǊŜŜƴ ŎƻǊǊƛŘƻǊǎΩ ǇǊƻǾƛŘe 



BIODIVERSITY AND GEODIVERSITY 

69 
 

connected linkages for wildlife through the developed areas of the town or the 

countryside, as well as being important sites in their own right. 

THE WATER-BASED ENVIRONMENT 

10.24. The water-based environment comprises rivers, streams, lakes, ponds and 

groundwater. Protecting and enhancing the quality of the water environment is 

important for amenity, recreation and wildlife, and is the responsibility of the 

Environment Agency. The Agency has particular responsibilities for the 

conservation of landscape, flora, fauna and geological features which are 

dependent on the aquatic environment, and also has a duty to prevent pollution of 

the water-based environment. 

10.25. The Borough Council will continue to work alongside the Environment Agency in 

meeting its conservation objectives and will require consideration of the impact of 

development upon the ecology and wildlife potential of the water-based 

environment. 

10.26. It will also seek to promote and enhance the natural water system in the Borough 

by making decisions that: 

¶ conserve existing areas of value within river corridors; 

¶ assist in the restoration and enhancement of watercourses for the 

purposes of conservation and amenity; 

¶ encourage developers to fully integrate watercourses into their 

developments; 

¶ encourage developers to apply sustainable drainage principles when 

designing land drainage systems. 

DEVELOPMENT PROPOSALS AND BIODIVERSITY  

10.27. The Council will seek to protect all species and habitats listed in the UK Biodiversity 

Framework and Gloucestershire Nature Map from development that would harm 

those features in accord with legislative requirements and Policy SD9 of the JCS. 

The Council will normally require a survey of biodiversity features to be submitted 

with planning applications which will need to be accompanied by an account of 

appropriate measures to help safeguard such features during construction and 

thereafter.  

10.28. Where there is conflict between the development proposal and the need to 

protect those natural features identified, the Council will weigh the relative merits 

of the development proposal and the value of the natural feature or habitat under 
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threat and, in any case, will seek advice from Natural England, the Gloucestershire 

Wildlife Trust, or other professional bodies as necessary and appropriate. 

10.29. A holistic approach will be adopted in the assessment of proposals, which takes 

into account not only the natural characteristics of each individual site but also the 

wider context of that site and how it relates to surrounding biodiversity networks 

and ecosystems. A key consideration will be the cumulative effect of allowing one 

development after another and the potential damage that can arise through 

piecemeal erosion of biodiversity interests. 

DEVELOPMENT AFFECTING COTSWOLD BEECHWOODS SPECIAL AREA 

OF CONSERVATION 

10.30. In order to mitigate the effects of recreation pressure arising from new housing 
development on the Cotswold Beechwoods SAC a joint approach will be needed by 
the relevant Local Planning Authorities. This is due to the cross border nature of 
recreation pressure and the in combination or cumulative nature of effects. 
Evidence available so far regarding the distance visitors travel to reach the SAC 
indicates that all three Joint Core Strategy authorities need to co-operate along 
with Stroud DC and Cotswold DC. 
 

10.31. ¢ƘŜ ΨǎǘŀǘŜƳŜƴǘ ƻŦ Ŏƻ-ƻǇŜǊŀǘƛƻƴΩ ǊŜŀŎƘŜŘ ōŜǘǿŜŜƴ ǘƘŜ W/{ ŀǳǘƘƻǊƛǘƛŜǎ ŀƴŘ bŀǘǳǊŀƭ 
England outlined how specific policy elements of the JCS might be applied together 
to support work to better understand the effects of recreation pressure on this 
SAC and devise and apply measures to mitigate such effects. Recent progress on 
updating the evidence base is expected to result in visitor survey data for the SAC 
by summer 2019, following which further consultancy work would be needed to 
identify potential, necessary mitigation measures. A phase of further discussion 
between the chosen consultants, local authority partners and stakeholders is likely 
in order to agree which of the proposed, potential measures should properly be 
implemented. 
 

10.32. In the meantime the Cheltenham Plan needs to contain suitable policy to ensure 
housing development meets the requirements of the Habitats Regulations 2017 
i.e. to address uncertainty regarding the effects of recreation pressure from new 
housing in the CP on the Cotswold Beechwoods SAC. Consistent both with the 
Ψ{ǘŀǘŜƳŜƴǘ ƻŦ /ƻ-ƻǇŜǊŀǘƛƻƴΩ ŀƎǊŜŜŘ ƛƴ нлмп ŀƴŘ ǘƘŜ ǊŜǾƛǎŜŘ bttC όнлмуύ ƛǘ ƛǎ 
proposed that the new policy references adopted JCS policy INF3 Green 
Infrastructure and the associated JCS Green Infrastructure Strategy.   
 

