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(Class C3). Access to be determined in detail. All other matters reserved. 

 
RECOMMENDATION: Permit subject to s106 obligation 
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1. DESCRIPTION OF SITE AND PROPOSAL 

1.1 The application site comprises a field situated on the south side of Glenfall Way, opposite 
the junction with Ryeworth Road.  To the west, adjacent to the site boundary, are  
residential properties on The Orchards and Pembridge Close, along with the grounds of 
Glenfall Primary School.  Opposite the site, on the north side of Glenfall Way, are further 
residential properties, while open fields extend beyond the southern and eastern site 
boundaries.   

1.2 A private road and Public Right of Way (ZCK24) (PROW) run along the north-western 
edge of the site; the road providing vehicular access to a commercial unit to the south.  
The surrounding built-up area is predominantly residential in character, although the 
Glenfall Primary School is in close proximity to the west.  Vehicular access to the site 
already exists from Glenfall Way. 

1.3 The site lies wholly within the Cotswold National Landscape (CNL/AONB) and outside (but 
adjacent to) the Principal Urban Area (PUA) of Cheltenham.  The site has an area of 
approximately 1.69 ha and its current use is grassland/pasture.  

1.4 The application site has been the subject of previous applications for new residential 
development, as highlighted in the planning history section below.    In 2008, an outline 
planning application for the erection of up to 44 dwellings (ref: 07/01580/OUT) was 
refused by this authority and subsequently dismissed at appeal, with the Inspector 
concluding that the proposal would result in unacceptable harm to the landscape.  In 2015 
an outline application (15/00025/OUT) was submitted for the construction of up to 15 
dwellings on the site, although this application was withdrawn prior to any decision being 
made.  In 2017, a further proposal for the erection of 4 dwellings, with landscaping and 
public open space was also refused (16/01789/FUL).  

1.5 This application seeks outline planning permission for the erection of 4 no. self-/custom-
build dwellings, with associated landscaping and public open space. The means of access 
to the site is to be determined in detail, with all other matters reserved for future 
consideration.   

1.6 The application follows a pre-application submission in 2024 for the same proposal. 

1.7 The scheme has been revised and supplemented during the course of the application.  
Key changes include: 

• provision of additional street view elevations 

• additional soft landscaping is proposed along the Glenfall Way frontage 

• updates to the Biodiversity Net Gain plan and calculations 

• amendments to the s106 draft Heads of Terms to secure the proposed public 
footpath link and open space in perpetuity.    
 

1.8 The indicative designs and layout of the proposed development remain unchanged from 
the original submission. 

1.9 This application has been referred to the Planning Committee for determination at the 
request of Councillor Chris Day.  The reasons for the referral are as follows: 

It is in the AONB (CNL) which is highly protected under planning policy as confirmed by 
case law. 

From reviewing the planning history of the site, I understand that 3 previous planning 
applications for this site have been refused by the LPA, and an appeal against refusal was 
dismissed. Therefore, the site has clearly been previously considered as being not 



suitable for development with substantial planning reasons why it should not be 
developed. 

I have also been informed that the last time planning permission was refused the decision 
of the Planning Committee was unanimous. 

It appears to me to be an almost carbon copy of the application lodged last year for the 
neighbouring field (24/01123/OUT) which was refused by Officers for a panoply of 
reasons (7 were listed in the Officers Report) including “that the Cotswolds National 
Landscape (CNL) at the Site and within its context would be neither protected nor 
enhanced by the proposals as required by NPPF Paragraph 180 a) for valued landscape 
such as the CNL” 

There is also considerable public interest in this application.  

1.10 For the avoidance of doubt, the Cotswold National Landscape was formerly known as the 
Cotswold Area of Outstanding Natural Beauty.   As such, abbreviations CNL and AONB 
are both used within the report, where relevant. 

2. CONSTRAINTS AND RELEVANT PLANNING HISTORY  
Constraints: 
 Area of Outstanding Natural Beauty 
 Airport Safeguarding over 45m 
 Principal Urban Area 
 Residents Associations 
 
Relevant Planning History: 
13/01741/PREAPP      6th November 2013     CLO 
 Residential development on land opposite No. 11 Glenfall Way / Ryeworth Road 
 
24/00819/PREAPP      27th June 2024     CLO 
Construction of 4 no. self-build dwellings. 
 
80/00024/PO      17th March 1980     REF 
Outline Application For Residential Development. 
 
80/00105/PO      24th April 1980     PER 
Land Adjacent To The Orchards Cheltenham Gloucestershire - Outline Application To Erect 
1 No. Dwelling 
 
81/00346/PF      27th August 1981     PER 
Construction Of Agricultural Access From Glenfall Way At Point A On Plan. 
 
81/00048/PF      5th April 1982     PER 
Land Adjacent To The Orchards Cheltenham Gloucestershire - Erection Of A Bungalow. 
 
07/01543/CONF      3rd March 2008     CONFIR 
Confirmation of Tree Preservation Order 647:  T1 Maple species, T2 Maples species, T3 
Ash, G1 Group of 5 limes and G2 Group of 4 limes 
 
07/01580/OUT      22nd January 2008     REF 
44 dwellings including affordable housing 
 
15/00025/OUT      7th April 2016     WDN 
Construction of up to 15 dwellings, including affordable housing, landscaping and ancillary 
infrastructure 
 



16/01789/FUL      2nd August 2017     REF 
Proposed erection of four dwellings with landscaping and public open space. 
 
 

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 8 Promoting healthy and safe communities 
Section 9 Promoting sustainable transport 
Section 12 Achieving well-designed places  
Section 14 Meeting the challenge of climate change, flooding and coastal change 
Section 15 Conserving and enhancing the natural environment 
 
Adopted Cheltenham Plan Policies 
D1 Design  
D3 Private Green Space  
L1 Landscape and Setting  
BG1 Cotswold Beechwoods Special Area Of Conservation Recreation Pressure  
SL1 Safe and Sustainable Living  
GI2 Protection and replacement of trees  
GI3 Trees and Development  
CI1 Securing community infrastructure benefits  
CI2 Sports and open space provision in new residential development  
 
Adopted Joint Core Strategy Policies 
SD3 Sustainable Design and Construction 
SD4 Design Requirements 
SD6 Landscape 
SD7 The Cotswolds Area of Outstanding Natural Beauty 
SD9 Biodiversity and Geodiversity 
SD10 Residential Development 
SD11 Housing Mix and Standards 
SD14 Health and Environmental Quality 
INF1 Transport Network 
INF2 Flood Risk Management 
INF3 Green Infrastructure 
INF5 Renewable Energy/Low Carbon Energy Development 
 
Supplementary Planning Guidance/Documents 
Development on garden land and infill sites in Cheltenham (2009) 
Cheltenham Climate Change (2022) 
 

4. CONSULTATIONS 
 
See appendix at end of report 
 

5. PUBLICITY AND REPRESENTATIONS  
Number of letters sent 173 

Total comments received 92 

Number of objections 92 

Number of supporting 0 

General comment 0 

 



5.1 Letters were sent to 173 neighbouring properties.  In addition, site notices were displayed 
near the site and an advertisement was published in the Gloucestershire Echo.  In 
response, a total of 92 representations were received, all objecting to the proposed 
development.  The main concerns raised include, but are not limited to, the following:- 

• Proposals would neither conserve or enhance the Cotswold National Landscape. 
Cotswolds National Landscape has the highest level of protection in national and 
local planning policy. 

• Views to the scarp limited or lost 

• Proposals constitute inappropriate development within the AONB 

• Major development in an AONB should only proceed under exceptional 
circumstances and where it demonstrably serves the public interest. In this case, 
no such justification exists. 

• Site located outside of Principal Urban Area where residential development should 
be prohibited 

• Contrary to Cotswolds AONB Management Plan (2023-25) 

• Four large detached houses would be out of character with surrounding 
development 

• Repeated applications for the same development despite previous planning refusals 

• Precedent for further encroachment into the AONB and risk of further residential 
development on this site 

• Increase in traffic and parking congestion on Glenfall Way  

• Pedestrian and cyclist safety concerns, particularly given proximity of Glenfall 
Primary School 

• Harmful impact on ecology and biodiversity of site and loss of habitat of protected 
and priority species 

• Southern area of site used historically as a septic tank soakaway 

• Self-build future uncertainties  - lack of uniformity in design and appearance  

• Impact on local community infrastructure – school places 

• Noise and disturbance to neighbouring residents and wildlife 

• Flood risk - run off draining into culvert at Hartlebury Way and then into the river 
Chelt. 

• Light pollution within AONB 

• Proposals include no affordable housing provision or community benefits 
 

5.2 Parish Council 

5.3 The Parish Council initially objected to the proposed development.  Their concerns 
focused on the extension of urban development towards the less densely populated area 
of Ham and the perceived lack of measures to conserve or enhance the National 
Landscape. 

5.4 The Parish was re-consulted on the revised documents submitted in October.  The Parish 
has confirmed that it no longer objects to the proposals, subject to the open space 
element of the development being fully protected through enforceable measures and the 
footpath link is extended further south-east within the site, to separate walkers from 
commercial traffic. 

5.5 The s106 draft Heads of Terms includes an obligation to retain both the open space and 
footpath in perpetuity.   
 

5.6 The extension of the footpath to the south-east has been discussed with the applicant.  
Firstly,  extending the footpath in this way would require an amendment to the red line 
application site area.  It would also involve incursion into the riparian zone of a 
watercourse and necessitate watercourse habitat enhancement, which the applicant 



claims would be difficult and costly to deliver, both on- and off-site.  Whilst there are 
advantages to extending the footpath as suggested by the Parish, it is unfortunately not  
considered feasible through this application.   
 

5.7 The benefits of the current proposed footpath link through the site are discussed later in 
the report. 
 

 

6. OFFICER COMMENTS  

6.1 Determining Issues  

6.2 The key issues for consideration are: 
  
(i) the principle of new residential development in this location 
(ii) the indicative design, scale and layout of the proposals, and their impact upon the 

landscape qualities of the Cotswold National Landscape (CNL) and character of 
the area 

(iii) parking, access and any highway safety implications 
(iv) impact on the amenities of adjoining land users 
(v) drainage and flooding,  
(vi) impact on existing trees within and adjacent to the site and  
(vii) biodiversity, ecology and protected species 
(viii) sustainability and climate change 
(ix) recreational pressure on the Cotswold Beechwoods SAC.  
 

6.3 Principle of Development/Planning Policy Context 
 

6.4 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that applications 
for development must be determined in accordance with the development plan, unless 
material considerations indicate otherwise.  

 
6.5 The relevant policy documents are the adopted Cheltenham Plan (2020) (CP), the 

adopted Joint Core Strategy (2017) (JCS) and the NPPF (2023). Policies D1, SL1, BG1, 
G12 and G13 of the CP and policies SD4, SD6, SD7, SD8, SD9, SD10, SD14 and INF2 of 
the JCS are most relevant. 

 
6.6 The application site is located outside of the Principal Urban Area (PUA) of Cheltenham 

and wholly within the Cotswolds National Landscape; Landscape Character Type 2 
(Escarpment) and Landscape Character Area 2c (Escarpment: Coopers Hill to 
Winchcombe). Other than the site’s location within the CNL, the application site does not 
fall within any other statutory landscape or environmental designations. The Environment 
Agency’s (EA) Flood Map indicates that the site is at low risk of flooding (Flood Zone 1). 
The site is not classed as previously developed land.  

 
6.7 The site is within reasonable walking distance of the nearest local services in Charlton 

Kings where there is access to a wide range of day-to-day services such as shops, 
schools, amenities and employment opportunities. There are also a number of regular bus 
services serving Glenfall Way, London Road and Ham. The site can therefore be 
considered a sustainable location for new residential development, in the context of the 
NPPF. 

 
6.8 Within the PUA the principle of new residential development on previously developed land 

is supported by Policy SD10 of the Joint Core Strategy (JCS). Housing development on 
other sites, will only be permitted where it meets certain exception criteria; one of which 
relates to there being other specific exceptions/circumstances defined in district or 
neighbourhood plans (Criterion 4).  



 
6.9 Paragraph 11 of the NPPF sets out a ‘presumption in favour of sustainable development’ 

and makes it clear that development proposals that accord with an up to date 
development plan, should be approved without delay. 
 

6.10 Paragraph 11 of the NPPF states ‘Plans and decisions should apply a presumption in 
favour of sustainable development….and for decision making this means approving 
development proposals that accord with an up-to-date development plan’. Where policies 
which are most important for determining the application are out-of-date, the NPPF at 
paragraph 11(d) advises that planning permission should be granted ‘(i) unless the 
application of policies in this Framework that protect areas or assets of particular 
importance provides a clear reason for refusing the development proposed; or (ii) 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’. This is referred 
to as the ‘tilted balance’ in favour of sustainable development. 

 
6.11 The protected areas or assets referred to at (i) above are, in this case, the Cotswold 

National Landscape. 
 

6.12 Footnote 7 of paragraph 11 of the NPPF explains further that for applications involving the 
provision of housing, relevant policies must be considered out of date in situations where 
the local planning authority cannot demonstrate a five year supply of deliverable housing. 

 
6.13 Cheltenham Borough Council is currently unable to demonstrate a five-year supply of 

housing land and at the time of writing the latest published figure is 2.69 years.  The 
contribution of the four proposed dwellings towards alleviating the current shortfall is 
therefore a material consideration in the determination of this planning application.  
 

6.14 As mentioned above, the application site is designated land and lies wholly within the 
Cotswold National Landscape. Paragraph 182 of the NPPF states that ‘great weight 
should be given to conserving and enhancing the landscape and scenic beauty in Areas 
of Outstanding Natural Beauty which have the highest status of protection in relation to 
these issues’. The scale and extent of development within the CNL should therefore be 
limited and proposals for development considered carefully. 

 
6.15 The above is consistent with Policies SD6 (Landscape) and SD7 (CNL) of the JCS which 

seek to protect the landscape character of the CNL.  Policy SD7 of the JCS states that all 
development proposals in or within the setting of the Cotswolds AONB will be required to 
conserve and, where appropriate, enhance its landscape, scenic beauty, wildlife, cultural 
heritage and other special qualities. Proposals will also be required to be consistent with 
the policies set out in the Cotswold AONB Management Plan. 

 
6.16 Policy CE1 of the Cotswolds AONB Management Plan 2025-30 (CMP) requires: 

 
 
1.  Proposals that are likely to impact on, or create change in, the landscape of the 
Cotswolds AONB, should have regard to, be compatible with and reinforce the landscape 
character of the location, as described by the Cotswolds Conservation Board's Landscape 
Character Assessment and Landscape Strategy and Guidelines. 
 
