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1. DESCRIPTION OF SITE AND PROPOSAL 

1.1 The back land site is bounded by residential dwellings to the north, east and south. The 
site is wholly located within the Borough’s designated Principal Urban Area (PUA). 

1.2 The site is occupied by a semi-detached, two storey dwelling dating from the early part of 
the 20th Century that sits within a plot measuring circa 875 sqm. The existing dwelling is 
of a modest size and appearance and has recently been granted planning permission to 
be extended. These works have been completed. 

1.3 The site was cleared of trees prior to submission of the proposal. The site is flood zone 1 
(lowest risk of flooding) and is outside of any conservation area. 

1.4 The applicant proposes to erect a single storey dwelling. 

1.5 Following the previous refusal, of a two-storey dwelling, the applicant undertook a pre 
application. Officers advised keeping the dwelling single storey and providing landscaping 
along the boundary. The applicant has listened to the officer advice and submitted a 
scheme that officers find acceptable. 

1.6 The applicant revised the plans during the course of the application, making the footprint 
of the new dwelling smaller and pulling it away from the boundary.  

1.7 The application has been called to Planning Committee by Councillor Hay, as Ward 
Member for Oakley. Reason:  

“The reasons are loss of amenity, size of the footprint, proximity to houses” 

1.8 The term ‘eco dwelling’ was removed from the description of development, as whilst 
positive, the climate change measures are similar to all new dwellings in Cheltenham.  

2. CONSTRAINTS AND RELEVANT PLANNING HISTORY  
 
Constraints: 
 Principal Urban Area 
 
Relevant Planning History: 
24/01243/PREAPP      21st August 2024     CLOSED 
Proposed 2 bed single story dwelling with off road parking on land to the side and rear of 
151 Prestbury Road. 
23/02085/FUL      29th February 2024     PER 
Single storey rear extension 
24/00103/FUL      1st March 2024     PER 
Dropped kerb and permeable driveway. 
24/00507/FUL      17th May 2024     REF 
Erection of 1no. eco-friendly dwelling with associated works and landscaping. 
 
 

3. POLICIES AND GUIDANCE  

National Planning Policy Framework 
Section 2 Achieving sustainable development 
Section 4 Decision-making 
Section 5 Delivering a sufficient supply of homes 
Section 11 Making effective use of land 
 
Adopted Cheltenham Plan Policies 
D1 Design 



SL1 Safe and Sustainable Living 
 
Adopted Joint Core Strategy Policies 
SD3 Sustainable Design and Construction 
SD4 Design Requirements 
SD9 Biodiversity and Geodiversity 
SD10 Residential Development 
SD14 Health and Environmental Quality 
INF1 Transport Network 
 
Supplementary Planning Guidance/Documents  
Development on garden land and infill sites in Cheltenham (2009)  
Climate Change (2022) 
 

4. CONSULTATIONS 
 
CBC Ecologist 
21st January 2025 -  
The Preliminary Ecological Appraisal & Biodiversity Net Gain Assessment (Sharpe Ecology, 
January 2025) appropriately describes the ecological features of the site and mitigation 
required. Ecological enhancements to the site are proposed which is supported and 
conditioned below.  
The mandatory biodiversity (net) gain (BNG) condition applies to this development; 
therefore, a Biodiversity Gain Plan must be submitted prior to commencement if this 
application is approved. The BNG informative must be added to the decision notice of this 
planning application if it is deemed approved.  
The BNG Assessment and biodiversity metric (Sharpe Ecology, January 2025) calculates a 
-83.94% loss in area habitat units, and the trading rules are not met. The mandatory 
biodiversity net gain condition has therefore not been met and off-site biodiversity units 
must be purchased to satisfy this condition prior to commencement of the development 
should the development be granted planning permission. The Biodiversity Gain Plan 
required under the statutory biodiversity gain condition must outline how a 10% net gain in 
biodiversity will be achieved (using the statutory biodiversity metric) and include proof of 
purchase of off-site biodiversity units from a suitable provider.  
As the development is entirely within the curtilage of a private garden, a Habitat 
Management and Monitoring Plan (HMMP) and S106 is not required with respect to 
biodiversity gains achieved by this proposed development. The statutory biodiversity gain 
condition still applies. 
The following conditions should be applied if this application is deemed approved: 
Ecological Mitigation & Enhancement Strategy (EMES)  
Prior to the commencement of the development hereby approved the applicant shall submit 
an Ecological Mitigation & Enhancement Strategy (EMES). This shall include details of the 
provision of 2No integral bird boxes, 1No integral bat box, and 1No integral insect box. The 
bird boxes must include bricks or tiles for swift and house sparrow. All species boxes 
should be integral to the building where possible. The location, specification, height and 
orientation of these features shall be shown on a site plan.  
The development shall be carried out in full accordance with the approved details or any 
amendments agreed in writing by Cheltenham Borough Council. 
Reason: (1) The Natural Environment and Rural Communities (NERC) Act 2006 (Section 
40) obliges the LPA '… in exercising its functions, [to] have regard, so far as is consistent 
with the proper exercise of those functions, to the purpose of conserving biodiversity'. In 
order to discharge its biodiversity duty, the LPA must satisfy itself that all developments 
deliver ecological enhancement wherever reasonably possible; (2) Ecological enhancement 
is a requirement of the revised National Planning Policy Framework (2023) which states (in 
paragraph 180) that 'Planning policies and decisions should contribute to and enhance the 
natural and local environment…'. And (3) Policy SD9 of the Gloucester, Cheltenham and 
Tewkesbury Joint Core Strategy 2011-2031 (2017) which encourages new development to: 