10.33. The main considerations for Policy BG1 are: 
 

¶ The ongoing collaborative approach by the 3 JCS LPAs and Cotswold DC to 
assist Stroud DC in the delivery of the visitor survey for the Cotswold 
Beechwoods SAC (thereby updating the evidence base for review of the JCS). 

Comment [HM15]: MM011 



BIODIVERSITY AND GEODIVERSITY 

71 
 

¶ The need for an interim policy or equivalent safeguarding mechanism to ensure 
housing development coming forward as part of the CP meets HRA 
requirements. 
 

POLICY BG1: COTSWOLD BEECHWOODS SPECIAL AREA OF 
CONSERVATION RECREATION PRESSURE 

Development will not be permitted where it would be likely to lead directly or indirectly to 
an adverse effect upon the integrity of the European Site network (alone or in combination), 
and the effects cannot be mitigated.  

In order to retain the integrity of the Cotswold Beechwoods Special Area of Conservation 
(SAC) all development within the borough that leads to a net increase in dwellings will be 
required to mitigate any adverse effects.  

The ongoing work by relevant partner authorities will culminate in a mitigation and 
implementation strategy. Development proposals must contribute towards mitigation 
specified in the mitigation and implementation strategy or provide information for a 
bespoke Habitats Regulations Assessment.   

This may include requiring housing developments to make contributions towards habitat 
management; access management and visitor infrastructure; publicity, education and 
awareness raising; the provision of suitable open and green space  within development sites 
where this can be accommodated, and where it cannot, by contributions to off-site 
alternative green space. 

While the evidence base and the mitigation and implementation strategy are in production 
development proposals must address the issues raised in any relevant Habitat Regulations 
Assessments. Mitigation measures should take into account and integrate with adopted JCS 
policy INF3 (Green infrastructure) and the associated JCS Green Infrastructure Strategy.     

The Council is committed to the production of a mitigation and implementation strategy. A 
review of relevant parts of the Cheltenham plan will take place if the strategic mitigation 
and implementation scheme has not progressed to the implementation phase after five 
years.   

10.34. The Cotswold Beechwoods SAC lies within 200m of the A46 linking Cheltenham 

ǿƛǘƘ {ǘǊƻǳŘΦ ¢ƘŜ ΨŀƛǊ Ǉƻƭƭǳǘƛƻƴ ƛƴŦƻǊƳŀǘƛƻƴ ǎŜǊǾƛŎŜΩ ό!tL{ύ ǿŜōǎƛǘŜ όǿǿǿΦŀǇƛǎΦŀŎΦǳƪύ 

indicates that the SAC currently exceeds its critical loads and levels for nutrient 

nitrogen. Natural England have drawn the JCS authorities attentions to its latest 

guidance as part of the JCS review and similarly to Stroud District Council as part of 

their emerging local plan strategy.  In the meantime the Council proposes that the 

Cheltenham Plan includes a safeguarding mechanism whereby development 

proposals in the authority area that may generate traffic along this route take 

account of the new guidance. This will ensure that development proposals 

reference the latest available up to date information in line with the Habitats 

Comment [HM16]: MM012 
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Regulations 2017 and consistent with the Wealden Judgement case law dealing 

with in combination effects. 

 

 POLICY BG2: COTSWOLD BEECHWOODS SPECIAL AREA OF 
CONSERVATION AIR QUALITY 

Development which is likely to generate additional road traffic emissions to air which are 
capable of affecting the Cotswold Beechwoods SAC will be screened against the Habitats 
wŜƎǳƭŀǘƛƻƴǎ !ǎǎŜǎǎƳŜƴǘ CǊŀƳŜǿƻǊƪ ƛƴ ƭƛƴŜ ǿƛǘƘ bŀǘǳǊŀƭ 9ƴƎƭŀƴŘΩǎ ƎǳƛŘŀƴŎŜ Ψbŀǘǳral 
9ƴƎƭŀƴŘΩǎ ŀǇǇǊƻŀŎƘ ǘƻ ŀŘǾƛǎƛƴƎ ŎƻƳǇŜǘŜƴǘ ŀǳǘƘƻǊƛǘƛŜǎ ƻƴ ǘƘŜ ŀǎǎŜǎǎƳŜƴǘ ƻŦ ǊƻŀŘ ǘǊŀŦŦƛŎ 
ŜƳƛǎǎƛƻƴǎ ǳƴŘŜǊ ǘƘŜ Iŀōƛǘŀǘǎ wŜƎǳƭŀǘƛƻƴǎ όb9!ллмύΩΦ 
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11. w9{L59b¢L![ 59±9[hta9b¢ 

 

 

 

CONTEXT 

11.1. To complement the strategic allocations being made through the Joint Core 

Strategy (JCS) and in order to ensure that Cheltenham Borough meets its 

objectively assessed need (OAN) up to 2031, the Cheltenham Plan is making a 

number of allocations for both residential development and mixed-use 

development through Policies H1 and H2. These allocations will ensure not only 

that identified needs are met over the plan period but also that there is a steady 

supply of land for housing during that time which helps deliver a wide choice of 

high-quality homes and contributes towards the creation of more sustainable, 

inclusive and mixed communities.  