2.  Proposals that are likely to impact on, or create change in, the landscape of the 
Cotswolds AONB, should have regard to the scenic quality of the location and its setting 
and ensure that views - including those into and out of the AONB - and visual amenity are 
conserved and enhanced. 

 
6.17 CMP Policy CE3 emphasises the importance of maintaining local distinctiveness and 

respecting local settlement patterns through appropriate design. 



 
6.18 CMP Policy CE6 states that proposals that are likely to impact on the historic and cultural 

heritage of the Cotswolds AONB should have regard to these features and seek to 
conserve and enhance them. This should include respecting historical features, buildings, 
sites, layout and context, including the relationship between the existing feature or 
settlement and the landscape. 

 
6.19 Similarly, Policy L1 (landscape and setting) of the Cheltenham Plan states that 

development will only be permitted where it would not harm the setting of Cheltenham 
including views into or out of areas of acknowledged importance, which include AONBs. 

 
6.20 In summary, the site is located outside the PUA and within the Cotswold National 

Landscape.  Although the principle of housing development is not precluded within a 
National Landscape, the acceptability of new residential development in this location is 
constrained by Policies SD10 may not be supported.  

  
6.21 Notwithstanding the above, the impact of the proposals on the CNL, along with the other 

merits of the proposals, is considered below in the context of the Council’s housing land 
supply shortfall. 

 
 

6.22 Design and Layout/Impact on Cotswold National Landscape 

6.23 The application site lies on the edge of the Cotswold National Landscape, within a 
residential area of fairly tight-knit housing, particularly on the north side of the road,  that 
transitions to open countryside east of Glenfall Way.  This makes the site particularly 
sensitive, and the proposals must be assessed with regard to the purposes of the National 
Landscape designation. 

6.24 NPPF Paragraph  189 emphasises the great weight that should be given to conserving 
and enhancing landscape and scenic beauty in National Landscapes.   ‘The scale and 
extent of development within all these designated areas should be limited, while 
development within their setting should be sensitively located and designed to avoid or 
minimise adverse impacts on the designated areas’.   
 

6.25 Paragraph 131 of the NPPF sets out that good design is a key aspect to achieving 
sustainable places, and creating better places in which to live. Paragraph 135 goes on to 
set out that development should add to the overall quality of the area, be visually 
attractive, and be sympathetic to local character. Policy SD4 of the JCS and Policy D1 of 
the Cheltenham Plan require development to be of a high standard of architectural design 
that responds positively to and respects the character of the site and its surroundings. 
 
 

6.26 Description of Proposed Development 
 

6.27 As set out in the introduction, the application proposes the erection of four self-/custom 
build dwellings with associated infrastructure and landscaping within the north-western 
part of the site.  A large area of public open space with landscaping and SUDS features is 
proposed for the remainder of the site (approx. 74% of the site area).  The open space is 
principally designed as a wild meadow.   Within this area, a proposed footpath link would 
run north-south from Glenfall Way to the public right of way (PROW) on adjoining land.  In 
addition to enhancing public access to the CNL, the footpath would offer an alternative 
route to the single lane farm track/PROW, which is frequently used by heavy goods 
vehicles transporting materials and equipment to commercial (recycling) units.   This 
alternative route may be safer and more attractive for pedestrians.  The indicative 
application details suggest that the footpath would consist of mown grassland rather than 
a hard surfaced pathway. 



 
6.28 The proposals would meet the definition of self-build and custom housebuilding as set out 

in the Self-build Act 2015.  The applicant notes the significant shortfall between the 
number of entries on Cheltenham Borough’s Self-build Register and the number of self-
build plots that have received planning permission within the statutory timeframe (3 
years). 

 
6.29 The indicative drawings show four, large detached dwellings that adopt a linear, 

north/south tandem style layout, aligning roughly with the existing residential properties in 
The Orchards.  An existing landscaped/tree buffer would separate the proposed dwellings 
from the Glenfall School grounds to the west.  The southern and eastern boundaries of 
the site would retain their existing mature trees, scrub and hedgerow. 

 
6.30 The design approach is contemporary but with the use of traditional architectural forms 

and external materials (pitched roofs, slate roof tiles, natural/Cotswold stone facing brick, 
composite timber cladding and aluminium windows and doors).  Three dwellings would be 
two storeys in height and Unit 4, furthest into the site, single storey.  The properties would 
be accessed via a single, shared vehicular access off Glenfall Way; each property fronting 
the internal estate road, with gardens backing onto the open space element.  Rear 
boundary treatment would include hedgerow to soften the appearance of the development 
and offer screening from the public open space and footpaths. 

 
6.31 Officers acknowledge that the indicative house types are larger than the prevailing size 

and character of surrounding development, which consists primarily of smaller two storey 
semi-detached properties.  However, the bulk and mass of the buildings is broken-
up/reduced by the dual pitched roof forms, splayed back flat roof elements and the drop in 
building height and scale southwards through the site. 

 
6.32 Given that this is an outline planning application, the submission includes a set of 

parameter plans for access and movement, land use, and building heights.  A plot 
passport/Design Code for each plot is also provided.  For each plot, these include (but are 
not limited to) details of maximum gross internal area, building footprint, ridge and eaves 
heights, external materials palette, roof form, fenestration style, garages, ancillary 
buildings and boundary treatment.   

 
6.33 If approved, the Design Code/Plot Passports would guide the detailed designs at reserved 

matters stage and help control the future development of this site.  The reserved matters 
proposals would need to be in substantial accordance with both the Parameter Plans and 
Plot Passports, which would be secured through planning conditions. This approach 
would ensure the delivery of a scheme that is appropriate in design, scale and 
appearance for this sensitive location.  Although the proposals include a self-build 
element, giving future homeowners some flexibility to suit their requirements, any 
significant deviation from the indicative house type designs submitted would not be 
permitted. 

 
6.34 Landscape and Visual Impact 

 
6.35 The site is located wholly within the Cotswold National Landscape.  The most recent 

assessment of the CNL by the council is the Landscape Character, Sensitivity and 
Capacity Assessment of the Cotswold’s AONB within the Cheltenham Administrative Area 
(2015). The application site falls to the southwest of a wider area identified as 
Ham Lowland Pasture (site ref: LCA 6.2).  Even though the existing site appears to be in a 
low level of active management it still carries intrinsic landscape value as a piece of open, 
rural landscape set within the CNL. 

 
6.36 Given the sensitive location of the site, the applicant has carried out a Landscape and 

Visual Assessment (LVIA) of the proposals.  This document describes the landscape 



character and setting of the site and identifies various viewpoints from which the potential 
landscape visual impact is assessed. 

 
6.37 The Council’s appointed Landscape Architect (LA) was consulted and asked to review the 

applicant’s LVIA.  The LA also provided comments at pre-application stage.  
 

6.38 Background/Pre-application Proposals 
 

6.39 During pre-application discussions, a number of landscape matters were identified by 
officers and the LA as being fundamental should this site be brought forward for housing 
development.  These are: 

 

• Maintaining important views across open space to the CNL escarpment from 
Ryeworth Road; 

• Maintaining as much natural open space/meadowland on this site as possible  

• Facilitating public access to any retained open space to create a safer pedestrian 
route to the wider CNL footpath network  

• Minimise overlooking of the public open space and any ‘back garden’ appearance 
when using this area 

• Retaining existing trees and hedgerows within and adjacent to the site, including 
younger trees to the south 

• Protecting the residential amenity of The Orchards 

• Re-positioning the buildings further to the west with some single storey, and/ or on a 
diagonal house line  

• Revisions to the architectural design of the dwellings, reducing their bulk/mass, 
height and setting the properties within their immediate landscape setting to 
reduce their visual prominence.  

 

6.40 Current/Outline Application Proposals 

6.41 In summary, the LA considers that the proposals have addressed concerns raised at pre-
application stage.  The proposals would result in landscape and visual harm but this is 
assessed as being at the lower end of the scale.  Visual effects are judged initially to be 
greater at Moderate/Adverse.  This would decline to Minor, Adverse and Permanent in 10 
to 15 years with the growth of boundary hedgerow and weathering of buildings. 

6.42 Notably the LA considers that the Cotswold National Landscape at this site would be 
partly enhanced by the wider, natural meadow proposals (as required by NPPF paragraph 
187) but harmed by the four dwellings proposed.  Again, the landscape character harm is 
considered to be at the lower end of the scale and judged to be Minor, Adverse and 
Permanent.  

6.43 Officers acknowledge that the proposals would change the rural character of this small 
field parcel and the field boundaries, particularly the northern site boundary fronting 
Glenfall Way, which would not entirely screen off any change in landscape character.  
However, the majority of the site would be retained as meadowland and continue to 
appear as a small paddock.  Importantly, there would be no physical coalescence of built 
form between this part of Charlton Kings and Ham.  Essentially, the development would 
read as a small residential extension of the urban fringe.   
 

6.44 Furthermore, the important views of the upper escarpment though the site from Ryeworth 
Road across Glenfall Way would be retained, due to the proposed layout/alignment of the 
proposed buildings.   

 



6.45 The indicative house types suggest small window sizes on east, rear facing  elevations to 
minimise excessive overlooking of the public open space.  All existing mature trees within 
and adjacent to the site would be retained, with enhanced boundary hedgerow planting. 
 

6.46 The LA also considers the proposed publicly accessible footpath and open space a 
benefit of the proposals.  It would provide recreational value, and safer and more 
attractive access to the wider National Landscape footpath network. The footpath and 
open space would be made publicly accessible in perpetuity.   

 
6.47 Conclusion 

 
6.48 Whilst landscape and visual harm have been identified and there would be a change in 

the overall character of the site, this is assessed as being at the lower end of the scale.  
Notwithstanding the identified harmful impacts, the proposals are nonetheless considered 
by the LA to protect the overall scenic and landscape qualities of this part of the AONB 
and the purpose for which it was designated.  As discussed above, the greater part of the 
site is retained as meadowland and the proposals offer enhancements in terms of publicly 
accessible open space and improved footpath links.   

 
6.49 The proposed development is therefore considered, on balance, to be broadly compliant 

with the objectives of Policies SD6 and SD7 of the JCS.  Although there is some conflict 
with paragraphs 187 and 189 of the NPPF, in that the proposals do not totally protect or 
enhance the landscape character of the site, the harm is identified as being at the lower 
end of the scale and the setting of the CNL is otherwise protected.  

 
6.50 However, this harm must be assessed in the overall planning balance which is set out 

within the report conclusion. 
 

6.51 A number of landscape focused conditions are suggested by the LA should the Council be 
minded to grant planning permission.  These and conditions relating to the Parameter 
Plans, Plot Passports and Biodiversity Net Gain, would adequately encompass the 
various required mitigation measures and the future management of the public open 
space and associated landscaping.  These have been added to the list of suggested 
conditions at the end of the report. 

6.52 The LA’s full response is reproduced in full within the Consultee Appendix at the end of 
this report. 

6.53 The Cotswold National Landscape Board were also consulted,  but on this occasion offer 
no direct response to the proposed development and refer the decision maker to the 
relevant national and local planning policy and guidance. 

6.54 Architects Panel 

6.55 Cheltenham’s Architects Panel, concluded that the current proposals address previous 
concerns over the site layout, visual impact, scale and architectural design and the 
scheme is well considered.  The Panel note the retention of important views public views 
to the escarpment and the public benefits in providing new permissive footpaths 
connecting to the existing network further south.  The wild meadow enhancements also 
offer opportunities for biodiversity gain.   

6.56 The architectural design, scale and character of the four dwellings is also considered 
appropriate for this edge of town location, but if constructed as self-build properties, the 
aesthetic of the scheme should be controlled by a comprehensive Design Coode for al 
plots.  



6.57 The Panel also felt that the application should be re-submitted as a full planning 
application, given the sensitive location. 

6.58 Appeal Decision – Site Adjacent 

6.59 Members may recall a recent appeal decision following the Council’s refusal of planning 
permission for the erection of 5 self-build houses on land opposite Ham Close.  This 
appeal site is just to the east of the application site and fronts Glenfall Way.   

6.60 The appeal was dismissed in August 2025 (ref. APP/B1605/W/25/3361502).   Officers and 
the Council’s Landscape Architect have carefully considered the Inspector’s decision letter 
and the reasons for the appeal being dismissed.  The applicant has also addressed the 
appeal decision in an Addendum to the Planning Statement.   

6.61 In considering the appeal decision, officers have also had regard to the Levelling Up and 
Regeneration Act 2023 (LURA) which amended the statutory duty as set out under 
Section 85 of the Countryside and Rights of Way Act 2000 in relation to public bodies and 
the statutory purposes of National Landscapes.  Previously, public bodies were required 
‘to have regard to’ the purpose of conserving and enhancing National Landscapes. Under 
the amended duty, they must now ‘seek to further’ these purposes.  The Inspector refers 
to this more rigorous duty within the appeal decision but acknowledges that there are 
overlapping considerations between the requirements of the LURA and local planning 
policy.  The Inspector therefore states that the policies remain broadly consistent with the 
thrust of the LURA.  

6.62 The Inspector considers that, whilst exhibiting only limited numbers of the special qualities 
of the National Landscape,  the appeal site makes a locally important and positive 
contribution to the landscape and scenic beauty of the CNL, as well as forming an 
important gap between the PUA and Ham.   The Inspector concluded that the adverse 
impact of the appeal proposal significantly and demonstrably outweighed the benefits. The 
adverse impacts were identified as the conflict with development plan policy (JCS policies 
SD4, SD7 and SD10) and the harm to landscape and scenic quality of the CNL.  Although 
the Inspector attached significant weight to the provision of new housing and the self-build 
element of the proposals, the overall benefits of the scheme were considered to be limited 
to moderate and would not outweigh the identified harm to the CNL. 
 

6.63 Firstly, there are notable differences in the character of the two sites, in particular the 
location of the field parcels relative to the settlement boundary, the size and configuration 
of each site and the layout of the proposals.   
 

6.64 The layout of the appeal proposal included 5no. dwellings, in a linear road frontage 
arrangement, and thereby disrupting views of the open countryside.  In contrast to the 
application site, the appeal site is physically and more visually separated from the built-up 
settlement boundary, being surrounded by fields on three sides.  The appeal site is 
significantly smaller in size and would therefore have been more intensively developed 
with less area given over for landscaping.  Development on this site would reduce the 
‘green gap’ and openness between Ham and Cheltenham, leading to a noticeable 
urbanising effect.   The Inspector concluded that  the appeal proposals would not retain 
the sense of openness of the gap between the PUA and Ham and neither would it provide 
a transition between urban fringe and the rural area.  

 
6.65 The Inspector considered the effect on the CNL would be minor to moderate, and there 

would be adverse effects on important views.  As such, the scheme would have an 
adverse effect on the character and appearance of the CNL. 
 