"contribute positively to biodiversity and geodiversity whilst linking with wider networks of 
green infrastructure. For example, by incorporating habitat features into the design to assist 
in the creation and enhancement of wildlife corridors and ecological steppingstones 
between sites". 
 
Soft Landscape Plan  
Prior to the commencement of the development hereby approved, a soft Landscape Plan 
including a planting schedule, shall be submitted to and approved in writing by Cheltenham 
Borough Council. The landscaping plan must include 2No trees to replace the tree habitat 
lost prior to development.  
The development shall be carried out in full accordance with the details submitted or any 
amendments approved in writing by the Council. 
Reason: to comply with the revised National Planning Policy Framework (NPPF, 2023). The 
NPPF states in paragraph 180 (d) on page 50 that "Planning policies and decisions should 
contribute to and enhance the natural and local environment by... minimising impacts on 
and providing net gains for biodiversity..." and in paragraph 185 (b) "To protect and 
enhance biodiversity and geodiversity, plans should…identify and pursue opportunities for 
securing measurable net gains for biodiversity". 
 
CBC Ecologist 
15th April 2025 -  
The updated Preliminary Ecological Appraisal & Biodiversity Net Gain Assessment (Sharpe 
Ecology, April 2025) still appropriately describes the ecological features of the site and 
mitigation required. Ecological enhancements to the site are proposed which is supported 
and conditioned below.  
The mandatory biodiversity (net) gain (BNG) condition still applies to this development; 
therefore, a Biodiversity Gain Plan must be submitted prior to commencement if this 
application is approved. The BNG informative must be added to the decision notice of this 
planning application if it is deemed approved.  
The updated BNG Assessment and biodiversity metric (Sharpe Ecology, April 2025) 
calculates a -39.69% loss in area habitat units, and the trading rules are not met. The 
mandatory biodiversity net gain condition has therefore not been met and off-site 
biodiversity units must be purchased to satisfy this condition prior to commencement of the 
development should the development be granted planning permission. The Biodiversity 
Gain Plan required under the statutory biodiversity gain condition must outline how a 10% 
net gain in biodiversity will be achieved (using the statutory biodiversity metric) and include 
proof of purchase of off-site biodiversity units from a suitable provider.  
As the development is entirely within the curtilage of a private garden, a Habitat 
Management and Monitoring Plan (HMMP) and S106 is not required with respect to 
biodiversity gains achieved by this proposed development. The statutory biodiversity gain 
condition still applies. 
The following conditions should be applied if this application is deemed approved: 
Ecological Mitigation & Enhancement Strategy (EMES)  
Prior to the commencement of the development hereby approved the applicant shall submit 
an Ecological Mitigation & Enhancement Strategy (EMES). This shall include details of the 
provision of 2No integral bird boxes, 1No integral bat box, and 1No integral insect box. The 
bird boxes must include bricks or tiles for swift and house sparrow. All species boxes 
should be integral to the building where possible. The location, specification, height and 
orientation of these features shall be shown on a site plan.  
The development shall be carried out in full accordance with the approved details or any 
amendments agreed in writing by Cheltenham Borough Council. 
Reason: (1) The Natural Environment and Rural Communities (NERC) Act 2006 (Section 
40) obliges the LPA '… in exercising its functions, [to] have regard, so far as is consistent 
with the proper exercise of those functions, to the purpose of conserving biodiversity'. In 
order to discharge its biodiversity duty, the LPA must satisfy itself that all developments 
deliver ecological enhancement wherever reasonably possible; (2) Ecological enhancement 
is a requirement of the revised National Planning Policy Framework (2023) which states (in 



paragraph 180) that 'Planning policies and decisions should contribute to and enhance the 
natural and local environment…'. And (3) Policy SD9 of the Gloucester, Cheltenham and 
Tewkesbury Joint Core Strategy 2011-2031 (2017) which encourages new development to: 
"contribute positively to biodiversity and geodiversity whilst linking with wider networks of 
green infrastructure. For example, by incorporating habitat features into the design to assist 
in the creation and enhancement of wildlife corridors and ecological steppingstones 
between sites". 
 