11.2. National policy requires local plans to identify a supply of specific, deliverable sites 

ǎǳŦŦƛŎƛŜƴǘ ǘƻ ǇǊƻǾƛŘŜ ŦƛǾŜ ȅŜŀǊǎΩ ǿƻǊǘƘ ƻŦ ƘƻǳǎƛƴƎ ŀƎŀƛƴǎǘ ǘƘŜ ƛŘŜƴǘƛŦƛŜŘ ƘƻǳǎƛƴƎ 

requirement. The OAN for Cheltenham has been assessed as part of the JCS 

process; the overall housing requirement for the whole of the JCS area between 

2011 and 2031 is 35,175 dwellings, with the Cheltenham-specific figure being 

10,917 units.  

11.3. At the time the JCS was produced, the Cheltenham Plan capacity which 

contributed towards the total supply for Cheltenham had not been finalised, and 

was therefore based on the best information available at the time. Furthermore, 

an existing allocation from the Cheltenham Borough Local Plan (Second Review) 

2006 was included for ten dwellings in the latter part of the plan period; however, 

based on further evidence, it is no longer proposed for allocation in the new 

LocalCheltenham Plan. Further work has now taken place on evaluating the sites to 

be allocated within the newCheltenham Plan which the following table reflects, 

and fully explains the differences between the JCS trajectory and the new figures 

being proposed. 

 

 

This chapter should be read in conjunction with the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy, specifically policy SD10: Residential Development 
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Table 21: Housing to be Ddelivered in Cheltenham Bbetween 2011-2031 (as of June 2019) 

Completions since 2011 (2011 to 1st April 2018) 17242318 

Dwellings already with planning permission 15241540 

Strategic allocations being made through the JCS 5385 

Cheltenham Plan residential allocations through Policy H1 440430 

Cheltenham Plan mixed-use allocations including residential through Policy 
H2 

350493 

Urban Capacity Permissions  (previously intending to allocate, but since 
received permission and development has begun)    

446329 

Contributions arising from planning consent granted at Farm Lane 
(Tewkesbury) 

377 

Windfall allowance (less than five units) 784760 

Total supply 2011-2031 1103011632 

Objectively Assessed Need 2011-2031 10917 

LAND ALLOCATED FOR HOUSING DEVELOPMENT 

 

POLICY H1: LAND ALLO CATED FOR HOUSING 
DEVELOPMENT  

The sites listed in Table 3, and which are shown on the Cheltenham Plan Proposals Map, are 
allocated for residential development and are delineated on Plans HD1 ς HD8 below. The 
red lines on Plans HD1 ς HD8 mark the boundaries of the allocations and are separately and 
collectively part of this policy. 

Each allocation is supported by site-specific polices HD1 ς HD8 below to provide further 
detailed guidance on the development of these sites. These site-specific policies also form 
part of this policy. 

In addition, at application stage, a robust Transport Assessment will be required for all sites, 
identifying traffic impact and determining the highway requirements in line with the JCS and 
its evidence base. 

Sites where specific flood risk concerns have been identified have appropriate 

Comment [JR17]: MM013 
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considerations identified within the site specific policy. All sites have potential sewerage 
infrastructure constraints. The necessary infrastructure should be provided prior to 
occupation to avoid local exceedance of the sewer networks. 

The contents of Policy H1 reflect the evidence bases of the Gloucester, Cheltenham and 
Tewkesbury Joint Core Strategy and the Cheltenham Plan. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme A ς 
objective b; Theme C ς objectives a and b. 
 
 
 
 

Table 32: Land Aallocated for Housing Development 

Reference Location Designation 

HD1 Christ College Site B 70 dwellings 

HD2 Former Monkscroft Primary School 60 dwellings 

HD3 .ƻǳƴŎŜǊΩǎ [ŀƴŜ 20 dwellings 

HD4 Land off Oakhurst Rise 25 dwellings 

HD5 Land at Stone Crescent 20 13 dwellings 

HD6 Brockhampton Lane 20 17 dwellings 

HD7 Priors Farm Fields 50-90 dwellings 

HD8 Old Gloucester Road 175 dwellings 
 

SITE SPECIFIC POLICIES 

11.4. The existing built-up area of Cheltenham is tightly constrained by Green Belt and 

AONB with very little undesignated land in which to expand. It is therefore logical 

to make the most of previously developed and under-used sites within the existing 

urban area. This approach is also in line with JCS Policy SP1 which aims to see 

development delivered within existing urban areas and Strategic Allocations. 