6.66 In contrast, the application site is located adjacent to the settlement boundary (PUA) and 
existing housing. Two thirds of the site would be retained as public open space and the 



linear, north/south layout and the indicative scale and massing of the proposed dwellings 
protects the important views to the escarpment and the general openness of the site.  The 
gap between Ham and Cheltenham would otherwise be protected. The application 
proposals are therefore considered a more sensitive and appropriate way to develop 
within the CNL, extend the built-up area and provide a transition between urban fringe and 
rural area. 

6.67 Despite the differences noted above and the outcome of the above appeal decision, the 
identified harm and the benefits of the proposed development must be carefully weighed 
in the overall planning balance.  This assessment is presented in the conclusion of this 
report.  

6.68 Impact on neighbouring property 

6.69  Section 12 of the NPPF highlights that development should promote a high standard of 
amenity for existing and future users. This is further emphasised in policy SD14 of the 
JCS and Cheltenham Plan SL1 which set out the requirement for development not to 
cause unacceptable harm to the amenity of adjoining land users and the locality.  

6.70 The nearest residential properties that have potential to be impacted by the proposed 
development are those in The Orchards and opposite the site on Glenfall Way.  Glenfall 
Primary school users would be impacted to a lesser extent due to the intervening school 
parking/turning area and landscape buffer. 

6.71 In this instance, given the location of the development proposed and its positioning within 
the site relative to the nearest neighbouring residential properties, officers are satisfied 
that the proposals would have negligible impact on neighbouring amenity in terms of 
privacy, outlook or daylight.  The proposed dwelling (Unit 4) is reduced in scale to 
minimise any loss of outlook or privacy to 3 The Orchards.  

6.72 There may some noise and disturbances during the construction phase but this would be 
temporary. 

6.73 Furthermore, no particular concerns regarding potential loss of light, privacy or outlook 
were raised by neighbouring residents during the public consultation exercise. 

6.74 With all of the above in mind, the proposed development is considered to be compliant 
with adopted CP policy SL1 and adopted JCS policy SD14 which require development to 
protect the existing amenity of neighbouring land users and the locality and those of future 
occupiers. 

 

6.75 Access and highway issues  

6.76 Adopted JCS policy INF1 advises that all development proposals should provide for safe 
and efficient access to the highway network for all transport needs. The policy identifies 
that planning permission will be granted where the impact of the development on the 
highway network will not be severe. The policy reflects the advice set out within Section 9 
of the NPPF. 
 

6.77 The applicant sets out transport related matters within the covering Planning Statement, 
albeit the information provided is brief.  The proposed vehicular access would utilise an 
existing access off Glenfall Way, albeit some adjustments to the access point would be 
required to achieve required visibility splays.  Each dwelling would thereafter be accessed 
via a central, internal road through the site and each provided with off road driveway 
parking for at least 2 vehicles plus a garage. 

 



6.78 The County Council Highways Development Management Team, acting as Local Highway 
Authority (HA), was consulted on the proposals.  In summary, the HA raise no objection to 
the proposed development.   

 
6.79 The HA note the sustainable location of the site, close to schools, shops and bus services.  

The existing access is acceptable, subject to some potential hedge removal to provide the 
required visibility splays and cycle storage being accommodated within garages. The HA’s 
recommended conditions and informatives are included in the list of suggested conditions 
at the end of the report. 

 
6.80 Sustainability  

6.81 The Cheltenham Climate Change SPD (2022), sets out a detailed strategy for 
decarbonising homes over the next decade. For residential alterations and extensions 
there is an opportunity to improve the environmental performance of a home through the 
inclusion of technologies and features such as photovoltaics, replacement windows, heat 
recovery, permeable (or minimal) hard surfaces, works to chimneys, insulation, 
replacement heating systems (heat pump) and thoughtful kitchen design. This is reflected 
in Policy SD3 of the JCS. 

6.82 The applicant has provided a Sustainability and Energy Statement which includes a 
Waste Minimisation Statement (WMS).  The Statement sets out the principles of waste 
management and minimisation in relation to the construction and operational phases of 
the development.  The approach to carbon savings within the built fabric and calculations 
of predicted energy demand and CO2 emissions are also provided.  The following 
measures are proposed:- 

• Implementation of a fabric first approach 

• Double glazing systems and low levels of air permeability throughout 

• Installation of air source heat pumps 

• EV charging points 

• Study/home office in each dwelling 

6.83 The information provided on proposed energy savings, reductions in carbon emissions 
and waste minimisation is limited.  The documents have been submitted as framework 
strategies only at this outline stage.  Conditions are therefore imposed to secure the 
submission and approval of updated and detailed Sustainability/Energy and Waste 
Minimisation Statements at reserved matters stage, when the specifications of each 
dwelling and construction/site management are known.   

6.84 A condition to ensure that the development is not served by or connected to the gas grid 
has also been added. 

6.85 Other considerations  

6.86 Major Development in National Landscapes 

6.87 A number of local residents have stated that the proposed development constitutes major 
development within the Cotswold National Landscape.  Paragraph 190 of the NPPF 
stipulates that applications for major development within National Landscapes should be 
refused other than in exceptional circumstances, and where it can be demonstrated that 
the development is in the public interest.  The NPP advises further that whether a 



proposal represents major development is a matter for the decision maker, taking into 
account its nature, scale and setting and whether it could have a significant adverse 
impact on the purposes for which the area has been designated (NPPF Footnote 67) .   

6.88 Whilst the application site area brings the proposal within the definition of major 
development, it is not considered to constitute ‘major development’ in the CNL for the 
purposes of paragraph 190 of the NPPF.  This is due to the small number of dwellings 
proposed, and the location, size and setting of the site on the edge of the built-up area.  
The proposed development falls well below the typical threshold of major development 
within National Landscapes.  Moreover, any potential adverse impacts on the purposes for 
which the area has been designated, are not considered significant in this case.  

6.89 Similarly, previous schemes for 4 dwellings on the site (16/01789/FUL), and the proposed 
development of 4 dwellings on adjacent land, were also not judged to be ‘major 
development’ within the CNL. 

6.90 Drainage and Flooding 

6.91 The application site lies within Flood Zone 1 and therefore the potential flood risk is low. 
There is a watercourse at the southern end of the site.  

6.92 The Council’s Drainage officer (DO) has reviewed the submitted Flood Risk Assessment 
and Illustrative Drainage Strategy.  The FRA concludes that the proposals provide 
opportunities to alleviate some of the existing run-off from the site and overall betterment 
of existing run-off rates. 

6.93 The DO considers the FRA and drainage strategy adequate for an outline planning 
proposal.  The detailed SuDS drainage design can be secured by condition and will need 
to show exceedance flow routes and take into consideration existing run-off entering the 
site on the northern boundary.   

6.94 Ecology,  BNG, Environmental Impact and Protected Species 

6.95 The applicant has carried out a Preliminary Ecological Appraisal (PEA), including a 
badger and Great Crested Newt survey.  A Design Stage biodiversity net gain report and 
the Statutory Biodiversity Metric calculations (BNG) are also provided. These documents 
and their subsequent updated versions have been reviewed by the Council’s Ecologist 
(EO). 

6.96 The updated BNG metric calculates a positive 16.15% net gain in hedgerow units, but a 
2.53% net loss in habitat units.  Off-site offsetting is proposed to deliver the mandatory 
10% net gain in habitat units. The applicant has provided confirmation from the 
Gloucestershire Nature and Climate Fund (GNCF), that 1.29 units of other neutral 
grassland are required and can be provided by GCNF.  This would be detailed within the 
Biodiversity Net Gain Plan which would form part of the pre-commencement condition 
discharge process.  

6.97 However, the updated BNG metric still includes 1.17 ha of neutral grassland to be 
enhanced to lowland meadow.  As stated in the previous EO comments, this Lowland 
Meadow habitat in moderate condition is not considered a realistic habitat for this site 
because it would be publicly accessible, resulting in long-term management issues.  The 
EO recommends that the lowland meadow is changed to other neutral grassland.   

6.98 The applicant subsequently amended the Design Stage report and BNG metric further.  
The EO has been re-consulted and an officer Update report will be circulated to Members 
upon receipt of the EO’s comments.  



6.99 Turning to the Preliminary Ecological Appraisal and Ecological Impact Assessment (PEA), 
including badger survey (PEA). In summary, none of the trees on site have bat roosting 
potential although bat activity on site has been previously recorded.  The site lies within an 
amber/green risk zone for great crested newts, however, given the absence of ponds 
within 250m of the site, newts are unlikely to be present.    

6.100 There is an active main badger sett within the site which extends into adjoining land.  The 
EO confirms that this sett would be impacted by the proposed development.  As such, the 
proposed temporary or permanent closure of the sett under (Natural England) licence and 
the creation of an artificial sett elsewhere within the site would be required.   

6.101 Having discussed this matter with the applicant and their ecologist, the permanent partial 
exclusion of the sett may be possible.  This approach would remove the need to 
temporarily close the entire sett during construction works.  At the time of writing, the 
Council’s EO is reviewing the additional information provided, and the officer Update 
report will include confirmation of all pre-and post-development requirements regarding 
the badger sett. 

6.102 Notwithstanding the above, an updated badger and ecological survey, plus details of 
licence applications would be required at reserved matters stage.  

6.103 In all other respects, the PEA recommendations for ecological mitigation and 
enhancement (sparrow terraces and bat boxes) and sensitive strategies for external 
lighting are supported and could be secured by appropriately worded conditions.   

6.104 GCER records also show that important species or habitats have been sighted on or near 
the application site in the past, including bats. The submitted PEA is an appropriate 
assessment of the impact on these protected species. 

6.105 Habitats Regulations Assessment/ Cotswolds Commons and Beechwoods Site of Special 
Scientific Interest (SSSI) and Special Area of Conservation (SAC) 

6.106 Policy BG1 of the Cheltenham Plan relates to the Cotswold Beechwoods Special Area of 
Conservation (SAC) – recreation pressure. It 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 (alone or in combination), and the effects cannot be 
mitigated.  

6.107 Therefore, 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. 

6.108 The application 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). 

6.109 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. 

6.110 Therefore, the Council, as the responsible authority, has undertaken an Appropriate 
Assessment (under the Habitats Regulations 2017) and considers the measures set out in 
the Mitigation Strategy necessary to provide adequate mitigation to address the impacts of 
the proposal. The applicant can therefore either enter into a s106 contribution of £673 per 
new dwelling to contribute to the measures in that strategy or propose on or off-site 
mitigation. There are no opportunities for on-site mitigation and the applicant has opted to 



make the s106 contribution of £673 per dwelling. Subject to completion to the s106, the 
proposal will not adversely affect the integrity of the Cotswold Beechwoods SAC. 

6.111 The applicant has agreed to enter into a legal agreement to secure the appropriate SAC 
mitigation (financial contributions)’ although a Unilateral Undertaking has not yet been 
signed and completed by the applicant or the relevant monies and fees paid.  As such, 
any resolution to grant outline planning permission would be subject to the completion of 
the s106/UU. 

6.112 Trees and Landscaping 

6.113 The Council’s Trees Officer (TO) has undertaken a review of the proposed tree and soft 
landscaping proposals and considered the Arboricultural Impact Assessment (AIA) 
submitted. His comments on the submitted scheme are set out in full in the consultations 
section of this report. 

6.114 The AIA concludes that all trees identified for retention can be adequately protected by 
either minor adjustments to the design or construction methods.  No tree removal is 
proposed. 

6.115 The TO raises no overriding concerns. The AIA is well considered and proposes 
mitigation methods to protect retained trees (i.e. no-dig driveways and ground protection).  

6.116 The TO considered it preferrable to adjust the layout of Plot 1 so that the building footprint 
and any hard surfaced areas would lie outside the sphere of influence of the retained 
trees. However, the applicant was unwilling to alter the indicative layout.  Nevertheless, 
the layout of Plot 1 could be re-considered at REM stage and overall, the proposed 
mitigation measures should prevent any long term damage to the trees and can be 
secured through planning conditions. 

6.117 Public Sector Equality Duty (PSED) 

6.118 As set out in the Equality 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. 

6.119 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. 

6.120 In the context of the above PSED duties, this proposal is considered to be acceptable. 

 

7. CONCLUSION AND RECOMMENDATION 

7.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that 
applications for development must be determined in accordance with the development 
plan, unless material considerations indicate otherwise. 



7.2 The proposed development is contrary to the housing policies of the development plan.  
Policy SD10 of the JCS supports the principle of new residential development on 
previously developed land in the PUA. The application site lies outside the PUA and 
housing development on other sites, will only be permitted where it meets certain 
exception criteria, none of which apply in this case.   
 

7.3 However, in circumstances where policies which are most important for determining an 
application are out-of-date, the NPPF at paragraph 11(d) advises that planning permission 
should be granted ‘(i) unless the application of policies in this Framework that protect 
areas or assets of particular importance provides a clear reason for refusing the 
development proposed; or (ii) 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’. 
 

7.4 In light of the Council’s shortfall in a 5 year supply of deliverable housing land, officers 
have therefore undertaken an objective assessment of the proposals, in accordance with 
paragraph 11(d).  This has involved weighing any potential adverse impacts, such as 
harm to the landscape and scenic qualities of the Cotswold National Landscape, the 
character of the local area, neighbouring amenity and highway safety, against the benefits 
the scheme may deliver.   

 
7.5 In this case, the benefits include the provision of four additional dwellings in a sustainable 

location, which would help to address the Council’s current housing supply shortfall.  
Furthermore, the inclusion of self-/custom build plots adds weight to the overall planning 
balance.  The Council is currently falling short in its statutory duty to provide deliverable 
self-build plots to meet demand on the self-build register. 

 
7.6 The proposals bring other clear benefits.  These include the provision of a new alternative 

footpath link, a large area of publicly accessible open space in the CNL with recreational 
value for the local community, habitat and biodiversity enhancements, plus the wider 
economic or social benefits that the scheme might bring in terms of employment 
opportunities during the construction phase.  

7.7 The draft s106 Heads of Terms includes an obligation to retain the proposed public open 
space, footpath link, and consequently, important views of the escarpment in perpetuity.  
This would prevent the remainder of the site from being developed for new housing.  The 
area is clearly identified on the Illustrative Masterplan (plan Ref: DLA.2316.L.01.S01). 
 

7.8 Officers acknowledge that there would be residual harm caused to the landscape and 
scenic qualities of this part of the Cotswold National Landscape and a change in the rural 
character of this small field parcel.  However, the visual and landscape impacts of the 
proposals are considered to be at the lower end of the effects scale and would diminish 
over time and are judged to be Minor, Adverse and Permanent.  The critical views of the 
escarpment from Ryeworth Road and across the site would be maintained.  Similarly, the 
openness, rural character and ‘green gap’ between this part of Charlton Kings and Ham 
would be predominantly retained. Overall, the proposals are considered to be a sensitive 
and appropriate way to develop within the CNL, extend the built-up area and provide a 
transition between urban fringe and rural area. 