Soft Landscape Plan  
Prior to the commencement of the development hereby approved, a soft Landscape Plan 
including a planting schedule, shall be submitted to and approved in writing by Cheltenham 
Borough Council. The landscaping plan must include 2No trees to replace the tree habitat 
lost prior to development.  
The development shall be carried out in full accordance with the details submitted or any 
amendments approved in writing by the Council. 
Reason: to comply with the revised National Planning Policy Framework (NPPF, 2023). The 
NPPF states in paragraph 180 (d) on page 50 that "Planning policies and decisions should 
contribute to and enhance the natural and local environment by... minimising impacts on 
and providing net gains for biodiversity..." and in paragraph 185 (b) "To protect and 
enhance biodiversity and geodiversity, plans should…identify and pursue opportunities for 
securing measurable net gains for biodiversity". 
 
Cheltenham Civic Society 
17th December 2024 -  
OBJECT  
There were mixed opinions on the design, but it was agreed that this proposal represents 
overdevelopment of the site. 
 
We would like more details of the eco credentials they are claiming beyond complying with 
current building regs. (NB the drawing refers to a ground source heat pump but the text to 
an air source heat pump, whose location is not explained). 
 
The unimaginative landscaping with non-native ornamental shrubs (laurel and photinia) will 
mean there would be no bio-diversity net gain.  
Planting with native species (hawthorn, holly, mountain ash or hornbeam) would encourage 
wildlife. 
 
CBC Ecologist 
26th November 2024 -  
The ecology comments for 24/01243/PREAPP on this site included a request for an 
Ecological Impact Assessment (EcIA). One has not been submitted so the ecological 
impact of this proposal cannot be assessed currently.  
A Biodiversity Net Gain (BNG) assessment was also requested under the mandatory BNG 
regulations. A small sites biodiversity metric (SSBM) has been submitted, but no 
accompanying report has been submitted.  
Vegetation clearance including tree felling has taken place on this site prior to this 
application being submitted. Schedule 14 of the Environment Act (2021) (Biodiversity Gain 
as a condition of Planning Permission) states that: 
"If— 
(a)a person carries on activities on land on or after 30 January 2020 otherwise than in 
accordance with— 
(i)planning permission, or 
(ii)any other permission of a kind specified by the Secretary of State by regulations, and 
(b)as a result of the activities the biodiversity value of the onsite habitat referred to in 
paragraph 5(1) is lower on the relevant date than it would otherwise have been, 
the pre-development biodiversity value of the onsite habitat is to be taken to be its 
biodiversity value immediately before the carrying on of the activities." 



 
As such, the SSBM for this application must contain all habitats including trees on the site 
pre-clearance. As there is no accompanying report with the SSBM, there are some 
outstanding queries on the BNG calculation made and potentially some amendments to the 
SSBM required depending on the outcomes of the queries. 
 
Tab 5 of the SSBM (Archie Yearp, November 2024) records 7 trees on the site baseline, 
but the Arboricultural Survey, Impact Assessment and Protection Plan (Arb assessment) 
(MHP Consultants, April 2024) records 5. Does the SSBM account for the trees removed 
from the site prior to submission of this application? 
Tab 5 of the SSBM records 3 trees as being retained on the site post-development, but the 
Arb Assessment states 5 trees as retained post-development. Can this be clarified? 
Tab 5 of the SSBM records 30 new trees planted on site post-development. These are all 
(but one) shown vaguely on the Proposed Site plan (dwg no: 151a-01-PS) along the 
proposed boundary hedgerow. If these trees are planted within the hedgerow, then they 
need to be removed from tab 5 of the SSBM as individual trees and captured in tab 6 of the 
SSBM in a proposed 'hedgerow with trees' habitat. This is how the habitat would be 
classified under UKHab.  
The proposed tree species and hedgerow to be planted consist of non-native species. The 
benefits of native planting cannot be understated with regards to biodiversity, and these 
benefits will be realised locally and later Cheltenham-wide. The applicant is strongly 
encouraged to change the planting scheme from non-native to native.  
 
 
Architects Panel 
4th April 2025 - Design Concept:  
The principle of developing a dwelling on the site is acceptable. 
 
Design Detail:  
The panel had comments on an earlier scheme which was two  
storeys in height and were pleased to see that a single storey 
scheme was now being proposed. 
However, there were some concerns with the proposed scheme. 
The elevations appear to be overly tall with a significant ceiling  
height. The dwelling doesn't relate to the garden space to the  
southeast, with only tall slot windows being proposed on this  
elevation consequently the living spaces only relate to a narrow  
central courtyard which will be heavily shaded a lot of the time due  
in part to the height of the building surrounding it. 
It is not evident that it would be possible for a car to turn around  
within the site as such it would not be possible for a vehicle to leave  
the site in a forward gear. 
 