11.5. The sites included in the policy are being advanced following assessment according 

to a clearly defined methodology. All sites are of 0.5ha or more in size and capable 

of accommodating 10 or more residential units. Sites were chosen sequentially: 

brownfield development was explored first, then those within the Principal Urban 

Area (PUA) or identified as having development potential in the JCS, and finally 

constrained sites in the PUA, those in the Green Belt and AONB. Sites were chosen 
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which would demonstrate a public benefit in allocation through, for example, 

masterplanning, and those not so advanced in the development management 

process that approval was unlikely to be granted before plan adoption. 

11.6. The threshold of 0.5ha /10 units has been chosen as it reflects the definition of 

ΨƳŀƧƻǊ ŘŜǾŜƭƻǇƳŜƴǘΩ ƛƴ ǘƘŜ Development Management Procedure Order (2015). 

Further information, including individual site assessments and tƘŜ /ƻǳƴŎƛƭΩǎ 

expectations for development on each site, are set out in the Housing Background 

Paper (published separately).  

 

SITES WITHIN THE URBAN AREA 

 

POLICY HD 1: CHRIST COLLEGE SITE B  

Site description Greenfield site within the urban area, previously used as school 
playing pitches. The playing pitch assessment, produced as part of 
/ƘŜƭǘŜƴƘŀƳ ŀƴŘ ¢ŜǿƪŜǎōǳǊȅΩǎ {ƻŎƛŀƭΣ {ǇƻǊǘ ŀƴŘ hǇŜƴ {ǇŀŎŜ 
Strategy, ŎŀǘŜƎƻǊƛǎŜǎ ǘƘŜ ǎƛǘŜ ŀǎ ΨŘƛǎǳǎŜŘΩ ǎƻ ƛǘ Ŧŀƭƭǎ ƻǳǘǎƛŘŜ ǘƘŜ 
scope of Sports England. However, Paragraph 74 of the National 
Planning Policy Framework still applies. In this case, the field has 
not been used for over five years and has no facilities associated 
with it. It was once used by Christ College but as this school has 
moved, the field no longer has a primary use and has no 
reasonable chance of coming back into use as a playing field. 

Site area 2.11ha 

Constraints 
¶ Possible land contamination 

¶ Adjacent to railway line 

Site specific 
requirements 

¶ Approximately 70 dwellings 

¶ Vehicle access from Arle Road 

¶ Measures to mitigate the impact of noise and vibration 
caused by railway line 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site and to key centres 

¶ A layout and form that respects the existing urban 
characteristics of the vicinity 

 

 

POLICY HD 2: FORMER MONKSCROFT PRIMARY SCHOOL  

Site description The site comprises the playing fields of the former Monkscroft 
Primary School, between Shakespeare Road to the north and 
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Shelley Road to the south. The main school buildings have been 
demolished and replaced with a residential care home. The field 
has no public access or rights of way across it. 

Site area 1.8ha 

Constraints ¶ Loss of playing fields (unused) 

Site specific 
requirements 

¶ Approximately 60 dwellings 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site and to key centres, particularly Coronation Square 

¶ A layout and form that respects the existing urban 
characteristics of the vicinity 

¶ A layout and form of development that respects the character 
and significance of the St. MarkΩs Conservation Area 

 

 

POLICY HD 3: BOUNCERõS LANE  

Site description This site is a former employment site in the east of the town. It is 
set within a residential area and borders Cheltenham Cemetery to 
the east. A number of attributes contribute towards allowing it to 
change from employment to residential use. The surrounding 
parts of the site have been given planning permission for 58 
dwellings. A contributing factor to the planning permission was 
that the site had been vacant for several years and evidence was 
provided which showed that it was unlikely to come back into 
employment use.  