 
7.9 Officers have carefully considered the recent dismissed appeal decision relating to the 

redevelopment of land east of the site for five new dwellings.  The planning history of the 
application site has also been reviewed.  In addition, officers have had regard to the 
amended statutory duty under Section 85 of the Countryside and Rights of Way Act 2000 
(as updated by the LURA), which requires public bodies to seek to further the purposes of 
conserving and enhancing National Landscapes.  In discharging this legal duty to 
conserve and enhance the Cotswold National Landscape, officers have reached a 



balanced conclusion on the potential adverse landscape impacts arising from the 
proposed development.  
 

7.10 There are no overriding highway safety, neighbour amenity, arboricultural or flood risk 
concerns.  A minimum 10% biodiversity gain is achievable for this site with a small off-site 
purchase of habitat units.  Ecological surveys and the biodiversity net gain plan and 
habitat management would be updated, as necessary, at REM stage and/or via a s106 
obligation. 

7.11 The indicative architectural design approach is considered appropriate for this context. 
Accordingly, reserved matters proposals would need to be in substantial accordance with 
both the Parameter Plans and Plot Passports, secured through suitably worded planning 
conditions. This would ensure the delivery of a scheme that is appropriate in design, scale 
and appearance for this sensitive location, whilst allowing some homeowner flexibility for 
the self-build plots.   
 

7.12 In accordance with paragraph 11(d) of the NPPF, and following careful consideration of 
the development’s impact on the CNL, clear reasons have been identified to justify the 
granting of outline planning permission.  The adverse impacts of the proposed 
development on the CNL are considered to be at the lower end of the scale and do not 
significantly and demonstrably outweigh the various benefits outlined in paragraphs 7.2 
and 7.3.  Notably, the provision of four new dwellings contributes positively to the 
Council’s supply of deliverable housing sites and self-build plots, which carries substantial 
weight in the overall planning balance.    

7.13 The recommendation is therefore to grant outline planning permission subject to the 
conditions set out below. 

7.14 At the time of writing, the applicant’s agreement to the terms of the pre-commencement 
condition is being sought. 

7.15 Any resolution to grant planning permission would be subject to the applicant entering into  
a legal agreement (s106) to secure the following obligations: 

• appropriate mitigation for recreational pressure on the Cotswold Beechwoods SAC 

• self-/custom build occupation of all dwellings 

• green infrastructure delivery and retention of the public open space and footpath link 
in perpetuity 

• management and maintenance plan for public open space, with triggers for its 
implementation 

• Biodiversity Gain Plan – delivery and long term management and maintenance.  
Note, the overall Biodiversity Gain Plan, alongside an updated BNG metric must 
be submitted at REM stage and should set out how the development will achieve a 
minimum10% Biodiversity Net Gain. 

7.16 Both parties are in agreement over the above s106 Heads of Terms. 

8. CONDITIONS / INFORMATIVES  
 
 
 1 Details of the appearance, landscaping, layout and scale (hereinafter called "the 

reserved matters") shall be submitted to and approved in writing by the local planning 



authority before any development takes place (including demolition works) and the 
development shall be carried out as approved. 

  
 Reason:  To accord with the provisions of Section 92 of the Town and Country Planning 

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

 
 2 The outline planning permission hereby granted shall be begun not later than the 

expiration of two years from the final approval of the reserved matters or, in the case of 
approval on different dates, the final approval of the last such matter to be approved. 

   
 Reason:  To accord with the provisions of Section 92 of the Town and Country Planning 

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

 
 3 Application(s) for approval of the reserved matters must be made not later than the 

expiration of three years from the date of this decision.  
  
 Reason:  To accord with the provisions of Section 92 of the Town and Country Planning 

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

 
 4 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. 
 
 5 The details to be submitted as part of the reserved matters for design, access, layout 

and landscaping shall be in substantial accordance with the design and layout 
principles of the Parameter Plans (ref. Drawing No. 24.25.002.PL.019A) and the 
Illustrative Masterplans and Site Layout Plans (ref. Drawing Nos 24.25.002.PL.005C, 
DLA.2316.L01.S01 and DLA.2316.L02.S01).   

  
 The details to be submitted as part of the reserved matters for the architectural design 

and layout of the proposed dwellings shall be in general accordance with the indicative 
proposed elevations and indicative floor plan drawings, received on 29th May 2025, as 
amended by drawings received on 14th October 2025. 

  
 Reason:  In the interests of the conservation and protection of the landscape qualities of 

the Cotswold National Landscape, the character and appearance of the locality in 
general, the amenities of neighbouring land users and to ensure the development 
accords with the required principles and standards of urban design, having regard to 
adopted policies D1 and SL1 of the Cheltenham Plan (2020), adopted policies SD4, 
SD7, SD7 and SD14 of the Joint Core Strategy (2017) and sections    and 12 of the 
NPPF (2024). 

 
 6 The development shall be carried out in accordance with the approved Plot 

Passports/Design Code (reference Drawing No. 24.25.002.PL.020 ). 
  
 Reason: In the interests of the protection and conservation of the Cotswold National 

Landscape and character and appearance of the area, having regard to adopted 
policies D1 and L1 of the Cheltenham Plan and adopted policies SD4 and SD7 of the 
Joint Core Strategy (2017). 

 
 7 The development hereby permitted shall provide no more than 4 dwellings. 
  



 Reason: To limit the terms of the permission in the interests of the protection of the 
landscape qualities of the Cotswold National Landscape and the character and 
appearance of the locality in general; having regard to the objectives of adopted policies 
D1 and SL1 of the Cheltenham Plan (2020), adopted policies SD4, SD6, SD7 and 
SD14 of the Joint Core Strategy (2017) and section 12 of the NPPF (2024). 

 
 8 The reserved matters required to be submitted and approved under Condition 1 shall 

include: 
  
 1. details of the design, form and architectural features of the dwellings  
 2. details of external facing or roofing materials (including physical samples of materials 

where requested and garage door materials/finishes) 
 3. details of windows and external doors (including garage doors) 
 4. details (to include elevation drawings) of the position, design, materials and type of 

boundary walls, fences and any other means of boundary enclosure 
 5. details of cycle storage facilities for each dwelling  
 6. details of refuse and recycling storage for each dwelling  
 7. details of any solar PV panels (location, design/specification) 
  
 The development shall be carried out in complete accordance with the details 

approved. 
  
 Reason: In the interests of the protection and character of the Cotswold National 

Landscape, the character and appearance of the locality in general and sustainable 
transport and waste management; having regard to adopted policy D1 of the 
Cheltenham Plan (2020), adopted policies INF1, SD4, SD6 and SD7 of the Joint Core 
Strategy (2017), policy W36 of the Gloucestershire Waste Local Plan and sections 9 
and 12, of the NPPF (2024). 

  
  
 9 The details to be submitted for approval as part of the Reserved Matters application(s) 

pursuant to condition 1, shall include an updated Energy and Sustainability Statement. 
The statement shall demonstrate an improvement on the energy efficiency of the 
scheme over and above the Building Regulations in place at the time of the Reserved 
Matters application(s) submission and shall include (but shall not be restricted to) the 
following information: 

  
 a. details of the methods used to calculate predicted annual energy demand and 

associated carbon emissions; 
 b. measures to reduce impact on climate change (including consideration of heat 

proofing, construction techniques, building fabric, solar gain, natural lighting, shading, 
orientation, water retention, flood mitigation and landscaping). 

 c. details of non fossil fuel/renewable heating solutions 
 d. details of solar PV panels 
  
 The development shall be carried out in accordance with the details approved. 
  
 Reason: In the interests of reducing carbon emissions, having regard to adopted 

policies adopted policy SD3 of the Joint Core Strategy (2017) and guidance set out in 
Cheltenham Climate Change SPD (2022). 

  
 
10 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 be carried out in 
accordance with the approved surface water drainage scheme.  

  
 Reason:  To ensure 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. 

 
11 Prior to the commencement of development, full details for the treatment, routing and 

disposal of foul water (including pollution control and monitoring measures) for the 
development shall be submitted to and approved in writing by the Local Planning 
Authority.  The development shall be carried out strictly in accordance with the 
approved details. 

  
 Reason: To ensure suitable foul 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. 

 
12 No part of the development shall be brought in to use/occupied until a SuDS 

management and maintenance plan for the lifetime of the development has been 
submitted to and approved in writing by the local planning authority.  The SUDS 
Maintenance Plan shall include the arrangements for adoption by any public authority or 
statutory undertaker and any other arrangements to secure the operation of the scheme 
throughout its lifetime.  The approved Plan shall be implemented in full in accordance 
with the agreed terms and conditions.  

  
 Reason: To ensure the continued operation and maintenance of drainage features 

serving the site and avoid flooding, having regard to adopted policy INF2 of the Joint 
Core Strategy (2017). 

 
13 Prior to the commencement of development and as part of the Reserved Matters 

application(s) submitted pursuant to condition 1, plans showing (i) the existing and 
proposed ground levels of the site and existing ground levels of adjacent land, (ii) 
details of the slab levels of the proposed buildings and (iii) ridge heights of the proposed 
buildings and ridge heights of existing buildings on land adjacent to the site (including 
dwellings located opposite the site on Glenfall Way),  shall be submitted to and 
approved in writing by the Local Planning Authority.   The development shall thereafter 
be implemented strictly in accordance with the agreed details. 

  
 Reason: To ensure a satisfactory relationship between the proposed development and 

adjacent buildings and land, having regard to adopted policies D1 and SL1 of the 
Cheltenham Plan (2020) and adopted policies SD4 and SD14 of the Joint Core Strategy 
(2017). Approval is required upfront to allow the impact of the development to be 
accurately assessed. 

 
14 In the event that contamination is found at any time when carrying out the approved 

development that was not previously identified, it must be reported in writing 
immediately to the Local Planning Authority and development shall be halted on that 
part of the site affected by the unexpected contamination. An investigation and risk 
assessment must then be undertaken in accordance with DEFRA and the Environment 
Agency's 'Model Procedures for the Management of Land Contamination, CLR11 and a 
remediation scheme, where necessary, also submitted. Following completion of 
measures identified in the approved remediation scheme, a verification report shall be 
submitted to and approved in writing by the Local Planning Authority before 
development can recommence on the part of the site identified as having unexpected 
contamination.  

  



 Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with adopted policy SD14 of the Joint Core Strategy (2017). 

 
15 The proposed pedestrian footpath link and recreational/open space shall be carried out 

and provided in accordance with the approved reserved matters details pursuant to 
Condition 1.  The new public footpath link and open spaces of the development shall be 
made available for public use prior to first occupation of the dwellings hereby approved. 

  
 Reason:  To ensure that the recreational facilities are provided in a timely manner, 

having regard to adopted policies SL1 and D1 of the Cheltenham Plan, adopted policies 
SD4, SF14 and INF6 of the Joint Core Strategy (2017) and section 12 of the NPPF 
(2024). 

 
16 No dwelling shall be occupied until: 
  
 (i) the carriageway(s) providing access from the public highway (Glenfall Way) to that 

dwelling has been completed to at least binder course level and the footway(s) to 
surface course level and in accordance with the approved plans; and 

 (ii) the car/vehicle parking area, visitor parking and turning space associated with that 
dwelling (including garages and car ports where proposed) have been completed in 
accordance with the approved plans.   

  
 The access, parking (including garages) and turning areas shall thereafter be kept free 

of obstruction and available for the access, parking and turning of vehicles associated 
with the development. 

  
 Reason: To ensure that safe and suitable access is provided and maintained in the 

interests of highway safety, having regard to adopted policy INF1 of the Joint Core 
Strategy (2017), and Section 9 of the National Planning Policy Framework (2024). 

  
 
17 The dwellings hereby approved shall not be occupied until visibility splays are provided 

from a point 0.6m above carriageway level at the centre of the access to the application 
site and 2.4 metres back from the near side edge of the adjoining carriageway, 
(measured perpendicularly), for a distance of 43 metres in each direction, measured 
along the nearside edge of the adjoining carriageway and offset a distance of 0.6 
metres from the edge of the carriageway. These splays shall thereafter be permanently 
kept free of all obstructions to visibility over 0.6m in height above carriageway level. 

  
 Reason: To ensure a safe and suitable access to the development is provided and 

maintained in the interests of highway safety, having regard to adopted policy INF1 of 
the Joint Core Strategy (2017) and section 9 of the NPPF (2024). 

 
18 All proposed dwellings shall be provided with at least one electric vehicle charging 

point. The electric vehicle charging points shall be installed prior to the first occupation 
of the dwelling to which it relates and shall be retained for the lifetime of the 
development unless they need to be replaced in which case the replacement charging 
points shall be of the same specification or a higher specification in terms of charging 
performance. 

  
 Reason:  In the interests of sustainable development and the reduction of carbon 

emissions, having regard to Section 9 of the NPPF (2024) and the Council's Climate 
Change SPD (adopted 2022). 

 



19 Prior to the commencement of development, a Construction Traffic Environmental 
Management Plan (CTEMP) shall be submitted to and approved in writing by the Local 
Planning Authority. The approved CTEMP  shall be adhered to throughout the site 
preparation, demolition and construction periods unless the Local Planning Authority 
gives prior written permission for any variation.  The plans/statements shall include but 
shall not be restricted to:  

  
 - Parking of vehicles of site operatives and visitors (including measures taken to 

ensure satisfactory access and movement for existing occupiers of neighbouring 
properties during construction); 

 - Advisory routes for construction traffic;  
 - Types, size and numbers of construction related vehicles anticipated daily including 

arrangements to receive abnormal loads or unusually large vehicles;  
 - Any temporary access into the site;  
 - Locations for loading/unloading and storage of plant, waste and construction 

materials;  
 - Method of preventing mud and dust being carried onto the highway;  
 - Measures for the control of noise, dust and other air borne pollutants during works 

of demolition and construction; 
 - Wheel washing facilities; 
 - Arrangements for turning vehicles;  
 - Measures for the control of site lighting (required for safe working or for security 

purposes);  
 - Arrangements to receive abnormal loads or unusually large vehicles; and  
 - Methods of communicating the CTEMP to staff, visitors and neighbouring residents 

and businesses.  
  
 No construction works and/or ancillary operations which are audible at the site 

boundary shall be carried out on site outside the following hours:  
        Monday to Friday - 8am to 6pm  
        Saturday - 8am to 1pm  
 There shall be no working on Sundays or Public or Bank Holidays. Deliveries to, and 

removal of plant, equipment, machinery and waste from, the site shall only take place 
within the permitted hours detailed above. 