Recommendation:  
Not supported in its current form. 
 
GCC Highways Planning Liaison Officer 
1st May 2025 –  
The revised proposals still do not comply with Manual for Gloucestershire Streets 
(page 48) and subsequent addendum regarding the minimum provision of 2 off-street 
car parking spaces for the existing 4 bedroom dwelling. 
No.151 was permitted a driveway frontage construction under application 
24/00103/FUL measuring 5.6m deep by 5.4m wide to adequately provide two car 
parking spaces and meet the dimensions required to maintain appropriate access to 
the front door for mobility impaired users (page 51). The new application reduces the 
frontage proposal width to below the approved dimensions specified and it will 
therefore no longer be able to accommodate 2 vehciles. The remaining width will be 



only 2m and significantly less than the 3.5m dimension proposed on the submitted 
drawing. See images 1 and 2 below. 
The proposal can easily be amended to provide a single parking space to the side of 
the existing dwelling and a length of shared driveway to the new dwelling which 
would be considered acceptable and allow gating of the new dwelling if required for 
privacy. 
 
Tree Officer 
19th November 2024 - The eco-friendly ambitions of the project would be better served with 
greater diversity of species in the planting. Furthermore, limiting the new trees planting to 
cherry laurel and Photinia is in effect planting hedging. Neither species makes a particularly 
good tree as is commonly understood by the term. They are prone to spreading, shrubby 
forms with modest amenity value. It would therefore be preferable for the landscape 
proposals to reflect a more mixed variety of tree species with a few trees with greater 
amenity value. 
 
Reason: to ensure the planting of suitable trees as per Para 136 of the NPPF. 
 
Drainage And Flooding 
15th November 2024 - There are no objections to the application with regards to flooding 
and drainage provided that a condition for a sustainable drainage (SUDS) is attached to 
mitigate the impact of impermeable surfaces. Guidance on the surface water drainage 
scheme requirements are included below:  
 
A sustainable surface water drainage plan should be provided detailing how surface water 
on the site will be disposed with flood risk mitigated to both the proposed site and any 
neighbouring/downstream properties. Water quality will also need to be considered. 
Rainwater collection/re-use and the use of permeable surfaces are recommended, as per 
the Cheltenham Climate Change SPD. 
 
The onsite surface water drainage system must be designed to accommodate up to and 
including the 1% (1 in 100) annual exceedance probability (AEP) rainfall event (including a 
40% allowance for climate change). An exceedance surface water route plan for flows 
greater than the above rainfall events should be submitted, identifying the surface water 
flow routes through the site should the capacity of the drainage system be exceeded.  
As per the SUDS hierarchy, infiltration should be initially considered and soil maps 
(https://www.landis.org.uk/soilscapes/) indicate there may be good infiltration rates at this 
site. Evidence of BRE 365 infiltration testing should be provided if soakaway/infiltration 
devices are proposed, so that a site specific infiltration rate is used in the design. If 
infiltration is not considered feasible, onsite attenuation will be required prior to controlled 
discharge off the site, not exceeding the (Qbar) greenfield runoff rate. 
 

5. PUBLICITY AND REPRESENTATIONS  
 

Letters were sent to 13 properties surrounding the site, this occurred twice following the 
submission of revised drawings.  
 
7 objections and 1 neutral comment have been received.  
Full comments should be read online. The objections raise the below themes; 
 

• Landscaping Care: Concern over the maintenance and care of landscaping on the property 
edge. 

• Property Scale: Concerns regarding the large scale of the proposed development. 

• Sound and Light Pollution: Objections to the noise and light pollution the development 
would bring, particularly from the car parking area. 



• Overbearing and Overshadowing: The development will create an oppressive environment 
and cause overshadowing, leading to a loss of daylight and sunlight for neighbouring 
properties. 

• Privacy Loss and Overlooking: The development will result in a loss of privacy, with 
windows overlooking neighbours' homes, particularly due to the removal of trees earlier in 
the year. 

• Parking Area Location: Objection to the placement of the parking area, as its proximity to 
the back garden raises concerns about privacy and noise. 

• Removal of Privacy 153 Prestbury Road: The removal of vegetation has exposed windows, 
particularly the bathroom window at 153, compromising privacy. 

• Outlook and Visual Impact: The development will have a negative visual impact, creating an 
overbearing environment. 

• Pollution: Concerns about the impact of noise, air, and light pollution, especially from car 
movements, on health and well-being. 