Site area 0.5ha 

Constraints 
¶ Contaminated land 

¶ Heritage assets 

¶ Existing employment 

Site specific 
requirements 

¶ Approximately 20 dwellings 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site  

¶ A layout and form that respects the existing urban 
characteristics of the vicinity 

¶ A layout and form of development that respects the existing 
planning permission for the adjacent site 

¶ Development should provide at minimum an 8 metre buffer 
ŦǊƻƳ ǘƘŜ ǘƻǇ ƻŦ ōŀƴƪ ƻŦ ǘƘŜ ǘǊƛōǳǘŀǊȅ ǘƻ ǘƘŜ ²ȅƳŀƴΩǎ .ǊƻƻƪΦ 
River corridor enhancements should be delivered for this site 
that help to protect and enhance the biodiversity and river 
setting at this location 
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POLICY HD 4: LAND OFF OAKHURST RISE 

Site description This site was not known to the council until the Preferred Options 
consultation was already prepared. It is a greenfield site within 
the existing urban area and consequently has good transport 
links. However, the site is subject to a number of constraints and 
therefore the allocation of dwellings on the site has been 
adjusted to accommodate these. 

Site area 4ha 

Constraints 
¶ Steep gradients across the site 

¶ Mature trees and hedges 

¶ Adjacent listed buildings 

¶ Biodiversity 

¶ Heritage assets 

¶ Ice House 

Site specific 
requirements 

¶ ApproximatelyA minimum of 25 dwellings, subject to 
masterplanning (in accordance with Policy SD4 of the JCS) 
which demonstrates that the development can be achieved 
whilst accommodating: 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site and to key centres 

¶ A layout and form that respects the existing urban 
characteristics of the vicinity 

¶ A layout and form of development that respects the 
character, significance and setting of heritage assets that may 
be affected by the development   

¶ Measures necessary to mitigate the traffic impact of the site 
and to encourage the use of more sustainable transport 
modes 

¶ Protection to key biodiversity assets 

¶  New housing should be located away from the setting of the 
west elevation of Ashley Manor. There should be no 
development sound of a straight line westwards from the rear 
of the northernmost school building. In addition, to provide 
an undeveloped buffer between the rear garden boundary of 
Charlton Manor and the new development a landscaping 
buffer should be provided for 30 metres west of the rear 
boundary with Charlton Manor. 

¶ Long term protection of mature trees and hedges 

¶ Any development on the site should secure improvements to 
the Ice House 
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POLICY HD 5: LAND AT STONE CRESCENT 

Site description This is a greenfield site which is situated between playing fields 
and residential development but is fenced off and not part of any 
designated Public Green Space. The site was subject to an outline 
planning application (14/01276/OUT) for around 15 dwellings. 
Permission would have been granted but a legal agreement 
remains outstanding. It is unlikely that this permission will be 
granted but a new application is possible. 

Site area 0.5ha 

Constraints ¶ Highways access 

Site specific 
requirements 

¶ Approximately 20 dwellings 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site  

¶ A layout and form that respects the existing urban 
characteristics of the vicinity 

 

SITES OUTSIDE THE URBAN AREA 

11.7. The Cheltenham Plan concentrates on focusing development within existing urban 

areas. However, the JCS process has indicated two areas outside of the existing 

urban area of Cheltenham which could be allocated for development in order to 

meet housing requirements or as a mixed-use allocation. These are sites, which, 

subsequent to the JCS changes are not in the Green Belt, AONB or a conservation 

area, have been included. These are Old Gloucester Road (Policy HD8) and 

Leckhampton (Policy MD5). An additional two sites outside of the existing urban 

area have also been included which are similarly unconstrained by these 

designations. These are Brockhampton Lane (Policy HD6) and Priors Farm Fields 

(Policy HD7). Once built out, it is intended that all these sites will be included 

within the PUA boundary on review of the Cheltenham Plan. 

POLICY HD 6: BROCKHAMPTON LANE  

Site description The site is primarily greenfield land entirely outside but adjacent 
to the PUA. It is due to be removed from the Green Belt through 
the JCS process as part of the North West Cheltenham strategic 
allocation. The site is also outside of the proposed Local Green 
Space designation. 

Site area 0.7ha 

Constraints ¶ Within the Green Belt but due to be removed by the JCS 
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Site specific 
requirements 

¶ Approximately 20 dwellings 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site  

¶ A layout and form that respects the existing urban 
characteristics of the vicinity 

 

 

POLICY HD 7: PRIORS FARM FIELDS 
Site description This is a greenfield site which sits adjacent to a residential area 

but outside the existing Principal Urban Area. The western part of 
the site is a designated Public Green Space, including playing 
pitches and a play area, and the eastern part of the site is open 
fields. The site borders the cemetery to the north, the AONB to 
the east and new residential development to the south and west. 
Any housing development would be focused on the east of the 
site; however, masterplanning is required to reconcile several 
competing demands on this land and to minimise impact on the 
AONB (proposals should conform with 2015 AONB study and 
2016 update). The final layout and exact quantum of 
development will be informed by detailed landscape impact work. 