  
 Reason:  In the interests of highway safety and to safeguard the amenity of occupiers of 

neighbouring properties, having regard to adopted policy SL1 of the Cheltenham Plan 
and adopted policies SD14 and INF1 of the Joint Core Strategy (2017).  Approval is 
required upfront because without proper mitigation the works could have an 
unacceptable highway impact during construction. 

  
 
20 No piling activities shall be carried out at this site until a full pile method statement has 

been submitted to and approved in writing by the Local Planning Authority. The method 
statement must assess and include full details of the noise and vibration impact from 
the piling operations on the nearest residential property, dates and times of piling and 
details of monitoring measures.  All piling activities shall be carried out in accordance 
with the approved details. 

  
 Reason: To safeguard the amenity of adjacent properties and the general locality, 

having regard to adopted policy SL1 of the Cheltenham Plan (2020) and adopted policy 
SD14 of the Joint Core Strategy (2017). 

 
21 As part of the first Reserved Matters application(s) submitted pursuant to condition 1 

and prior to the commencement of development, an updated ecological survey, carried 
out by a suitably qualified ecological consultant, shall be submitted to and approved in 
writing by the local planning authority.  The Survey Report shall include updated 



protected species surveys, including a badger survey.  The development shall be 
carried out in accordance with any approved mitigation and enhancement measures 
and/or licensing requirements following the updated surveys. 

  
 Reason:  To safeguard important ecological species and to ensure the development 

contributes to the conservation and enhancement of biodiversity within the site and the 
wider area during the construction and operational phases of the development, having 
regard to adopted policy SD9 of the Joint Core Strategy (2017). 

 
22 Prior to the commencement of the development hereby approved, an Ecological 

Mitigation & Enhancement Strategy (EMES) shall be submitted to and approved in 
writing by the local planning authority. The EMES shall include details of the provision 
of sparrow terraces and bat boxes. The location, specification, height and orientation of 
these features shall be shown on a site plan.  

                                                                      
 The development hereby approved shall be carried out at all times (including during all 

ground and vegetation clearance works) in accordance with the approved EMES. 
  
 Any modifications to the approved EMES, for example as a result of requirements of a 

protected species license, must be submitted to and agreed in writing by the Local 
Planning Authority and prior to the implementation of any modifications.   

  
 Reason:  To safeguard important ecological species and to ensure the development 

contributes to the conservation and enhancement of biodiversity within the site and the 
wider area during the construction and operational phases of the development, having 
regard to adopted policy SD9 of the Joint Core Strategy (2017).  

 
23 The first Reserved Matters application(s) submitted pursuant to condition 1 shall include 

full details of a hard and soft landscaping and a boundary treatment scheme for the 
proposed development. The scheme shall include (but shall not be limited to) the 
following: 

  
 1. A written specification of all tree, shrub, hedgerow and other planting categories; 

describing the location, species, sizes, spacing, densities, planting numbers and tree pit 
details; 

 2.  Details of all retained trees, hedgerow and other ecological features; 
 3.  Details of hard surfacing materials; 
 4.  Details of the phasing of implementation of all proposed hard and soft landscaping; 
 5.  Details of any proposed aquatic planting for any SuDS features proposed; 
 6.  Details of hard and soft boundary treatments (including details of materials and 

elevation drawings where relevant and details of residential plot boundary treatment); 
 7.  Details of biodiversity net gain (BNG), in accordance with Defra's Biodiversity Metric 

4.0 and the submitted Biodiversity Gain Plan; 
 8.  A detailed Landscape and Tree Management and Maintenance Scheme (LTMMS) 

(for the short, medium and long term - 5, 10 and 30 years), based on the principles set 
out in the approved Biodiversity Gain Plan and Biodiversity Management and 
Monitoring Methodology. 

  
 All hard and soft landscaping and boundary treatments shall be implemented and 

maintained in accordance with the details approved in writing by the local planning 
authority (including the approved Biodiversity Gain Plan), and in accordance with a 
timetable to be agreed with the local planning authority. Any trees, hedgerows or other 
plants which, within a period of 10 years from the date that they were planted, die, are 
removed or become seriously damaged or diseased, shall be replaced in the next 
planting season (October to March) with others of the same size or species unless 
otherwise first agreed in writing by the local planning authority. Any pruning works shall 



be carried out in accordance with BS 3998:2010 (or any standard that reproduces or 
replaces this standard). 

  
 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). 

 
24 The development shall not commence until a Habitat Management and Monitoring Plan 

(the HMMP), prepared in accordance with the approved Biodiversity Gain Plan, has 
been submitted to, and approved in writing by, the local planning authority. The HMMP 
shall include: 

 (a) a non-technical summary; 
 (b) the roles and responsibilities of the people or organisation(s) delivering the [HMMP]; 
 (c) the planned habitat creation and enhancement works to create or improve habitat to 

achieve the biodiversity net gain in accordance with the approved Biodiversity Gain 
Plan; 

 (d) the management measures to maintain habitat in accordance with the approved 
Biodiversity Gain Plan for a period of 30 years from the completion of development; and 

 (e) the monitoring methodology and frequency in respect of the created or enhanced 
habitat to be submitted to the local planning authority, 

  
 Notice in writing shall be given to the Council when the: 
 (f) [HMMP] has been implemented; and 
 (g) habitat creation and enhancement works as set out in the [HMMP] have been 

completed.  
  
 No part of the development shall be occupied until: 
 (h) the habitat creation and enhancement works set out in the approved [HMMP] have 

been completed; and 
 (i) a completion report, evidencing the completed habitat enhancements, has been 

submitted to, and approved in writing by the Local Planning Authority. 
  
 The created and/or enhanced habitat specified in the approved [HMMP] shall be 

managed and maintained in accordance with the approved [HMMP]. 
  
 Monitoring reports shall be submitted to local planning authority in writing in accordance 

with the methodology and frequency specified in the approved [HMMP]. 
  
 Reason: To ensure the development delivers a biodiversity net gain on site in 

accordance with Schedule 7A of the Town and Country Planning Act 1990. 
 
25 Prior to the commencement of development (excluding site clearance and utilities 

works), full details of the external lighting scheme, shall be submitted to and approved 
in writing by the local planning authority. The details shall include but shall not be 
limited to the following: 

  
 a. the position, height and type of all external lighting (including any security lighting and 

other lighting fixed externally to buildings); 
 b. the intensity of lighting and spread of light as a lux contour plan (including horizontal 

and vertical components); 
 c. lighting calculations and assessment; 
 d. measures to minimise light spill/pollution; 
 e. measures to minimise the effects of lighting on protected wildlife species (notably 

bats); 
 f. the periods of day and night (throughout the year) when such lighting will be used and 

controlled for construction and operational needs. 
  



 The external lighting scheme shall include a lux level contour plan, and shall seek to 
ensure no light spill outside of the site boundaries or on to habitat suitable for nocturnal 
protected species. The lux contour plan shall show lux levels at frequent intervals (lux 
levels at 0, 0.2, 0.5, 1, 1.5, 2, 3, 4, 5 lux and higher are particularly useful) and extend 
outwards to additional levels (above the pre-existing background light level) of zero lux. 
The lux contour levels shall be superimposed on a site plan which includes all land that 
is affected by raised light levels (including potentially land outside the red line planning 
application area) and shall reflect the use of any proposed mitigation, e.g visors.  

  
 The development hereby approved shall be carried out at all times in accordance with 

the approved details. 
  
 Reason:  To safeguard the amenities of neighbouring land users and the character of 

the area; having regard to adopted policies D1 and SL1 of the Cheltenham Plan (2020) 
and adopted policies SD4, SD7 and SD14 of the Joint Core Strategy (2017).  To 
safeguard important ecological species and to ensure the development contributes to 
the conservation and enhancement of biodiversity within the site and the wider area 
during the construction and operational phases of the development; having regard to 
adopted policy SD9 of the Joint Core Strategy (2017) and the requirements of the 1981 
Wildlife & Countryside Act (as amended). 

 
26 Prior to the commencement of development (excluding site clearance), details of the 

type/model, location and predicted noise levels of any proposed air source heat pumps 
(ASHPs), ground source heat pumps (GSHPs) or any alternative proposed non fossil 
fuel heating system, shall be submitted to and approved in writing by the local Planning 
authority.  The ASHPs/GSHPs or alternative proposed non fossil fuel heating system 
shall be installed prior to first occupation of each dwelling hereby approved and in 
accordance with the details approved.  The ASHPs/GSHPs/alternative proposed non 
fossil fuel heating system shall be retained as such thereafter unless otherwise first 
agreed in writing by the Local Planning Authority. 

  
 Reason: To safeguard the amenities of future occupiers and neighbouring properties 

and to reduce carbon emissions, having regard to adopted policies D1 and SL1 of the 
Cheltenham Plan (2020), adopted policies SD3, SD4 and SD14 of the Joint Core 
Strategy (2017) and guidance set out in Cheltenham Climate Change SPD. 

 
27 No building hereby permitted shall be connected to mains gas supplies for the purposes 

of hot water or space heating.  
  
 Reason: To ensure that the development contributes towards the mitigation of Climate 

Change, having regard to Strategic Objective 6, policies SD3 and INF5 of the Joint 
Core Strategy (2017) and the guidance set out in Cheltenham Climate SPD (adopted 
2022). 

 
28 Prior to the commencement of development (including site clearance works), and 

included as part of the first Reserved Matters application(s) pursuant to Condition 1, a 
Tree Protection Plan (TPP) to BS5837:2012 (or any standard that reproduces or 
replaces this standard) shall be submitted to and approved in writing by the Local 
Planning Authority. The TPP shall include the methods of tree and/or hedge protection, 
the position and specifications for the erection of tree protective fencing, and a 
programme for its implementation. The works shall not be carried out unless in 
accordance with the approved details, and the protective measures specified within the 
TPP shall remain in place until the completion of the construction process. 

  
 Reason: To safeguard the existing tree(s) in the interests of visual amenity, having 

regard to adopted policies GI2 and GI3 of the Cheltenham Plan (2020). Approval is 
required upfront to ensure that important trees are not permanently damaged or lost. 



 
29 Prior to the commencement of development (including site clearance works), and 

included as part of the first Reserved Matters application(s) pursuant to condition 1, full 
details of the proposed tree and hedgerow works (both on and off-site), no-dig method 
for works within the tree Root Protection Area(s), and footpath construction and hard 
surfacing materials within the Root Protection Area(s) of retained trees/shrubs, shall be 
submitted to and approved in writing by the local planning authority.  The details shall 
be submitted in the form of an Arboricultural Method Statement.  The development shall 
be implemented strictly in accordance with the approved details. 

  
 All paths, parking areas and other forms of hard landscaping that fall within the tree 

Root Protection Area(s) shall be constructed using a no-dig method.   
  
 Reason:  To safeguard the existing tree(s) in the interests of visual amenity, having 

regard to adopted policies GI2 and GI3 of the Cheltenham Plan (2020). Approval is 
required upfront to ensure that important trees are not permanently damaged or lost. 

 
30 Unless otherwise agreed in writing by the local planning authority, all clearance of 

hedgerow vegetation shall be carried out outside the bird breeding season (i.e. outside 
March to August inclusive).  

  
 Clearance of the grassland area within the application site needs to adopt a 

precautionary approach to minimise the risk of any reptiles being harmed, particularly 
during the summer active period for reptiles (i.e. April to September inclusive). Any 
trenches left open overnight shall be covered or have a ramp installed within the trench 
(at no more than 45 degree angle), as an escape route for any animals which fall in.  
Trenches shall be checked before backfilling, materials stored on pallets, and waste 
materials in skips and not on the ground. 

  
 Reason: To safeguard important ecological species and to ensure the development 

contributes to the conservation and enhancement of biodiversity within the site and the 
wider area during the construction and operational phases of the development, having 
regard to adopted policy SD9 of the Joint Core Strategy (2017). 

 
31     Notwithstanding The Town and Country Planning (Use Classes) Order 1987 and The 

Town and Country Planning (General Permitted Development) (England) Order 2015 
(or any order revoking and/or re-enacting those orders with or without modification), the 
development shall not be used other than for the construction of self-/custom build 
dwellings as defined under the Self-build and Custom Housebuilding Act 2015 (as 
amended by the Housing and Planning Act 2016) and shall not be used for any other 
purpose without express planning permission.  

 
           Reason:  To ensure there are enough serviced plots of land to meet the demand for 

self-build and custom housebuilding in the Borough, having regard to the self-build 
register and the provisions of the Joint Core Strategy (2017). 

 
32      Notwithstanding the provisions of The Town and Country Planning (General Permitted 

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

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

the amenities of the area, having regard to adopted policies D1 and SL1 of the 
Cheltenham Plan (2020) and adopted policies SD4, SD6, SD7 and SD14 of the Joint 
Core Strategy (2017). 

 



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

Management Procedure) (England) Order 2015 and the provisions of the NPPF, the 
Local Planning Authority adopts a positive and proactive approach to dealing with 
planning applications and where possible, will seek solutions to any problems that arise 
when dealing with a planning application with the aim of fostering the delivery of 
sustainable development.  

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

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

  
 In this instance, the authority sought revisions to the layout and additional information in 

the interests of the protection and conservation of the Cotswold National Landscape 
and amenities of the local area. 

  
 Following these negotiations, the application now constitutes sustainable development 

and has therefore been approved in a timely manner. 
 
 2 In accordance with Section 163 of the Highways Act 1980, drainage arrangements shall 

be provided to ensure that surface water from the driveways and/or vehicular turning 
areas do not discharge onto the public highway. No drainage or effluent from the 
proposed development shall be allowed to discharge into any highway drain or over any 
part of the public highway. 

 
 3 The nearby public right of way (PROW ZCK/24) should not be obstructed by vehicles, 

building materials or construction work at any time during the construction phase of the 
development.  If a temporary closure or permanent diversion of the PROW is required, 
the applicant/developer must contact the County Council PROW team at the earliest 
opportunity. 

  
 Please note: 
  
 1) No change to the surface of the public right of way can be approved without 

consultation with the County Council and there must be no interference with the public 
right of way, either during development or once it has been completed, unless: -  

  
 a) The development will temporarily affect the public right of way; then the 

applicant/developer must apply and pay for a temporary closure of the route to GCC 
Public Rights of Way (preferably providing a suitable alternative route); if any utilities 
are going to cross or run along a PROW then a section 50 licence needs be sought and 
granted - via GCC Streetworks department. Information regarding section 50 Licences 
and an application form can be found at: 
https://www.gloucestershire.gov.uk/highways/highways-licences-permits-and-
permissions/ 

  
 b) If the development will permanently affect any public right of way, then the 

applicant/developer must apply for a diversion of the route through the Local Planning 
Authority, under the Town and Country Planning Act 1990, as part of the planning 
application process. Absolutely no development should take place affecting the route of 
the path prior to the confirmation of a TCPA path diversion order through the Local 
Planning Authority. The area Public Right of Way Officer should be consulted as part of 
this process. 