• HMO Concerns: Worries that the development may become a House of Multiple 
Occupation (HMO), which could negatively affect the area and lead to anti-social behaviour 
and parking pressure. 

• Security Risks: The development could increase security risks by providing easier access 
to neighbouring properties. 

• Drainage and Ground Stability: Concerns about flooding and ground instability, with the 
proposed development not meeting the required Sustainable Drainage Systems (SuDS). 

• Environmental Impact: The removal of trees earlier this year has harmed the site's 
environmental value, and the landscaping plan does not adequately address biodiversity 
loss. 

• Sustainability Issues: The eco-friendly focus of the development has decreased, with more 
emphasis on commercial gain than sustainability. 

• Traffic Concerns: Increased traffic on the road due to the development is also a concern. 

• Historic Boundary Dispute: A neutral comment is made regarding a past boundary fence 
dispute between 149 and 151 Prestbury Road. 

 

6. OFFICER COMMENTS  

Determining Issues  

6.1 The main considerations in relation to this application are the principle of development, 
design and layout, the impact of the proposal on neighbouring amenity, parking and 
highway safety, sustainability and impact on the Beechwoods SAC. 

Principle 

6.2 In terms of principle, JCS policy SD10 relates to residential development and advises how 
housing development and conversions to dwellings will be permitted on previously 
developed land in the Principal Urban Area (PUA). The application site is located within an 
existing residential area, with access to local amenities and public transport links. The site 
is therefore in a sustainable location and is therefore considered to be compliant with 
adopted JCS policy SD10.  

6.3 Additionally, the NPPF (2025) states at paragraph 125 (d) specifically stating decisions 
should “promote and support the development of under-utilised land and buildings, 
especially if this would help to meet identified needs for housing where land supply is 
constrained and available sites could be used more effectively.” The thrust of national 
policy is clear that sites such as this should be supported for housing. 

6.4 Given the above, the general principle of a dwelling on the plot is acceptable. 

Design and layout  



6.5 Section 12 of the NPPF refers to achieving well designed spaces and states that planning 
decisions should ensure that developments are visually attractive as a result of good 
architecture, layout and appropriate and effective landscaping.  

6.6 Adopted Cheltenham Plan Policy D1 requires new development to adequately reflect 
principles of urban and architectural design; and to complement and respect neighbouring 
development and the character of the locality. Furthermore, JCS policy SD4 relates to 
design, and identifies considerations to include context and character, legibility and 
identity, amenity and space.  

6.7 Further detail can also be found in Cheltenham’s Supplementary Planning Document – 
Development on Garden Land and Infill Sites. This document sets out various elements 
that are considered to create the character of an area and includes grain, type of building, 
location of buildings, plot widths and building lines. 

6.8 The proposed development is for a single storey flat roof dwelling that would be positioned 
in the middle of the site, close to the boundaries with Nos. 12, 14 and 16 Cromwell Road 
and 153 Prestbury Road. To the west is the garden of no.149 Prestbury Road and beyond 
this a bungalow known as Maybelle. 

6.9 Para 135 (c) of the NPPF states proposals should be “sympathetic to local character and 
history, including the surrounding built environment and landscape setting, while not 
preventing or discouraging appropriate innovation or change”. The proposed dwelling has 
a contemporary form and design and is proposed to be brick and render with black 
window frames. Whilst different to surrounding dwellings, it does use brick similar to the 
neighbouring terraces, and it is considered an innovative response to the site. 

6.10 It is clear that the surrounding context has seen various forms of infill and back land 
development in recent times, given this surrounding context, officers consider the site 
could be appropriate for infill development. 

6.11 Whilst it is acknowledged the footprint of the dwelling is large and objectors feel it should 
be reduced. Unlike the previous refusal the scheme is now single storey and it retains a 
sensible garden around the property and the scheme has been reduced in scale. Further, 
over time the landscaping will limit the visibility of the scheme from surrounding properties.  

6.12 Overall officers feel the proposal achieves an acceptable design.  

Impact on neighbouring property  

6.13 It is necessary to consider the impact of development on neighbouring amenity. JCS 
Policy SD14 and Cheltenham Plan Policy SL1 state how development should not cause 
unacceptable harm to the amenity of neighbouring properties. Matters such as a potential 
loss of light, loss of privacy, loss of outlook, noise disturbances and overbearing impact 
will therefore be considered. 

6.14 In terms of sunlight and impact on any habitable space, due to the position of the proposal 
within the plot and single storey scale, the proposal will not result in any loss of light to any 
habitable rooms and is therefore acceptable in this regard. 

6.15 The single storey proposal has a boundary fence supported by landscaping around the 
edge. Consequently, the future occupiers could not peer into the neighbouring gardens or 
properties from the dwelling. These details will be secured further via condition.  

