23/01424/FUL & LBC — Glenfall House

Proposed Development

Part change of use of principal listed building from hotel/event venue to single
dwelling (C3), including removal of extensions/alterations to principal building.
Demolition of coach house, stables and 20th century buildings and extensions and
replacement with new extension and outbuildings consisting of a leisure building
with swimming pool, garage/store, greenhouse and 5no. new dwellings to be
occupied as holiday accommodation. Alterations to historic landscaped grounds

and kitchen garden.



YIANGOU

p— . i S
T — P———r————
[o—— e
— [T =

Site Location Plan



Site Aerial




Site Photographs
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Existing Site Plan



LTSN
i )
)

Existing Elevations — Principal Listed Building
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Existing Elevations — Curtilage Listed Buildings
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Existing Floor Plans — Ground Floor Main House
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Existing Floor Plans — First Floor Main House
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Revised Proposed Site Plan



Proposed Elevations — Main House



Gazaral Hoia:
1T B e i el
e

Morth Elevaion! Secica 0 ‘. _! E N ,; _(_,\. _.l_._'l

Proposed Elevations — Curtilage Outbuildings
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Proposed Extension and Outbuilding Elevations
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Proposed Extension Elevations — Leisure/Swimming Pool
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Proposed Site Elevations
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Proposed Site Elevations




Proposed Garage/Store Outbuilding Elevations
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LEmESARE

Srmr Ui, Bl b ke, G i 30

Proposed Tennis Court and Greenhouse

_n_:'“ 4 i
L b,

[
T Sl T WA TH A ¥IMTL

T R L TR

|

o EL R84 T el VERTS

A

==

T RIIT SAHD CARE BEAATON




Original Proposed Site Layout — Sept 2023
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Original Proposed Extension Elevations — Sept 2023
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Original Proposed Leisure Building Elevations — Sept 2023



Revised Proposed Site Layout — April 2024
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Revised Proposed Extension Elevations — April 2024
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Revised Proposed Leisure Building Elevations — April 2024



Key Planning Matters/Planning Balance

Principle of change of use to single dwelling and erection of 5no. holiday lets —
Policy SD10 of JCS

* Impact on significance of designated heritage assets
Principle of demolition of curtilage listed buildings
Design, scale and layout of proposed development

 Traffic/Highway Safety

* Landscaping, Ecology and Biodiversity Net Gain

* Impact on TPO trees

* Drainage and Flood risk

* Impact on Amenity of Neighbouring Land Users

Sustainability/Renewable Energy



Recommendation — Refuse

23/01424/FUL&LBC

1. By virtue of their overall size, design, scale, massing and layout, the new build
elements of the proposals are not considered to be subservient in scale or
appearance to the principal listed building and compete visually with it. As
such, their cumulative impact would harm the setting of the principal listed
building, Glenfall House, and thereby its significance. Extent of harm is less than
substantial, but there are not considered to be any public benefits that might
outweigh this harm.

23/01424/FUL

2. Proposed drainage Strategg/ of insuffient details and fails to demonstrate
principle of sustainable urban drainage.

3. No mitigation for recreational pressure of Beechwoods SAC —S106 not

completed



Recommendation — Refuse

23/01424/FUL & LBC

1. Glenfall House, Glenfall Lodge and the Gate Piers, Gates and Walls to Glenfall Lodge are all Grade Il listed. The
ardens of Glenfall House are also a Grade Il listed registered park and garden. Overall, Glenfall House, the coach
ouse/stables, the gate piers, gates and walls to Glenfall LodEe, in combination create a strong group value. The

site is located outside of the Principal Urban Area of Cheltenham (PUA) and wholly within the Cotswolds National

Landscape (AONB).

Sections 66 and 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 require the local planning
authority, when considering whether to grant planning permission for development that affects a listed building or
its setting, to have special regard to the desirability of preserving the building or its setting.

The proposed two storey extension, which adopts a continuous S shaped footprint, extends aﬂproximately 74
metres in continuous length and some 41 metres in length north/south with a maximum height of approximately
8.5 metres. The proposed detached garage/store outbuilding is located in close proximity to the rear, south
elevation of the extension and has a footprint of 75 sg. metres and height of 5.2 metres. By virtue of their overall
size, design, scale, massing and layout, these elements of the proposals are not considered to be subservient in
scale or appearance to the principal listed building and compete visually with it. As such, their cumulative impact
would harm the setting of the principal listed building, Glenfall House, and thereby its significance.

The proposed development is not considered to sustain the designated heritage assets and causes harm to their
significance. Having regard to paragraph 208 of the NPPF, the extent of harm is considered to be less than
substantial, but there are not considered to be any meaningful public benefits that might outweigh this harm.

The proposed development is therefore contrary to Policy D1 of the Cheltenham Plan (2020), Policies SD4 and SD8

of the Joint Core Strategy (2017), Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act

%%90, S(ectionz}G of the National Planning Policy Framework (2023) and the Historic Environment Good Practice
vice (note 2).



Recommendation — Refuse

23/01424/FUL

2. The proposed surface water drainage strategy is insufficient for the type and scale of development
proposed. The proposals do not therefore adhere to the design guides of the Non-Statutory Technical
Standards for Sustainable Drainage and the CIRCA SuDS Manual.

The proposed development is therefore contrary to adopted policy INF2 of the Joint Core Strategy
(2017) and Section 14 of the NPPF.

3. The proposed development, by virtue of resulting in a net increase in dwellings, would result in an
adverse effect on the integrity of the Cotswold Beechwoods SAC; however, no mitigation is proposed to
address the impacts of the proposal on the SAC. Without appropriate mitigation, the proposed
development is likely to have a significant effect on the Cotswold Beechwoods SAC through increased
recreational pressure.

The proposed development is therefore contrary to adopted policy BG1 of the Cheltenham Plan (2020)
and the aims of The Conservation of Habitats and Species Regulations 2017.