  



 2) Additionally:- 
  
 a) There must be no encroachment on the width of the public right of way.  
  
 b) No building materials may be stored on the public right of way.  
  
 c) Vehicle movements during construction should not unreasonably interfere with the 

use of the public right of way by walkers, etc., and the developer or applicant is 
responsible for safeguarding the public use of the way at all times. 

  
 d) No additional temporary or permanent barriers (e.g. gates, stiles, wildlife fencing) 

may be placed across the public right of way and no additional gradients or structures 
(e.g. steps or bridges) are to be introduced on any existing or proposed public rights of 
way without the consent of the county council. 

  
  
  
 
 4 There is a low risk that great crested newts (GCN) may be present at the application 

site. However, the application site lies within either a red or an amber impact zone as 
per the modelled district licence map, which indicates that there is highly suitable 
habitat for GCN within the area surrounding the application site. Therefore, anyone 
undertaking this development should be aware that GCN and their resting places are 
protected at all times by The Conservation of Habitats and Species Regulations 2017 
(as amended) and the Wildlife and Countryside Act 1981 (as amended). Planning 
permission for development does not provide a defence against prosecution under this 
legislation or substitute the need to obtain a protected species licence if an offence is 
likely. If a GCN is discovered during site preparation, enabling or construction phases, 
then all works must stop until the advice of a professional/suitably qualified ecologist 
and Natural England is obtained, including the need for a licence. 

   
 The following recommendations are provided to further reduce the likelihood of impacts 

on this species: 
 o Any trenches left overnight should be covered or provided with ramps to prevent 

GCN from becoming trapped. 
 o Any building materials such as bricks, stone etc. should be stored on pallets to 

discourage GCN from using them as shelter. 
 o Any demolition materials should be stored in skips or similar containers rather than 

in piles on ground. 
 
 5 The development hereby approved includes the carrying out of work on the adopted 

highway. The applicant/developer is advised that before undertaking work on the 
adopted highway they must enter into a highway agreement under Section 278 of the 
Highways Act 1980 with the County Council, which would specify the works and the 
terms and conditions under which they are to be carried out. 

  
 Contact the Highway Authority's Legal Agreements Development Management Team at 

highwaylegalagreements@gloucestershire.gov.uk allowing sufficient time for the 
preparation and signing of the Agreement. The applicant/developer will be required to 
pay fees to cover the Council's costs in undertaking the following actions: 

  
 Drafting the Agreement 
 A Monitoring Fee 
 Approving the highway details 
 Inspecting the highway works 
  



 Planning permission is not permission to work in the highway. A Highway Agreement 
under Section 278 of the Highways Act 1980 must be completed, the bond secured and 
the Highway Authority's technical approval and inspection fees paid before any 
drawings will be considered and approved. 

 
 6 This planning permission is subject to a Section 106 legal agreements which provide (in 

summary) for the following: 
  
 - Green Infrastructure/public footpath/amenity space provision and their future 

management and maintenance 
 - Beechwoods SAC Mitigation 
 - Statutory minimum 10% Biodiversity Net Gain 
           - Self-/custom build dwellings 
  
 The planning permission should be read in conjunction with the s106 legal agreements. 
 
 7 The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 

is that planning permission granted for the development of land in England is deemed 
to have been granted subject to the condition "(the biodiversity gain condition") that 
development may not begin unless: 

 (a) a Biodiversity Gain Plan has been submitted to the planning authority, and 
 (b) the planning authority has approved the plan. 
  
 The planning authority, for the purposes of determining whether to approve a 

Biodiversity Gain Plan if one is required in respect of this permission would be 
Cheltenham Borough Council. 

  
 There are statutory exemptions and transitional arrangements which mean that the 

biodiversity gain condition does not always apply. These are listed below. 
  
 Based on the information available this permission is considered to be one which will 

require the approval of a biodiversity gain plan before development is begun because 
none of the statutory exemptions or transitional arrangements listed below are 
considered to apply. 

  
 In summary: Biodiversity gain plans are required to be submitted to, and approved by, 

the planning authority before development may be begun (the overall plan). 
  
 Statutory exemptions and transitional arrangements in respect of the biodiversity gain 

condition. 
 1. The application for planning permission was made before 12 February 2024. 
 2. The planning permission relates to development to which section 73A of the Town 

and Country Planning Act 1990 (planning permission for development already carried 
out) applies. 

 3. The planning permission was granted on an application made under section 73 of the 
Town and Country Planning Act 1990 and 

 (i)the original planning permission to which the section 73 planning permission relates* 
was granted before 12 February 2024; or 

 (ii)the application for the original planning permission* to which the section 73 planning 
permission relates was made before 12 February 2024. 

 4. The permission which has been granted is for development which is exempt being: 
4.1 Development which is not 'major development' (within the meaning of article 2(1) of 
the Town and Country Planning (Development Management Procedure) (England) 
Order 2015) where: 

 i) the application for planning permission was made before 2 April 2024; 
 ii) planning permission is granted which has effect before 2 April 2024; or 



 iii) planning permission is granted on an application made under section 73 of the Town 
and Country Planning Act 1990 where the original permission to which the section 73 
permission relates* was exempt by virtue of (i) or (ii). 

 4.2 Development below the de minimis threshold, meaning development which: 
 i) does not impact an onsite priority habitat (a habitat specified in a list published under 

section 41 of the Natural Environment and Rural Communities Act 2006); and 
 ii) impacts less than 25 square metres of onsite habitat that has biodiversity value 

greater than zero and less than 5 metres in length of onsite linear habitat (as defined in 
the statutory metric). 

 4.3 Development which is subject of a householder application within the meaning of 
article 2(1) of the Town and Country Planning (Development Management Procedure) 
(England) Order 2015. A "householder application" means an application for planning 
permission for development for an existing dwellinghouse, or development within the 
curtilage of such a dwellinghouse for any purpose incidental to the enjoyment of the 
dwellinghouse which is not an application for change of use or an application to change 
the number of dwellings in a building. 

 4.4 Development of a biodiversity gain site, meaning development which is undertaken 
solely or mainly for the purpose of fulfilling, in whole or in part, the Biodiversity Gain 
Planning condition which applies in relation to another development, (no account is to 
be taken of any facility for the public to access or to use the site for educational or 
recreational purposes, if that access or use is permitted without the payment of a fee). 

 4.5 Self and Custom Build Development, meaning development which: 
 i) consists of no more than 9 dwellings; 
 ii) is carried out on a site which has an area no larger than 0.5 hectares; and 
 iii) consists exclusively of dwellings which are self-build or custom housebuilding (as 

defined in section 1(A1) of the Self-build and Custom Housebuilding Act 2015). 
 4.5 Development forming part of, or ancillary to, the high speed railway transport 

network (High Speed 2) comprising connections between all or any of the places or 
parts of the transport network specified in section 1(2) of the High Speed Rail 
(Preparation) Act 2013. 

 * "original planning permission means the permission to which the section 73 planning 
permission relates" means a planning permission which is the first in a sequence of two 
or more planning permissions, where the second and any subsequent planning 
permissions are section 73 planning permissions. 

  
 Irreplaceable habitat 
  
 If the onsite habitat includes irreplaceable habitat (within the meaning of the Biodiversity 

Gain Requirements (Irreplaceable Habitat) Regulations 2024) there are additional 
requirements for the content and approval of Biodiversity Gain Plans. 

  
 The Biodiversity Gain Plan must include, in addition to information about steps taken or 

to be taken to minimise any adverse effect of the development on the habitat, 
information on arrangements for compensation for any impact the development has on 
the biodiversity of the irreplaceable habitat. 

  
 The planning authority can only approve a Biodiversity Gain Plan if satisfied that the 

adverse effect of the development on the biodiversity of the irreplaceable habitat is 
minimised and appropriate arrangements have been made for the purpose of 
compensating for any impact which do not include the use of biodiversity credits. 

  
 The effect of section 73D of the Town and Country Planning Act 1990 
  
 If planning permission is granted on an application made under section 73 of the Town 

and Country Planning Act 1990 (application to develop land without compliance with 
conditions previously attached) and a Biodiversity Gain Plan was approved in relation to 
the previous planning permission ("the earlier Biodiversity Gain Plan") there are 



circumstances when the earlier Biodiversity Gain Plan is regarded as approved for the 
purpose of discharging the biodiversity gain condition subject to which the section 73 
planning permission is granted. 

  
 Those circumstances are that the conditions subject to which the section 73 permission 

is granted: 
 i) do not affect the post-development value of the onsite habitat as specified in the 

earlier Biodiversity Gain Plan, and 
 ii) in the case of planning permission for a development where all or any part of the 

onsite habitat is irreplaceable habitat the conditions do not change the effect of the 
development on the biodiversity of that onsite habitat (including any arrangements 
made to compensate for any such effect) as specified in the earlier Biodiversity Gain 
Plan. 

 
   
 

 



Consultations Appendix 
 

Gloucestershire Centre For Environmental Records 
10th June 2025 - Report in documents tab. 
 
Architects Panel 
11th August 2025 -  
 
Design Concept 
The panel had no objection to the principle of this development proposal and had offered 
design guidance for the previous design in 2017 (refused application 16/01789/FUL) which 
has been taken into consideration in this new scheme. Many of the previous concerns over 
the site layout, visual impact, scale and character of the architecture have been addressed.  
 
The panel felt this was a well considered comprehensive scheme that should really be 
submitted as a Full Application. In any event the panel reviewed it as such given the detailed 
information submitted. A scheme on this sensitive site should not be assessed as an Outline 
application. 
 
Detail Design 
The site layout generally works well, limiting development to just the north west corner of the 
site retaining important public views to open landscape and the escarpment beyond. There 
are clearly public benefits in providing new permissive footpaths through the site which will 
connect to existing public rights of way to the south. The wild meadow landscape 
enhancements is a great opportunity for Biodiversity Net Gain. The house designs are of a 
scale and character that is entirely appropriate for this edge of town and it is important that, if 
built out as separate self-build dwellings, the building aesthetic is strictly controlled by a 
comprehensive design guide for all four plots. 
 
Recommendation 
 
Supported but recommend the application should be resubmitted as a Full Application 
 
Nature Space Partnership - District Licencing/Great Created Newts 
20th June 2025 –  
I have reviewed the ccc application in regard to impact to great crested newts. I have no 
objection to the application but recommend the following informative as the site lies within 
and amber impact risk zone.  
  
There is a low risk that great crested newts (GCN) may be present at the application site. 
However, the application site lies within either a red or an amber impact zone as per the 
modelled district licence map, which indicates that there is highly suitable habitat for GCN 
within the area surrounding the application site. Therefore, anyone undertaking this 
development should be aware that GCN and their resting places are protected at all times by 
The Conservation of Habitats and Species Regulations 2017 (as amended) and the Wildlife 
and Countryside Act 1981 (as amended). Planning permission for development does not 
provide a defence against prosecution under this legislation or substitute the need to obtain a 
protected species licence if an offence is likely. If a GCN is discovered during site 
preparation, enabling or construction phases, then all works must stop until the advice of a 
professional/suitably qualified ecologist and Natural England is obtained, including the need 
for a licence. 
  
The following recommendations are provided to further reduce the likelihood of impacts on 
this species: 
 o Any trenches left overnight should be covered or provided with ramps to prevent 
GCN from becoming trapped. 



 o Any building materials such as bricks, stone etc. should be stored on pallets to 
discourage GCN from using them as shelter. 
 o Any demolition materials should be stored in skips or similar containers rather than 
in piles on ground.  
  
 
Drainage and Flooding 
23rd June 2025 –  
The flood risk assessment and drainage strategy is adequate for outline planning permission. 
As the application has identified further testing and modifications are required to finalise the 
design, a SUDS condition is requested if planning permission is granted so the later design 
can be reviewed and approved. The drainage scheme will need to show the exceedance flow 
routes manage risk to people and property appropriately and the drainage scheme should 
take into consideration any existing runoff entering the site on the northern boundary. Default 
values of CV have been used in the Microdrainage modelling and these values should be set 
closer to 1 if it is only impermeable areas being drained, or values appropriately justified.  
   
If planning permission is granted, please request the following condition: 
 
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. 

  
 
GCC Highways Planning Liaison Officer 
30th June 2025 - Gloucestershire County Council, the Highway Authority acting in its role as 
Statutory 
  
Consultee has undertaken a full assessment of this planning application. Based on the 
appraisal of the development proposals the Highways Development Management Manager 
on behalf of the County Council, under Article 18 of the Town and Country Planning 
(Development Management Procedure)(England) Order, 2015 has no objection subject to 
conditions. 

 
         The justification for this decision is provided below. 

 
No objections are raised to this residential development. The site is in a very sustainable 
location close to schools and bus stops. The existing access is acceptable, however, there 
appears to be some encroachment of shrubs and trees extending into the visibility splays, 
therefore I shall be recommending a condition to remedy this.  The development includes 
garages, which can offer storage facilities for bicycles.  
 
The Highway Authority has undertaken a robust assessment of the planning application. 
Based on the analysis of the information submitted the Highway Authority concludes that 
there would not be an unacceptable impact on Highway Safety or a severe impact on 
congestion. There are no justifiable grounds on which an objection could be maintained. 
  
Conditions 
 



Conformity with Submitted Details (Multiple Buildings) 
  
The Development hereby approved shall not be occupied until the access, parking and 
turning facilities that that individual building to the nearest public highway has been provided 
as shown on drawing 24.25.002.PL.005 C. 
  
Reason: To ensure conformity with submitted details. 
  
Provision of Vehicular Visibility Splays 
  
The development hereby approved shall not be occupied until visibility splays are provided 
from a point 0.6m above carriageway level at the centre of the access to the application site 
and 2.4 metres back from the near side edge of the adjoining carriageway, (measured 
perpendicularly), for a distance of 43 metres in each direction measured along the nearside 
edge of the adjoining carriageway and offset a distance of 0.6 metres from the edge of the 
carriageway. These splays shall thereafter be permanently kept free of all obstructions to 
visibility over 0.6m in height above carriageway level. 
  
Reason: In the interests of highway safety. 
  
Informatives 
  
No Drainage to Discharge to Highway 
  
In accordance with Section 163 of the Highways Act 1980 drainage arrangements shall be 
provided to ensure that surface water from the driveway and/or vehicular turning area does 
not discharge onto the public highway. No drainage or effluent from the proposed 
development shall be allowed to discharge into any highway drain or over any part of the 
public highway. 
  
