
 

APPLICATION NO: 20/00154/FUL OFFICER: Mr Ben Hawkes 

DATE REGISTERED: 29th January 2020 DATE OF EXPIRY : 25th March 2020 

WARD: Battledown PARISH: CHARLK 

APPLICANT: Newbay Consulting Ltd 

LOCATION: Oakfield House Stables, Oakfield House, Greenway Lane 

PROPOSAL: Erection of a single self-build dwelling following the demolition of existing stables 
(revised scheme) 

 

 

REPRESENTATIONS 
 

Number of contributors  7 
Number of objections  7 
Number of representations 0 
Number of supporting  0 

   
Haytor 
65 Harp Hill 
Charlton Kings Cheltenham 
Gloucestershire 
GL52 6PR 
 

 

Comments: 19th February 2020 
We would like to object to the application 20/00154/FUL for Oakfield House Stables, Oakfield 
House, Greenway Lane, Charlton Kings, Cheltenham, Gloucestershire. 
 
Oakfield House Stables sits in the Cotswolds AONB, which is protected land around Cheltenham. 
It is part of the appeal of Cheltenham and this area and has been designated as AONB for this 
reason.  
 
We feel very strongly about building on AONB land. Cheltenham has a plan for new housing and 
this does not form part of it. Oakfield House is typical of the large properties around this area that 
sit in a substantial plot. We feel strongly that the properties in this area should not be given 
permission to reduce their green space in order to build more houses (sadly this has already 
happened at Cromwell Court, also on Greenway Lane and also part of the AONB).  
 
Greenway Lane is a country lane with no transport links, no footpaths and no cycle lanes, 
meaning travel by car will be essential, thus increasing traffic and impacting the environment. The 
area is used by walkers, runners, cyclists and horse riders because of its beauty and if houses 
are allowed to be built on this land, increased traffic, pollution and the destruction of wildlife will 
spoil it. 
 
It is essential that the report by Ryder Landscape Consultants re the original application should 
again be referred to in the consideration of this application, as the majority of its observations still 
apply to the new application. We will not highlight the individual elements of that report that are 
still appropriate but encourage the Planning Department to consider its observations in reaching 
its decision. It is however worth repeating part of the report's summary here:  
 
"The visual benefit of replacing dilapidated stables with a large residential dwelling has not been 
proven. It would also lead to an adverse landscape effect by changing the rural character of the 
area to one that is more residential in nature. This could lead to a further tilt in landscape 
character pushing the perceived settlement edge of Cheltenham clearly into the Cotswolds 
AONB. 



I recognise that this application is solely for the stables site bit it could bring further development 
pressures for conversion, or demolition and development of the adjacent Greenacre Farm barns. 
This would increase landscape character change in the area." 
 
The reason provided for the refusal of the original application was ultimately ascribed to "the 
scale, mass and form of the proposed new dwelling". By simply reducing the scale, mass and 
form of the proposed dwelling it does not follow that this is sufficient to warrant the granting of 
permission, and the new application still does not show that the development would conserve or 
enhance the Cotswold AONB. As such the new application is also contrary to the NPPF (para 
172), Joint Core Strategy policy SD7, the Cotswold AONB Management Plan 2018-23 and the 
relevant saved policies of the Local Plan. 
 
The applicants' LVIA states (para. 6.21): "Prejudice to the area's 'openness' is already extant by 
the existing stable block. Its replacement with a properly considered, low-key, landscaped 
development can therefore only be an improvement." The existing stable block however is a 
fraction of the size of the proposed development so we fail to see how this conclusion can be 
reached. 
 
The applicants' LVIA states (para. 7.1): "the submitted LVIA has confirmed an absence of 
prejudice to the openness of the AONB", yet this is disingenuous as it is in direct contradiction to 
some earlier statements within the same LVIA, namely para. 6.11 ("the proposed development 
may result in the loss of some openness") and references to the proposal's effect on openness 
(6.13) and the proposal's "harm caused to openness" (6.24). 
 
For the reasons provided above we request that the Planning Department refuse permission for 
this latest application for development on the site. 
 
   

Greenway Farm 
Greenway Lane 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL52 6PL 
 

 

Comments: 20th February 2020 
Letter attached.  
 
   

Baedalas Tun 
Ashley Road 
Cheltenham 
Gloucestershire 
GL52 6PJ 
 

 

Comments: 24th February 2020 
'Great weight should be given to conserving and enhancing landscape and scenic beauty in 
Areas of Outstanding Natural Beauty which has the highest status of protection in these issues.' 
 
I have grown up and lived in this part of Charlton Kings for more than fifty years and am deeply 
connected to the beautiful countryside here where an abundance of wildlife co-exists, including 
deer, muntjac, foxes, squirrels, bats and very many species of birds; buzzards, woodpeckers, 
chaffinches, owls to name but a few.  
 