The site was included as a mixed-use scheme in the Preferred 
Options as a reflection of the various demands on the site. 
However, since that time, plans for the new crematorium have 
progressed and masterplanning has demonstrated how the site 
could be presented. For that reason the site is now considered to 
be a housing site, rather than mixed-use. 

Site area 5ha 

Constraints 
¶ Public Green Space 

¶ Suggested Local Green Space 

¶ Heritage assets 

¶ Access 

¶ Competing uses 

¶ Landscape especially impacts on the setting of the AONB 

¶ Flood Risk mitigation 

Site specific 
requirements 

¶ Approximately 50-90 dwellings 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site and to key centres 

¶ A layout and form that respects the existing urban and rural 
characteristics of the vicinity 

¶ A layout and form of development that respects the 
character, significance and setting of heritage assets that may 
be affected by the development  

¶ A layout and form of development that respects the visual 
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sensitivity and landscape character of the site as part of the 
setting for the AONB 

¶ Adequate re-provision of sports pitches 

¶ Measures necessary to mitigate the traffic impact of the site 
and to encourage the use of more sustainable transport 
modes 

¶ Protection to key biodiversity assets 

¶ Development that does not prejudice the access or egress of 
the adjacent cemetery  

¶ Development should provide financial contributions to the 
flood warning service, maintenance and future improvements 
of the adjacent Whaddon flood alleviation scheme.  

¶ Development should provide at minimum an 8 metre buffer 
ŦǊƻƳ ǘƘŜ ǘƻǇ ƻŦ ōŀƴƪ ƻŦ ǘƘŜ ²ȅƳŀƴΩǎ .Ǌƻƻƪ ŀƴŘ ƛǘǎ ǘǊƛōǳǘŀǊȅ 
to the North. River corridor enhancements should be 
delivered for this site that help to protect and enhance the 
biodiversity and river setting at this location 
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POLICY HD 8: OLD GLOUCESTER ROAD 

Site description The site has also arisen from the JCS process and will be removed 
from the Green Belt by that document. The site will require 
masterplanning, flood assessments and a resolution on the future of 
the nurseries in order to maximise the use of the site and ensure a 
coherent overall scheme. To the north of the allocation there is a 
historic moat (scheduled monument). The significance and setting 
of this asset will be an essential consideration in development of the 
ǎƛǘŜ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ǘƘŜ tƭŀƴΩǎ ƘŜǊƛǘŀƎŜ ŀǎǎŜǎǎƳŜƴǘΦ  

Site area 11.3ha 

Constraints 
¶ Green Belt 

¶ Flood Risk mitigation 

¶ Heritage assets 

Site specific 
requirements 

¶ Approximately 175 dwellings 

¶ Development proposals should enable a comprehensive scheme 
to be delivered across the developable area of the site 

¶ Safe, easy and convenient pedestrian and cycle links within the 
site and to key centres 

¶ A layout and form that respects the existing urban and rural 
characteristics of the vicinity 

¶ A layout and form of development that respects the character, 
significance and setting of heritage assets that may be affected 
by the development 

¶ The western area of the site should provide a green buffer to 
the south of the River Chelt in order to provide a degree of 
separation from the scheduled moat to the north 

¶ Development on the site should include the reinstatement of 
the public footpath that runs alongside the rRiver  

¶ Measures necessary to mitigate the traffic impact of the site and 
to encourage the use of more sustainable transport modes 

¶ Adequate flood risk management across the site 
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Policy H1: Bouncer's Lane (HD3) 
1:1250  
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LAND ALLOCATED FOR MIXED-USE DEVELOPMENT 

11.8. In order to achieve new and improved facilities for the community and provide 

additional housing and employment opportunities, the Council has identified the 

potential to deliver mixed-use development schemes on several sites within the 

urban area. Combining residential and other uses (including commercial) is 

considered to be one of the best ways to intensify development and make better 

use of land to help address the requirement for development to be more 

sustainable. 

11.9. By developing sites that have a mixture of residential and other uses, mixed-use 

developments take advantage of the land on which they are built during more 

hours of each day and by more people than a single-use building would be able to 

do. Depending on the combination of uses delivered, those who live in such 

developments may not have the same dependence on a car as people who live in 

more traditional neighbourhoods because they can walk or cycle to nearby 

facilities, making it easier for them to stay active and function without a vehicle. 

POLI CY H2: LAND ALLOCATE D FOR MIXED -USE 
DEVE LOPMENT  

The sites listed in Table 4, and which are shown on the Cheltenham Plan Proposals Map, are 
allocated for mixed-use development and are delineated on Plans MD1 ς MD5 below. The 
red lines on Plans MD1 ς MD5 mark the boundaries of the allocations and are separately 
and collectively part of this policy. 