Tree Officer 
24th June 2025 –  
The arb report proposes mitigation methods to protect retains trees from the proposal (no-dig 
driveway adjacent to T438 and ground protection adjacent to T437 and T522). It would be 
preferable to move Plot 1 to be outside of the sphere of influence of the retained trees. 
  
In broad terms, the arb report is thorough and well considered and the scheme is likely to 
have limited impact on trees aside from the likely conflict in the longer term arising from plots 
being close to retained trees. 
  
Building Control 
9th June 2025 - This application will require Building Regulations approval. Please contact 
Cheltenham and Tewkesbury Building Control on 01242 264321 for further information. 
  
Parish Council 
24th June 2025 - Objection: 
  
The Committee objects to the application on the following grounds: 
  
As with previous applications for the land, this proposal extends the relatively densely 
developed area of the urban mass of Charlton Kings into the National Landscape towards 
the much less densely developed area of Ham.  
  
It fails to conserve or enhance the National Landscape and is therefore unacceptable. 
  
Should the Case Officer's recommendation be to permit, the Committee requests that it is 
determined by the CBC Planning Committee. 



Parish Council 2 
10th November 2025- 
 
The Committee has previously objected to applications to develop this plot of land, placing 
great weight on conserving or enhancing the National Landscape. 
 
The Committee notes the Landscape Architect’s Response, with the assessment that the 
long-term harm to the National Landscape would be Minor, Adverse and Permanent. 
Balanced against this level of harm is the protection of the remainder of the site from 
development, the improvement in public access to the National Landscape and the provision 
of additional dwellings. 
 
Public footpath ZCK24 runs along the north-eastern edge of the site and walkers have to 
share it with commercial vehicle traffic. The proposed path through the site reconnects to this 
same shared track, on the north-eastern edge of the site. If, instead, the proposed path 
continued through the site to the south eastern boundary, and meet ZCK24 at the kissing 
gate, then walkers would be kept separated from the commercial vehicle traffic. 
 
While any proposed development in the National Landscape needs to be assessed very 
critically, the Committee considers that a) if the legal protection the remainder of the site can 
be “watertight” and b), the improvements to access to the surrounding countryside can be 
enhanced as described above (with walkers being able to avoid the section of ZCK24 that is 
shared with commercial vehicles), then the benefits of the application do, on balance, out 
way the harms to the National Landscape, as assessed in the Landscape Architect’s 
Response. Accordingly, the Committee does not object to this application. 
 
County Archaeology 
19th June 2025 - 
  
I advise that I have checked the proposed development site against the County Historic 
Environment Record, and the application site was previously subject to archaeological 
evaluation in relation to application 07/01580/OUT, with negative results. 
  
In my view there is a low risk that archaeological remains will be adversely affected by this 
development proposal. Therefore, I recommend that no archaeological investigation or 
recording need be undertaken in connection with this scheme. 
  
  
Severn Trent Water Ltd 
13th August 2025 –  
Our Ref: P-250617-46684 
  
Re Application: 25/00650/OUT 
  
Re Site: Land On The South Side Of Glenfall Way Charlton Kings 
  
With reference to the above planning application the Company's observations regarding 
sewerage are as follows. 
 
Severn Trent requests that any approval be conditioned as follows: 
 o The development hereby permitted should not commence until drainage plans for 
the disposal of foul and surface water flows have been submitted to and approved by the 
Local Planning Authority, and 
 o The scheme shall be implemented in accordance with the approved details before 
the development is first brought into use. 
 o Planning Practice Guidance and section H of the Building Regulations 2010 detail 
surface water disposal hierarchy. The disposal of surface water by means of soakaways 



should be considered as the primary method. If this is not practical and there is no 
watercourse available as an alternative, other sustainable methods should also be explored. 
If these are found unsuitable satisfactory evidence will need to be submitted before a 
discharge to the public sewerage system is considered. No surface water to enter the foul or 
combined water systems by any means. 
  
Reason 
  
To ensure that the development is provided with a satisfactory means of drainage as well as 
reduce the risk of creating or exacerbating a flooding problem and to minimise the risk of 
pollution. 
  
IMPORTANT NOTE: With regard to network capacity, this response only relates to the public 
waste water network and does not include representation from other areas of Severn Trent 
Water, such as the provision of water supply or the protection of drinking water quality. 
  
Please note for the use or reuse of sewer connections either direct or indirect to the public 
sewerage system the applicant will be required to make a formal application to the Company 
under Section 106 of the Water Industry Act 1991. They may obtain copies of our current 
guidance notes and application form from either our website (www.stwater.co.uk) or by 
contacting our Developer Services Team (Tel: 0800 707 6600).  
  
Suggested Informative - affected sewers and water mains 
Before undertaking any work on site, all applicants must determine if Severn Trent has any 
assets in the vicinity of the proposed works. This can be done by accessing our records at 
www.digdat.co.uk  
  
Severn Trent Water advise that even if our statutory records do not show any public sewers 
within the area you have specified, there may be sewers that have been recently adopted 
under The Transfer of Sewer Regulations 2011.  
  
Public sewers and Water mains have statutory protection and may not be built close to, or 
diverted without consent, consequently you must contact Severn Trent Water to discuss your 
proposals. Severn Trent will seek to assist you obtaining a solution which protects both the 
public sewer and the proposed building. 
  
Ecologist 1 
11th June 2025 –  
25/00650/OUT Land on The South Side of Glenfall Way Outline application for the erection 
of 4 no. self-/custom-build dwellings (Class C3). Access to be determined in detail. All other 
matters reserved. 
  
BNG comments 11th June 2025 
  
The applicant has submitted a Design Stage BNG Report and a completed Statutory 
Biodiversity Metric (Collins Environmental Consultancy, November 2024). The metric 
currently calculates a 14.97% net gain in area habitat units and a 16.15% net gain in 
hedgerow habitat units. This calculation is not supported primarily because 1.17ha of 
Lowland Meadow habitat in 'Good' condition is proposed on the site, and this is not a realistic 
habitat proposal for this site. The habitat will be accessible for public access if the grassland 
area is considered Public Open Space, and successful intensive management of the habitat 
over 30-years will likely be hindered by this. Other Neutral Grassland proposals on housing 
sites have so far only been accepted by CBC if their proposed condition is 'Moderate' or 
'Poor' because the establishment of this habitat in better condition cannot be justified. If the 
applicant is proposing to safeguard the area from public access, or there are other 
ecologically sound justifications for proposing Lowland Meadow in 'Good' condition this must 
be provided, otherwise the BNG metric must be amended accordingly. 



  
Ecologist 2  
6th November 2025- 
Further to previous comments from the ecology consultee dated 11th June 2025, we have 
now reviewed the Preliminary Ecological Appraisal and Ecological Impact Assessment 
(Collins Environmental Consultancy Ltd, Nov 2024), Confidential Appendix IV (Collins 
Environmental Consultancy Ltd), Biodiversity Metric (David Wells, June 2025) and a letter 
from GNCF dated 24th June 2025, and our response with regards to ecology is provided 
below. 
 
The site was initially surveyed in April and May 2024, with an update visit in November 2024. 
The site comprises other neutral grassland with an area of mixed plantation woodland. 
Native hedgerows, fences and non-native hedgerows are present around the boundaries. 
Offsite priority habitat deciduous woodland is adjacent to the south-eastern boundary of the 
site. 
 
None of the trees on-site were found to have potential bat roosting features. Bat activity 
surveys have previously been carried out on the site, and lesser horseshoe and a Myotis 
species were recorded on-site. A sensitive lighting scheme has been recommended. 
The hedgerows have some suitability for hazel dormouse, but they are considered likely 
absent due to the distance of the site from the nearest woodland and the lack of nearby 
records. 
 
The habitats on-site are considered suitable for nesting and foraging birds. 
 
The site lies within an amber/ green risk zone for great crested newts. There are no ponds 
within 250m and the closest pond is 315m to the north east in a garden. Great crested newts 
are considered likely absent. 
 
The habitats on-site are considered suitable for reptiles, particularly the tussocky grassland 
sward. A phased approach to habitat clearance has been recommended, along with timing 
restrictions for the works on-site. 
 
An active main badger sett with three well-used, two partially-used and three disused 
entrances is present midway along the south-western site boundary. The sett is partially 
within the adjacent property, beneath an outbuilding. Several badger pathways and latrines 
were recorded on and offsite. 
 
The sett will be impacted by the proposed development, and it is proposed that the sett is 
either temporarily or permanently closed under licence and an artificial sett created in the 
south east of the site. Exclusion of badgers from the sett will require the cooperation of the 
adjoining landowner, and confirmation is required that this will be forthcoming should 
planning permission be granted. Update monitoring surveys of the badger sett would be 
required to inform a reserved matters application and licence application. 
 
Recommended ecological enhancements include integrated sparrow terraces and bat boxes. 
The Biodiversity Metric (Version 2 dated 18th June 2025) has been updated. Proposed 
habitats include developed land, vegetated garden, SUDS (moderate condition) and mixed 
scrub. It is proposed that 1.17ha of other neutral grassland (moderate condition) will be 
enhanced to lowland meadow (moderate condition), and the existing woodland will be 
enhanced from poor to moderate condition. As stated previously, it is not considered realistic 
to target lowland meadow habitat in areas that will be accessible to the public such as this. 
The success of the habitat creation would depend greatly on the soil conditions, proposed 
method of establishment and long-term management. It is recommended that the proposed 
lowland meadow is amended to other neutral grassland. Otherwise, the results of soil testing 
and a draft Habitat Management and Monitoring Plan will be required prior to determination, 
to ensure the proposals are achievable. 



 
A section of non-native hedgerow would be removed. Retained hedgerows would be 
enhanced to increase their species diversity, and a new species-rich hedgerow would be 
planted. 
 
Overall, the proposals are delivering a -2.53% net loss in habitat units and a 16.15% net gain 
in hedgerow units. Offsite offsetting is proposed to deliver a 10% net gain in habitat units, 
and the letter from GNCF states that 1.29 units of other neutral grassland would be required, 
which can be provided by GNCF. 
 
If planning permission is granted, the general Biodiversity Net Gain condition will be applied 
under paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990. This will be 
listed separately on the decision notice. The proposed on-site habitats are considered to be 
significant enhancements and a S106 will be required to secure monitoring by the LPA. 
 
The applicant will be required to purchase offsite habitat units from an offsite provider. This 
will be detailed within the Biodiversity Gain Plan and will form part of the pre-commencement 
condition 
 
Requirements prior to determination: 
•The Biodiversity Net Gain Design Stage Report should be updated to be consistent with the 
updated Biodiversity Metric, and completed Habitat Condition Assessment Sheets are 
required. 
•The site is within the Zone of Influence of the Cotswold Beechwoods SAC and as the 
proposals will lead to a net increase in residential units, a financial contribution will be 
required in accordance with the Cotswold Beechwoods Recreation Mitigation Strategy. This 
will need to be secured through a suitable legal agreement. 
•It is still not considered appropriate to target the creation of lowland meadow within this site. 
Either the Biodiversity Metric should be amended accordingly, or the results of soil testing 
and a draft Habitat Management and Monitoring Plan is required prior to determination. 
•Confirmation is needed that the adjacent property owners have agreed with the proposed 
closure of the badger sett. 
 
Draft conditions will be provided following the review and approval of the requested further 
information. 
 
National Planning Policy Framework (NPPF) and Local Plan Policy (Gloucester, Cheltenham 
and Tewkesbury Joint Core Strategy 2011 - 2031) (adopted December 2017)) Context: 
·NPPF Para 180 - 194 (Conserving and Enhancing the Natural Environment), National 
Planning Policy Framework1 
·SD9 Biodiversity and Geobiodiversity 
·INF3 Green Infrastructure 
 
In England, biodiversity net gain (BNG) is mandatory under Schedule 7A of the Town and 
Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021). 
Developers must deliver a biodiversity net gain of 10%. For significant on-site gains, and all 
off-site gains, the BNG must be maintained for at least 30 years. Responsibilities should be 
set out in a legal agreement. Further guidance can be found at 
https://www.gov.uk/guidance/understanding-biodiversity-net-gain 
Cheltenham Plan, Adopted 2020. 
·Policy BG1: Cotswold Beechwoods Special Area of Conservation Recreation Pressure 
·Policy BG2: Cotswold Beechwoods Special Area of Conservation Air Quality 
Wildlife legislation context: 
· Wildlife and Countryside Act 1981 (as amended) 
· Conservation of Habitats and Species Regulations 2017 
· Natural Environment and Rural Communities (NERC) Act 2006 
· Protection of Badgers Act 1992 



 
Public Rights Of Way Department 
3rd July 2025 -  
 
This development does not appear to affect the nearby public right of way ZCK/24 which 
runs parallel with the boundary to this property. The Footpath should not be obstructed by 
vehicles, building materials or construction work at any time, maintaining and safeguarding 
public access at all times. If there is any suggestion that it will, whether through a need for a 
temporary closure or permanent diversion then contact should be made with the PROW 
team at the earliest opportunity. 
  
Please note: 
  
1) No change to the surface of the public right of way can be approved without 
consultation with the County Council and there must be no interference with the public right 
of way, either during development or once it has been completed, unless: -  
  
 a) The development will temporarily affect the public right of way; then the developer 
must apply and pay for a temporary closure of the route to us in Public Rights of Way 
(preferably providing a suitable alternative route); if any utilities are going to cross or run 
along a PROW then a section 50 license needs be sought and granted - via GCC 
Streetworks department. Information regarding section 50 Licenses and an application form 
can be found at: https://www.gloucestershire.gov.uk/highways/highways-licences-permits-
and-permissions/ 
  
 b) Important: if the development will permanently affect any public right of way, then 
the developer must apply for a diversion of the route through the Local Planning Authority, 
under the Town and Country Planning Act 1990, as part of the planning application process. 
Absolutely no development should take place affecting the route of the path prior to the 
confirmation of a TCPA path diversion order through the LPA. The area Public Right of Way 
Officer should be consulted as part of this process. 
  
2) Additionally:- 
  
 a) There must be no encroachment on the width of the public right of way.  
  
 b) No building materials may be stored on the public right of way.  
  
 c) Vehicle movements during construction should not unreasonably interfere with the use of 
the public right of way by walkers, etc., and the developer or applicant is responsible for 
safeguarding the public use of the way at all times. 
  
 d) No additional temporary or permanent barriers (e.g. gates, stiles, wildlife fencing) may be 
placed across the public right of way and no additional gradients or structures (e.g. steps or 
bridges) are to be introduced on any existing or proposed public rights of way without the 
consent of the county council. 
  