6.16 In terms of outlook, residents neighbouring the proposed development will now see a built 
structure in what was an empty space was previously. However, they will primarily see the 
top of the building and its flat roof. The proposal does not block any protected landscape 
views. Over time, as landscaping matures, the dwelling is expected to blend well into its 



surroundings. Therefore, it is concluded that the proposal does not negatively impact the 
outlook for the surrounding properties. 

6.17 Nearby ‘Maybelle’ was permitted under 18/00741/FUL for a similar single storey dwelling, 
to the rear of properties along Prestbury Road, the current proposal is 3.5m in height and 
‘Maybelle’ is 3m in height. As such, this single storey dwelling is similar to other schemes 
deemed acceptable previously.  

6.18 The proposal is 1.4m from the tip of No. 153’s garden. However, given its single storey 
height it is not considered overbearing as the wider parts of No. 153’s garden are less 
impacted. The proposal is 15.4m from No. 153 Prestbury Roads rear, but as can be seen 
this is a similar distance deemed acceptable for the nearby Maybelle single storey 
dwelling. The proposal is 4.4m from the boundary of the gardens along Cromwell Road. 
However, given the proposal is single storey it is not considered to be overbearing or 
cause overshadowing.  

6.19 Privacy was mentioned with regards to a bathroom window at no. 153 Prestbury Road, 
however the ability to look into this window would be very limited given it faces onto a 
driveway currently, in any event bathroom windows would normally be expected to have 
an element of privacy i.e a blind or window film. This window being exposed to the 
driveway is not considered a reason to refuse the scheme. 

6.20 Objectors raised concerns with regards to noise, light, air pollution and impact on their 
health and wellbeing both from construction and occupation of the new dwelling. It is not 
considered and new residents living within a single dwelling would cause any more noise 
than the surrounding homes. It is not considered the future occupiers would create 
substantial light pollution given the nature of the surrounding residential uses already 
where people may erect lights in their garden or turn on lights inside without drawing their 
curtains. The level of noise from very few cars entry the driveway is not considered 
harmful. Whilst construction works can be noisy this is managed outside of the planning 
process and builders must behave in a sensible way to ensure they minimise distribution. 

6.21 Overall, while it is appreciated neighbours have concerns regarding the development, it is 
considered the single storey dwelling does not create any harm to neighbouring amenity 
to sustain a refusal on these grounds. 

Landscape & Trees 

6.22 The application site has been cleared of trees. The removal of these trees was lawful as 
they were not protected.  

6.23 The Tree Officer advised; The eco-friendly ambitions of the project would be better served 
with greater diversity of species in the planting. Furthermore, limiting the new trees 
planting to cherry laurel and Photinia is in effect planting hedging. Neither species makes 
a particularly good tree as is commonly understood by the term. They are prone to 
spreading, shrubby forms with modest amenity value. It would therefore be preferable for 
the landscape proposals to reflect a more mixed variety of tree species with a few trees 
with greater amenity value. 

6.24 Therefore, a landscape condition has been added to allow offers to secure the detail of 
the exact species proposed. 

6.25 The boundary between the site and Cromwell Road properties proposes substantial 
planting. A planning condition has been added to this recommendation ensuring the 
planting is protected and has the best chance to establish. 

Highways  



6.26 Gloucestershire County Council as the Local Highways Authority were consulted on this 
application, and their detailed comments can be read above. The applicant provided 
tracking for within the site to show how the new parking spaces worked. The Local 
Highways Authority raised no concerns to these new spaces. However, they sought two 
parking spaces to the front of 151 Prestbury Road or one at the side in addition to one at 
the front to serve the existing dwelling. Having visited the site, it can be seen two cars can 
easily park at the front of 151 Prestbury Road. The Highways Officer was not agreeable 
with these spaces as they felt the spaces weren’t big enough. But this is not considered a 
reason for refusal as one space in this sustainable location would be acceptable. Whilst 
comments regarding the increased traffic from the site are noted, the movements 
associated with the new dwelling are not considered to amount to significant harm to the 
highway network, and therefore do not merit a refusal on highway grounds.  

6.27 The development is not considered to result in any unacceptable highway safety 
implications, and is considered to achieve a suitable access, parking provision and 
appropriate provision of cycle storage facilities. The development therefore accords with 
JCS policy INF1. 

Sustainability  

6.28 JCS policy SD3 requires new development to be designed and constructed to maximise 
the principles of sustainability. Development proposals are required to demonstrate how 
they contribute to the aims of sustainability and shall be adaptable to climate change in 
respect of the design, siting, orientation and function of buildings and outside space. 