Each allocation is supported by site-specific polices MD1-MD5 below, to provide further 
detailed guidance on the development of these sites. These site-specific policies also form 
part of this policy. 

In addition, at application stage, a robust Transport Assessment will be required for all sites, 
identifying traffic impact and determining the highway requirements in line with the JCS and 
its evidence base. 

Sites where specific flood risk concerns have been identified have appropriate 
considerations included within the site specific policy. All sites have potential sewerage 
infrastructure constraints. The necessary infrastructure should be provided prior to 
occupation to avoid local exceedance of the sewer networks. 

The contents of Policy H2 reflect the evidence base of the Gloucester, Cheltenham and 
Tewkesbury Joint Core Strategy and the Cheltenham Plan. 

This policy contributes towards achieving the Cheltenham Plan Vision: Theme A ς 
objective b; Theme B - objectives a and b; Theme C ς objectives a and b. 
 

Table 34: Land Aallocated for Mixed-Use Development 
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Reference Location Designation 

MD1 Lansdown Industrial Estate 100 dwellings plus no net losses in 
employment in accordance with 
Policy EM2Employment led 
regeneration which may include an 
element of residential 
development 

MD2 Land at North Place and Portland Street 143 dwellings plus appropriate 
town centre mixed-use scheme 
and car park 

MD3 Land at Coronation Square Regeneration of existing 
community and retail facilities 

MD4 Royal Well and Municipal Offices Mixed-use redevelopment 
appropriate for town centre uses 

MD5 Leckhampton Approximately 250 350 dwellings 
and a secondary school 
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POLICY MD1: LANSDOWN  INDUSTRIAL ESTATE  

Site description The site is capable of redevelopment for mixed-use, including a 
continued element of employment in better-quality units 
together with some new residential development. There would 
be a net loss of employment land but this should be offset by an 
upgrade in the quality and density of premises.  

Site area 5.5ha 

Constraints 
¶ Contaminated land 

¶ Highways access 

Site specific 
requirements 

¶ Approximately 100 dwellings 

¶ Approximately 3ha of B-class-led employment land to be 
retained with any loss ofEmployment led regeneration which 
may include an element of residential development provided 
that existing provision being is offset by a net gain in the 
quality (see Policy EM2) and / or the number of jobs provided 
on the site 

¶ Measures to mitigate the impact of noise and vibration 
caused by railway line 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site and to key centres 

¶ A layout and form that respects the existing urban 
characteristics of the vicinity 

¶ Measures necessary to mitigate the traffic impact of the site, 
including the use of travel plans to encourage the use of more 
sustainable transport modes 
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POLICY MD 2: NORTH PLACE AND P ORTLAND 
STREET 

Site description The North Place and Portland Street area was formerly used as 
the main coach and bus station in Cheltenham. The site is 
approximately 2 hectares in size (3.2 hectares including the 
highway) and currently provides 813 parking spaces.  

¢ƘŜ ǎƛǘŜΩǎ ƭƻŎŀǘƛƻƴ within Central Conservation Area dictates that 
the form, massing and design of any future development need to 
be sensitive to the adjacent historic environment. 

Planning permission was granted on the site in 2013 for a large 
supermarket, car park and 143 dwellings. However, that 
permission has not yet been implemented and it is likely that a 
new scheme will be required in order for development to take 
place. It is anticipated that a new scheme would provide a similar 
number of dwellings to the extant planning permission. 

Site area 2ha 

Constraints ¶ Heritage assets 

Site specific 
requirements 

¶ Approximately 143 dwellings 

¶ Provision of an appropriate scale of retail, healthcare and 
community facilities to meet the needs of the community 

¶ A layout and form of development that respects the setting, 
character and significance of the Conservation Area and other 
heritage assets 

¶ Measures necessary to mitigate the traffic impact of the site 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site and to key points 

 

 

POLICY M D3: LAND AT CORONATION SQUARE  

Site description Coronation Square is a complex site with competing demands and 
is a key part of wider regeneration projects. Therefore the site will 
require mixed-use masterplanning and careful consideration of 
how this site fits within the wider area. 

Site area 0.4ha 

Constraints 
¶ Land ownership 

¶ Highways 

Site specific 
¶ Development proposals that demonstrate an accordance with 

the ongoing Cheltenham West Regeneration project 
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requirements ¶ Measures necessary to mitigate the traffic impacts of the site, 
particularly on Princess Elizabeth Way 

¶ Retention and enhancement of local centre facilities including 
an appropriate scale of retail, healthcare and other 
community facilities 

¶ High-quality public transport links and facilities 

¶ Safe, easy and convenient pedestrian cycle links within the 
site and to key centres, providing segregated links where 
practical 

 

 

POLICY M D4: ROYAL WELL AND MU NICIPAL OFFICES  

Site description This is a developed site within the town centre, currently in use as 
council offices, bus station, car park and area of open space. It is 
within the Core Commercial Area and Central Conservation Area 
and partially within Flood Zones 2 and 3. The site has been 
subject to a development brief which identifies potential for 
existing uses to be relocated / redesigned. More recent work has 
begun on transport modelling and masterplanning to allow for 
potential changes to highways layout. This could facilitate public 
realm improvements and a change of use for the historic 
buildings. 