I strongly object to this application and concur with all of the well-documented objections already 
raised. I am particularly grateful to the Cotswold Conservation Board and the Campaign to 



Protect Rural England for their support which underlines that there are proper grounds for our 
objections.  
 
For the previous application on this site - 19/01252/FUL which was refused - the planners used 
the services of an experienced specialist Landscape Consultant, Stuart Ryder, to report on the 
LVIA. It remains an excellent assessment; impartial, thorough, articulate, detailed and passionate 
and I agree with it wholeheartedly. His concerns were not just about the size of the proposed 
building so that this report is still relevant for this revised application - where I quote from it my 
script will be in inverted commas.  
 

 The site is outside of the PUA and entirely within the AONB and therefore not part of the 
Town Plan. 

 Cheltenham has precious little AONB on our fringes - that which we do have we should 
value and protect.  

 The proposed building would not be appropriate in this semi-rural location; to make it a 
domestic residential one would alter the entire character of the locality and its gentle 
tranquility. It's key characteristics are those combinations of elements which are particularly 
important to the current character of the landscape and help to give an area it's particularly 
distinctive sense of place.  

 The footprint is too large, it is too modern, not in keeping.  

 The proposals are more appropriate for a mixed residential area rather than for the semi-
rural nature of the site. 

 'The flat roof prevents the height of a pitched roof adding further impact but of itself does 
not necessarily prevent visual harm from occurring. It has been described as 
'contemporary' but 'contrasting' could also be a description given to it.' 

 'There is a sense of stretch and spread to the proposals. This would be heightened by the 
use of adjoining external spaces as courtyard and garden. This elongated form is not 
traditional to the area and contrasts with the nearby property form.'  

 'It is arguable that the building design would not appear as submissive but rather as a large 
residential property and a considerable increase in scale of built form when compared to 
the previous stable buildings.' 

 The proposal considers the removal of the farm buildings and replacement with the 
proposed development is a betterment. 'This may be the case in terms of architectural built 
form and usage but it does not automatically lead to a landscape or visual betterment.' 

 'If the stable buildings were changed to a residential property with a domestic character the 
perception of the route will change from a farm access to a residential drive and in turn 
change the character of the area to residential. Put simply, the stables appear appropriate, 
if in a poor state of repair, for this collection of agricultural buildings. The proposed 
development would change the scene to a domestic residential area.' 

 'Turning back to the point that the existing stables' dilapidated landscape will be 'enhanced' 
by the new residential property misses the argument whether the change in built form leads 
to other more adverse landscape character changes to the area and this part of the AONB.' 

 Users of the very well-used public footpath would be VERY affected. 'Landscape screening 
is proposed but at the short range distance the sense of rural to residential character 
change will be clearly perceived. The proposed building would be the primary feature of this 
part of the path.' 

 'Whether the landscape has low or high visual prominence is immaterial to its designation 
as a part of the Cotswolds' AONB . . . The site is not part of the escarpment that can be 
seen as the backdrop to wider Cheltenham. This fact is true but the statement does not 



address the contribution that it makes to the landscape setting of this part of Cheltenham 
and the doorstep recreation value of the landscape and footpaths that run through it.' 

 'When consideration of architectural and matching existing forms of development is taken 
into account, the proposal will not complement the existing settlement pattern.' 

 'The argument that the site acts as a detractor is attempting to set up the beneficial visual 
effects appraisal for the development. However, farms and their outbuildings are not 
normally pristine and that is part of the character of a working rural landscape.' 

 Sites that have been allowed to fall into a state of disrepair either by current or previous 
owners should not be rewarded with planning decisions based on the assumption that the 
development of a large new modern residential building will automatically lead to landscape 
and visual betterment on land which is part of the AONB. Arguably, reconstruction into 
'actual' stables or demolition and restoring the yard to grass would more readily 'conserve' 
and 'enhance' the AONB landscape and would delight both neighbours and footpath-users 
alike.  

 'Adverse effects come about not only from a loss of openness but also from a change in 
landscape character. 

 
TO SUMMARISE : 

 'The proposals would lead to both adverse landscape and visual change in the local area. 
This is in conflict with JCS Policy SD7 as it neither 'conserves' or 'enhances' the natural 
beauty of this nationally designated area and it is also at odds with the objectives of the 
Cotswold AONB Management Plan (2018 - 2023).' 

 It would create a precedent for further attempts to develop in this lovely location.  

 'The visual benefit of replacing dilapidated stables with a larger residential dwelling has not 
been proven. It would lead to an adverse effect by changing the rural character of the area 
to one that is residential in nature. This could lead to a further tilt in landscape character 
pushing the perceived settlement edge of Cheltenham into the AONB.' 