6.29 Further supporting text which discusses JCS policy SD3 identifies how the design of 
development should first identify measures to reduce overall energy demand before the 
use of renewable energy technologies. It is noted that this can be achieved through the 
choice of building fabric and construction techniques, optimising solar gain, natural lighting 
and ventilation to reduce the need for heating, cooling and lighting. It also suggests that 
design measures should seek to use energy more efficiently, such as increasing levels of 
insulation and improved air-tightness. 

6.30 It is also important to note that Cheltenham has adopted a new Supplementary Planning 
Document – Cheltenham Climate Change (2022) which is therefore relevant to the 
considerations of this application. This SPD sets out a strategy for how buildings should 
respond to the climate change and biodiversity crisis and sets out how applicants can 
successfully integrate a best practice approach towards climate and biodiversity in their 
development proposals. 

6.31 The application is supported by a sustainability statement which demonstrates how the 
proposal addresses climate change key features; 

• Orientation has been considered in the design for solar gain and natural ventilation.  

• A combination of solar panels and air source heat pumps are used for energy 
generation.  
 

6.32 Officers also note that current building regulations will require the installation of an Electric 
Vehicle Charging point which will also contribute to the sustainability of the proposal. 

6.33 Officers consider that the sustainability checklist has been appropriately considered in the 
design and layout of this proposal. Overall, given the scale of development, which is for 
one infill residential development, officers consider the identified measures to be 
acceptable, and the development to be compliant with JCS policy SD3 and the adopted 
Climate Change SPD. 

Drainage 



6.34 The application site is wholly located in flood zone 1 and is therefore not considered to be 
susceptible to flood risk, nor is there any reason to suggest that the proposed 
development would result in any flooding implications, or unacceptable surface water 
issues for neighbouring properties. The development is therefore considered to be 
acceptable and accords with JCS policy INF2. A condition has been added requesting a 
sustainable drainage system. 

6.35 Ground stability was raised by a neighbour, but structural matters are dealt with under 
Building Regulations. 

Impacts on Beechwoods Special Area of Conservation (SAC) 

6.36 The site is within a zone of influence as set out in the Cotswold Beechwoods SAC 
Recreation Mitigation Strategy (May 2022) for recreational pressure for the Cotswold 
Beechwoods SAC, which is afforded protection under the Conservation of Habitats and 
Species Regulations 2017 (as amended).  

6.37 Cheltenham plan policy BG1 states that 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 and the effects cannot be mitigated. All development within the 
Borough that leads to a net increase in dwellings will be required to mitigate any adverse 
effects. Without appropriate mitigation, the proposed development is likely to have a 
significant effect on the Cotswold Beechwoods SAC (either alone or in combination with 
other development) through increased recreational pressure.  

6.38 In this instance, the application has paid £673 via a unilateral undertaking to cover SAC. 

Biodiversity  

6.39 As of 2nd April 2024, all minor developments for new housing requires a mandatory 10% 
requirement for Bio-diversity Net Gain. The Council Ecologist has reviewed the submitted 
information and provided detailed comments. Initially, further and revised information was 
required and was later received. Additionally, a new metric was submitted following 
making the footprint of the building smaller. The Councils Ecologist has confirmed that the 
latest information is acceptable, and the proposal achieves the necessary 10% gain for 
BNG. The proposal is therefore acceptable in this regard, subject to conditions which have 
been added. 

Other considerations 

6.40 Public Sector Equality Duty (PSED) As set out in the Equalities Act 2010, all public 
bodies, in discharging their functions must have “due regard” to this duty. There are three 
main aims:  

• Removing or minimising disadvantages suffered by people due to their protected 
characteristics;  

• Taking steps to meet the needs of people with certain protected characteristics where 
these are different from the needs of other people; and  

• Encouraging people with certain protected characteristics to participate in public life or in 
other activities where participation is disproportionately low.  

6.41 Whilst there is no absolute requirement to fully remove any disadvantage, the duty is to 
have “regard to” and remove OR minimise disadvantage and in considering the merits of 
this planning application the planning authority has taken into consideration the 
requirements of the PSED. In the context of the above PSED duties, this proposal is 
considered to be acceptable. 



6.42 Concerns in relation to the dwelling being an HMO cannot be considered; the Local 
Planning Authority must determine the application before them. 

6.43 Objectors are also concerned that the new dwelling creates an access into gardens and 
potential burglary. It is not considered the private garden proposed next to the new 
dwelling would be any more vulnerable to crime than existing dwellings in the area. 

6.44 The comments regarding the boundary between 149 and 151 Prestbury Road are a civil 
matter outside of planning. 

7. PLANNING BALANCE AND CONCLUSION 

7.1 Decisions on planning applications must be made in accordance with the development 
plan, unless material considerations indicate otherwise. The proposal can be considered 
as policy compliant in terms of the principle of a dwelling on the site, design, impact on 
neighbouring amenity, parking and highway safety, impact on the Beechwoods SAC, BNG 
and sustainability; in accordance with the development plan. Additionally, as Cheltenham 
does not have a five year housing land supply, consideration is given to NPPF paragraph 
11d) which requires where housing policies are out-of-date (as is the case in Cheltenham) 
development proposals for housing must be approved without delay unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in this Framework taken as a whole, having particular 
regard to key policies for directing development to sustainable locations, making effective 
use of land, securing well-designed places and providing affordable homes, individually or 
in combination. 