Site area 0.9ha 

Constraints 
¶ Heritage assets 

¶ Flood risk mitigation 

¶ Highways 

Site specific 
requirements 

¶ Mixed-use scheme made up of uses appropriate to the town 
centre 

¶ A layout and form of development that respects the 
character, significance and setting of the Conservation Area 
and all other impacted heritage assets 

¶ Development proposals that demonstrate accordance with 
ongoing transport-focused masterplanning 

¶ High-quality public transport facilities including a single, 
integrated bus interchange 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site and to the wider network 

¶ Development should not locate any new development within 
8 metres of the culverted River Chelt; 

¶ Development should not result in a net loss in flood plain 
storage or adversely impact out of bank flows, with 
opportunities explored to provide flood risk betterment;  
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¶ Development should provide financial contributions to the 
flood warning service, maintenance and future improvements 
of the adjacent River Chelt flood alleviation scheme; 

¶ Development should ensure new finished floor levels be set 
600mm above the 1 in 100 year level, including an 
appropriate allowance for climate change; and 

¶ Development should not allow self-contained basement 
dwellings. 

 

 

POLICY M D5: LECKHAMPTON  

Site description Originally a JCS site, development at this location will need to take 
into account landscape impacts, highways issues and green space. 
Site ōƻǳƴŘŀǊƛŜǎ ŀǊŜ ōŀǎŜŘ ƻƴ ǘƘŜ W/{ LƴǎǇŜŎǘƻǊΩǎ ŎƻƳƳŜƴǘǎ ƛƴ ƘŜǊ 
Note of Recommendations from 21 July 2016. Development at 
ǘƘƛǎ ƭƻŎŀǘƛƻƴ ǿƛƭƭ ƴŜŜŘ ǘƻ ŜƴǎǳǊŜ ǘƘŀǘ ǘƘŜ W/{ ŜȄŀƳƛƴŀǘƛƻƴΩǎ 
consideration and findings related to this site are fully taken into 
account. Along with this, the site has an extensive planning 
history related to the earlier, larger proposal (13/01605/OUT); the 
IƴǎǇŜŎǘƻǊΩǎ ŀƴŘ {ŜŎreǘŀǊȅ ƻŦ {ǘŀǘŜΩǎ ŦƛƴŘƛƴƎǎ ƛƴ ǘƘƛǎ ŀǇǇŜŀƭ ǎƘƻǳƭŘ 
also be reflected in any future scheme. 

Coronation Square is a complex site with competing demands and 
is a key part of wider regeneration projects. Therefore the site will 
require mixed use masterplanning and careful consideration of 
how this sits fits within the wider area. 

Site area 1521ha 0.4ha 

Constraints 
¶ Local Green Space 

¶ Impact on AONB 

¶ Flood Risk mitigation 

¶ Highways 

¶ Heritage assets 

¶ Land ownership 

¶ Highways 

Site specific 
requirements 

¶ Approximately 2350 dwellings on land north of Kidnappers 
Lane 

¶ Provision of a secondary of school with six forms of entry on 
land to the south of Kidnappers Lane 

¶ Provision of playing fields for the school on land within the 
designated LGS 

¶ Safe, easy and convenient pedestrian and cycle links within 
the site and to key centres 

¶ A layout and form that respects the existing urban and rural 
characteristics of the vicinity 

¶ A layout and form of development that respects the 
character, significance and setting of heritage assets that may 
be affected by the development  

¶ A layout and form of development that respects the visual 
sensitivity and landscape character of the site as part of the 

¶ Development proposals that demonstrate an accordance with 
the ongoing Cheltenham West Regeneration project 

¶ Measures necessary to mitigate the traffic impacts of the site, 
particularly on Princess Elizabeth Way 

¶ Retention and enhancement of local centre facilities including 
an appropriate scale of retail, healthcare and other 
community facilities 

¶ High quality public transport links and facilities 

¶ Safe, easy and convenient pedestrian cycle links within the 
site and to key centres, providing segregated links where 
practical 
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setting for the AONB 
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Policy H2: Lansdown Industrial Estate (MD1) 
1:2500  
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