 
The proposed development site is ENTIRELY visible from ALL of the downstairs daytime living 
areas of my home as well as the upstairs - NOT partial upstairs views as suggested several times 
in the LVIA. The downward slope actually accentuates it rather than hides it. This will neither 
conserve or enhance the lovely view of the AONB as it is now and has been for so many years. It 
will also contribute to light pollution which is discouraged in protected areas. This is at odds with 
the Cotswold AONB Management Plan -  
 

 Policy CE1 - Landscape  

 This policy states that proposals that are likely to impact on the landscape of the AONB - 
should have regard to, be compatible with and reinforce the character of the location - and 
should have regard to the scenic quality of the location and its setting and ensure that 
views in and out of the AONB are conserved and enhanced.  

 Policy CE3 - Local Distinctiveness  

 Ensure that the new-built development is visually integrated with the rural landscape setting 
and does not interrupt the setting of existing views.  

 Policy CE5 - Dark Skies  

 Concerned with light pollution.  
 
It would be a sad day for local residents if this application is granted. We are blessed to live so 
close to the massively popular Cleeve Hill - Greenway Lane actually leads to it - and our country 
lanes are loved by walkers, runners, cyclists, horse-riders, dog-walkers alike, all seeking the 
peace and harmony of the countryside here. I fervently believe we have a huge responsibility to 



preserve this valuable legacy for future generations to enjoy and that although there is a pressing 
need for new 'affordable' housing, it should not take priority over protecting our environment.  
 
 

Hallam Oaks 
Greenway Lane 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL52 6PN 
 

 

Comments: 18th February 2020 
Letter attached.  
 
Comments: 24th February 2020 
Letter attached.  
 
   

Cherry Court 
Ashley Road 
Cheltenham 
Gloucestershire 
GL52 6PJ 
 

 

Comments: 31st January 2020 
Whilst the amended proposal makes an attempt to reduce impact, the overriding principle and 
constraints of development within AONB are still relevant. The application is not for a 
replacement dwelling and as such increases the domesticity and urbanisation of what is essential 
open semi rural land which has currently a sporadic scattering of human activity which is in 
keeping with the listing of AONB.  
 
The proposal does not enhance or conserve the land use. 
 
The application is the latest in a series of residential applications in and around greenway lane 
and the rear slopes of Battledown hill that have the cumulative affect of eroding the unique gentle 
semi rural nature of the land In this unique part of Charlton Kings. The incremental urbanisation 
of this marginal land should not be supported either in the interest of the AONB, general public 
amenity or the conservation of a range of protected species who enjoy the marginalised nature of 
the land off greenway Lane. The increased development of the area will remove that which 
makes this a special part of Charlton Kings, something that is recognised both regionally and 
nationally as an attraction by way of the mix of land use in the ward and of general benefit to the 
town overall. 
 
Furthermore, the footprint of the proposed development is excessive when compared to the 
gentle imposition of the small agricultural buildings that occupy the site and compliment the 
adjoining land use. 
 
The land is currently not put to a residential use and is remote from the residential area of 
Battledown hill and that on greenway lane. The semi rural nature should be maintained . 
 
 
 
 
 
 
 
   



The Chase 
Greenway Lane 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL52 6PN 
 

 

Comments: 20th February 2020 
I wish to add my objection to the long list of other neighbours to this proposed development. The 
last application (for which the council hadn't notified us about) was refused by a large majority, so 
I fail to see how this revised plan can really be seriously considered.  
 
Hopefully the council will do the right thing again and continue to protect the AONB. 
 
   

14 Greenway Lane 
Charlton Kings 
Cheltenham 
Gloucestershire 
GL52 6LB 
 

 

Comments: 17th February 2020 
Whilst this is an improvement on the previous application, the proposed development is still for a 
large detached dwelling situated outside of the Principle Urban Area (PUA), wholly within the 
AONB and adjacent to a public right of way. 
 
The site is surrounded by fields and Cheltenham Borough Council's own Landscape Character 
and Sensitivity Assessment (April 2015) classified this location (Greenway Wooded Pasture 
Slopes) as having a Low capacity for development, with High landscape sensitivity, Medium-High 
visual sensitivity and High landscape value. 
 
Planning applications may have to be considered individually, without prejudice to future 
applications, but it is undeniable that permission to build in this case would only make future 
applications more likely in this sensitive vicinity. 
 
Whilst this application in isolation might seem acceptable, it chips away at the edges of the AONB 
and creates a context for further development. The aggregate effect of such incremental erosion 
to the AONB would not be acceptable. 
 
Our family are regular users of the Public Right of Way that passes immediately alongside this 
site. Even with the modifications to the design this proposal would affect the character and 
openness of the location. 
 
In practical terms, I also question the suitability and sustainability of the local facilities to support 
yet more development. With absence of pavements and public transport in the location this plan 
would be guaranteed to result in another 4 vehicles regularly on the road. We already suffer from 
significant congestion at peak times, with traffic queued right back past our property from the 
Sixways junction, with a dangerous effect on air quality and the safety of our young children 
crossing the road to/from the single-sided pavement at this end of Greenway Lane. Local doctors 
and schools are already over-stretched. These things need addressing if development continues 
to be permitted at the current rate in this area. 
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