7.2 The development has the clear public benefit of providing one dwelling to Cheltenham’s 
housing stock, whilst modest, it is a contribution, nonetheless. Further, bungalows provide 
a different offering to the housing stock as they are not often built by larger developers. 
Additionally, the construction of the dwelling will provide a number of jobs during 
construction.  

7.3 In this case, having particular regard as required by the NPPF to making effective use of 
land, whilst neighbours will see the proposed development and its slightly larger than 
other infill schemes in this area, officers are satisfied any adverse impacts resulting from 
the scheme are clearly outweighed by the benefits of providing an additional dwelling in a 
sustainable location and making effective use of land. Officers can find no sufficient 
grounds on which to refuse the proposal, consequently officer recommendation is to 
permit the application subject to the below conditions. 

8. CONDITIONS  
 
 1 The planning permission hereby granted shall be begun not later than the expiration of 

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

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

 
 2 The planning permission hereby granted shall be carried out in accordance with the 

approved plans listed in Schedule 1 of this decision notice.  
  
 Reason: For the avoidance of doubt and in the interests of proper planning. 
 
 3 Prior to the commencement of the development hereby approved the applicant shall 

submit an Ecological Mitigation & Enhancement Strategy (EMES). This shall include 
details of the provision of 2No integral bird boxes, 1No integral bat box, and 1No 



integral insect box. The bird boxes must include bricks or tiles for swift and house 
sparrow. All species boxes should be integral to the building where possible. The 
location, specification, height and orientation of these features shall be shown on a site 
plan.  

 
 The development shall be carried out in full accordance with the approved details or 

any amendments agreed in writing by Cheltenham Borough Council. 
  

Reason: To ensure that the development delivers ecological enhancement, and 
contributes positively to biodiversity and geodiversity, having regard to policy SD9 of the 
Joint Core Strategy (2017). 

 
 4 Prior to the commencement of development, a surface water drainage scheme, which 

shall incorporate Sustainable Drainage System (SUDS) principles and appropriate flood 
risk management, shall be submitted to and approved in writing by the Local Planning 
Authority. The scheme shall include a programme for implementation of the works; and 
proposals for maintenance and management. The development shall not be carried out 
unless in accordance with the approved surface water drainage scheme.  

  
Reason: To ensure flood risk management and sustainable drainage of the 
development, having regard to adopted policy INF2 of the Joint Core Strategy (2017). 
Approval is required upfront because the design of the drainage is an integral part of 
the development and its acceptability. 

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

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

adopted policy D1 of the Cheltenham Plan (2020) and adopted policies SD4 and SD8 of 
the Joint Core Strategy (2017). 

 
 6 Prior to the implementation of any landscaping, full details of a hard and/or soft 

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

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

approved details prior to first occupation of any part of the development unless 
otherwise agreed in writing by the Local Planning Authority. 

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

years from the date of planting, die, are removed or become seriously damaged, 
diseased or dying shall be replaced during the next planting season with other trees or 
plants of a location, species and size which shall be first agreed in writing by the Local 
Planning Authority. All hard landscape works shall be permanently retained in 
accordance with the approved details [delete if not appropriate]. 

  



 Reason: In the interests of the character and appearance of the area, having regard to 
adopted policies D1, GI2 and GI3 of the Cheltenham Plan (2020), and adopted policies 
SD4 and INF3 of the Joint Core Strategy (2017). Approval is required upfront because 
the landscaping is an integral part of the development and its acceptability. 

 
 7 Prior to first occupation of the development, parking and turning facilities shall be 

provided in accordance with the approved plans. Such areas shall not be used for any 
purpose other than the parking and turning of vehicles and shall remain free of 
obstruction for such use at all times. 

  
 Reason: To ensure the adequate provision of car parking within the site in the interests 

of highway safety, having regard to adopted policy INF1 of the Joint Core Strategy 
(2017). 

 
 8 The following elements of the scheme shall not be installed, implemented or carried out 

unless in accordance with details which shall have first been submitted to and approved 
in writing by the Local Planning Authority: 

 
 a) Air Source Heat Pumps 
 b) Solar PV panels 
 
 Reason: In the interests of the character and appearance of the area, having regard to 

adopted policy D1 of the Cheltenham Plan (2020) and adopted policies SD4 and SD8 of 
the Joint Core Strategy (2017).  