It is important to note the Definitive Map is a minimum record of public rights of way and does 
not preclude the possibility that public rights exist which have not been recorded or that 
higher rights exist on routes shown as public footpaths and bridleways. 
  
 
Natural England 
12th June 2025 -  
  
Planning consultation: Outline application for the erection of 4 no. self-/custom-build 
dwellings (Class C3). Access to be determined in detail. All other matters reserved. 



Location: Land On The South Side Of Glenfall Way Charlton Kings 
  
Thank you for your consultation on the above dated 02 June 2025.   
  
Natural England is a non-departmental public body. Our statutory purpose is to ensure that 
the natural environment is conserved, enhanced, and managed for the benefit of present and 
future generations, thereby contributing to sustainable development.  
  
Further information on when to consult Natural England on planning proposals is here- 
Planning and transport authorities: get environmental advice on planning - GOV.UK 
(www.gov.uk) 
  
Natural England is not able to provide specific advice on this application and therefore has 
no comment to make on its details. Although we have not been able to assess the potential 
impacts of this proposal on statutory nature conservation sites or protected landscapes, we 
offer the further advice and references to Standing Advice.  
   
Natural England advises Local Planning Authorities to use the following tools to assess the 
impacts of the proposal on the natural environment: 
  
Impact Risk Zones: 
Natural England has provided Local Planning Authorities (LPAs) with Impact Risk Zones 
(IRZs) which can be used to determine whether the proposal impacts statutory nature 
conservation sites. Natural England recommends that the LPA uses these IRZs to assess 
potential impacts. If proposals do not trigger an Impact Risk Zone then Natural England will 
provide an auto-response email. 
  
Standing Advice: 
Natural England has published Standing Advice. Links to standing advice are in Annex A  
  
If after using these tools, you consider there are significant risks to statutory nature 
conservation sites or protected landscapes, please set out the specific areas on which you 
require Natural England's advice.  
  
Further information on LPA duties relating to protected sites and areas is here- Protected 
sites and areas: how to review planning applications - GOV.UK (www.gov.uk) 
  
Further guidance is also set out in Planning Practice Guidance on the natural environment 
Natural environment - GOV.UK (www.gov.uk) and on Habitats Regulations Assessment 
Appropriate assessment - GOV.UK (www.gov.uk) 
  
Non detailed advice from Natural England does not imply that there are no impacts on the 
natural environment. It is for the local planning authority to determine whether or not the 
proposal is consistent with national and local environmental policies. Other bodies and 
individuals may provide information and advice on the environmental value of this site and 
the impacts of the proposal on the natural environment to assist the decision making 
process.  
  
Cotswolds National Landscape Board 
2nd July 2025 –  
 
Thank you for consulting the Cotswolds National Landscape Board1 ('the Board') on this 
application, which would be located within the Cotswolds National Landscape2. 
  
In reaching its planning decision, the local planning authority (LPA) has a duty to seek to 
further the statutory purpose of conserving and enhancing the natural beauty of the National 
Landscape.3 This duty should be explicitly addressed within the decision including an 



explanation of how the LPA considers the duty has been discharged. Further information on 
this new duty is provided in Appendix 1 below and the Board recommends that, in fulfilling 
this 'duty to seek to further the purpose', the LPA should: (i) ensure that planning decisions 
are consistent with relevant national and local planning policy and guidance; and (ii) take into 
account the following Board publications: 
  
 o Cotswolds National Landscape (CNL) Management Plan 2025-2030 (link), in particular 
Policies CE1 (Landscape), CE3 (Local Distinctiveness), CE5 (Tranquillity) and CE6 (Dark 
Skies); 
  
 o Cotswolds AONB Landscape Character Assessment (link) particularly, with regards to 
Landscape Character Type (LCT) 2 Escarpment where the site is located; 
  
 o Cotswolds AONB Landscape Strategy and Guidelines (link) particularly, in this instance, 
with regards to LCT 2 (link) including Section 2.1; 
  
 o Cotswolds AONB Local Distinctiveness and Landscape Change (link); and 
  
 o Cotswolds National Landscape Board Position Statements (link) particularly the 
Landscape-led Development Position Statement (link) and its appendices (link), Tranquillity 
Position Statement (link) and the Dark Skies and Artificial Light Position Statement (link) and 
its appendices (link 1, link 2, link 3) 
  
Without prejudice, if the LPA is minded to permit this application, it should provide 
proportionate, reasoned, and documented evidence to demonstrate how it sought to further 
the purpose of CNL designation, not merely through mitigation of harm but by taking all 
reasonable steps to further the purpose. If it is not practicable or feasible to take measures to 
further this purpose, the LPA should provide evidence to show why it is not practicable or 
feasible. 
  
Due to the current high development management consultation workload, the Board will not 
be providing a more comprehensive response on this occasion. This does not imply support 
for, or objection to, the proposal. 
 
Landscape Architect 
8th August 2025 – See Appendix 
 
Cheltenham Civic Society 
17th June 2025 -   
25/00650/OUT Outline application for the erection of 4 no. self-/custom-build dwellings 
(Class C3). Access to be determined in detail. All other matters reserved .| Land On The 
South Side Of Glenfall Way Charlton Kings Cheltenham Gloucestershire 
  
OBJECT  
  
This is in the AONB/National Landscape and on those grounds alone should not be 
permitted. The proposal does not conserve or enhance the natural beauty of the AONB. 
Development of this kind would not be in accordance with national policies towards 
AONBs/NLAs, nor the Cheltenham Development Plan nor the Cotswold AONB Management 
plan.  
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CBC Planning Reference –  

25/000650/OUT -  
Site Name –  Land south of Glenfall Way, Charlton Kings 

Summary of proposals -  Outline Application for 4 No. self-build housing units 

Consultation Note Subject –  Landscape and Visual Matters 

Planning Case Officer –  Lucy White 

Landscape comments prepared by –  Stuart Ryder of Ryder Landscape Consultants 

Date of site visit ––  August 2024 Date of response 18/7/25 

Dear Madam 
Land to south of Glenfall Way, Charlton Kings – Landscape and Visual Consultation 

Thank you for asking us to review the landscape and visual aspects of the submitted Outline 

application to the authority (CBC) with regards to the application seeking consent for 4 No. self-build 

units on this small field set with Charlton Kings and the Cotswolds National Landscape (CNL). 

In response I pass a series of comments under the following headings: 

1. Documents reviewed 

2. Previous landscape comments 

3. Submitted Landscape Visual Appraisal (LVA) 

4. Areas of concern 

5. Landscape Policy to be considered in the Application 

6. Conclusions and Recommendations 

1. Methodology 
The following landscape focussed documents have been downloaded from CBC’s website and have 

been reviewed as part of this consultation process. 
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2. Response to previous landscape comments 
A process of early design engagement was entered into between the Applicant and the CBC 

Development Control Team. From that process the following landscape items were identified as 

being critical to bringing forward an appropriate application for the Site. 

• Maintaining the view to open space running up to CNL escarpment from Ryeworth Road; 

• Maintaining as much natural open space as possible to keep the sense of a small paddock 

field at the Site; 

• Facilitating public access to the open space and forming a safer route to the footpath 

network leading into the CNL; 

• Forming the open space so that it does not appear, or feel as if public users are heavily 

overlooked, or walking through somebody’s back garden; 

• Retaining existing mature trees and hedgerows on and around the Site; 

• Retaining the block of developing trees to the south of the Site; and 

• Not adversely affecting the residential amenity of the Orchards 

Taking each of the above in turn: 

The critical view from Ryeworth Road is retained with the building house line sloping away from the 

viewer and with a two-story house to the north end and diminution of house scale running into the 

CNL; 

There is a 1.69 Ha of open space left on the Site (74% of overall area) left in a similar state in terms 

of meadow sward and tree groups, this open space will continue to appear as a small paddock albeit 

at a reduced size to its current form. 

Public access is facilitated by way of a proposed, mown grass path allowing people an alternative 

route to reach the CNL footpath network rather than on the access track to Ham Villa Farm; 

The open space is edged by native hedgerows which is preferable to stone walls, or estate railings 

that had previously been suggested. The limitation of window sizes out to the east is notes to reduce 

the sense of extensive observation and will reduce light spill at night; 

Existing mature trees are retained by the proposals with two areas identified as requiring ‘no-dig’ 

solutions with Lime tree 438 needing a no dig solution to facilitate the main access drive and 437 & 

522 having a small part of the RPA potentially affected by a proposed patio at Unit 1. A group of 

Laurel (group 9) is proposed to be narrowed down to allow construction and I have no concern 

about this reduction from a landscape and visual point of view. The Tree Maintenance Ltd 

suggestion actually goes further and suggests its removal to allow other landscape planting. The 

laurel is high here and I think would be beneficial to keep to provide visual screening for users of the 

access down to the Orchards. 

The developing block of semi-mature trees to the south of the Site on the lower, sloping ground is 

retained by the proposals and a mown path is shown circumnavigating them. 

The residents of the Orchards would be aware of the development but the use of a single storey 

dwelling at the southern end of the Site will minimise the notability of the proposals. 

3. Submitted Landscape and Visual Appraisal (LVA) 
Landscape Designations – The Site is part of the Cotswolds National Landscape (CNL). It is located at 

its edge but this does not lessen the importance of this national designation. The elements of 

Natural Beauty as defined in the CNL’s Management Plan should be respected and used to guide any 
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proposals so that they are considered to protect the character of the National Landscape and ideally 

enhance this part of it. The two most critical elements are to: 

• Retain the sense of an open view from the end of Ryeworth Road and Glenfall Way as it runs 

past the end of the Site; and 

• Keeping the sense of a small, open and naturalistic paddock for the benefit of the CNL and 

how Charlton Kings relates to it. 

The proposals as established in Section 2 achieve both of these aims. 

The LVA produced by LVIA Ltd is dated 10/4/25 and has a Rev A status. It presents a series of 

suggested mitigation measures at Section 7 and its conclusions at Section 8 as reproduced below. 

 

The range of suggested mitigation measures appear generic when some more specific guidance on 

planting, boundary treatments, establishment and the practicalities of long-term management 

would have been more useful to demonstrate a landscape-led set of proposals. The Design and 

Access Statement does however supply some of these points. 

 

Continued over. 
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The Conclusions avoid stating whether they consider the proposals are adverse or beneficial in 

nature or give any durations of effect. There is no discussion as to how mitigation may or may not 

reduce the adverse effects identified. Nor is there any balancing of positive and negative outcomes 

to allow a considered set of conclusions to be drawn. The potential for cumulative landscape and 

visual effects are not touched upon either. 

The matter of whether something is or is not a material change is something I believe is the 

conclusion of the Development Control Officer after they have weighed up the landscape and other 

information in front of them. I note from Table 9 of the LVIA methodology that in this methodology 

only Major and Major/Moderate scales of effect are considered material in nature. 

4. Areas of concern 
I actually have few areas of concern given the early engagement with the design process and how 

the proposals have responded to the landscape concerns highlighted. However I do raise the 

following matters; 

Self -Build  Nature of Proposals – I was under the impression that the development would be built 

out by a single developer. The self-build brings in an element of risk in terms of changed 

arrangements where they are critical in terms of the appearance of the scheme. I recognise that 

quite tight parameter plans have been included for each of the four units but this leaves the choice 

and arrangement of elevational material down to the individual builder. I see a potential for less 

consistency of style that I consider to be needed to keep the development as a complementary set 

of buildings. 

Composite Wood cladding – I am unfamiliar with the aging process of composite wood and question 

whether it would mature and ‘silver-down’ to better assimilate into the local landscape when 

compared to 100% natural products. 

Ongoing management of the meadow – I could not see what arrangements would be put in place 

for the ongoing, sustainable management of the meadow including such matters as fencing, path 

mowing, tree works and the SuDS features. Apologies if I have missed the description and I would be 

happy to review material that covers the where, frequency, who, budget providers and the like. This 

information would be required for BNG delivery and monitoring as well and goes someway to 

reassuring the Development Control team that the publicly accessible meadow will be properly 

managed going forward. 

Land Charge on the meadow – Given the importance of the meadow’s openness and natural 

appearance to the potential acceptability of the proposals’ adverse landscape and visual effects it 
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would be beneficial to consider a Land Charge, sometimes referred to as a protective covenant on 

the land to ensure that it does stay in an open, natural state rather than be subject to changes of use 

or management that will reduce both these features. 

5. Landscape Policy  
The following landscape orientated planning policies would need to be considered in the planning 

determination process: 

Joint Core Strategy 2017 

• JCS SD6 – Landscape – on balance compliance given the location and form of the proposals 

with the greater part of the Site retained and improved; 

• JCS SD7 – Cotswolds AONB – arguably compliance through the preservation of the wider 

elements of natural beauty of the Cotswolds National Landscape e.g. openness of views, 

natural character and improving public access and appreciation of the same; and 

• JCS SD4 – Design Requirements, including as a minimum 

o Part i) – Context, Character and Sense of Place – on balance compliance given adverse 

effects on the local context, landscape character and the sense of place in this part of 

the Borough. 

o Part iv) - Public realm and landscape; - there is an improvement to public access to the 

meadow area with the reduction in natural landscape character at the rest of the Site to 

set against it. On balance the access benefits outweigh the limited landscape character 

change leading to compliance with this sub-point. 

Cheltenham Borough Local Plan 2011 to 2031 

For the Cheltenham Local Plan landscape orientated policies the following compliance and conflict is 

assessed. 

• L1 – Landscape and Setting – conflict due to harm to the setting of Ham and the settlement 

edge between the Cotswold National Landscape and Cheltenham. 

• GI2 – Protection and Replacement of Trees – to be advised by a tree officer when sufficient 

design information is provided taking into account, services, construction activities and 

available external realm space but there appears to be the ability to comply. 

• GI3 – Trees and Development – all three parts – as above there appears to be the ability to 

comply. 

• D1 – Design 

o Parts A & B are considered applicable – and there appears to be compliance. 

NPPF 

• NPPF 135 c) – Respectful of setting – compliance in terms of retaining the view to the 

Cotswolds National Landscape and keeping a sense of natural open space along Glenfall 

Road as the edge of Charlton Kings; 

• NPPF 187 a) – Valued landscape – conflict as the proposals cannot be said to totally protect 

or enhance the landscape character of the Site but the level of character change is at the 

lower end of the character scale ; 

• NPPF 189 – Nationally designated landscapes – landscape and visual harm is identified to 

the Cotswold National Landscape but at the lower end of the scale. 
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6. Conclusions and summary 
A. That the proposals do lead to landscape and visual harm but at the lower end of the scale. 

Visual effects would initially be greater and I judge these to be Moderate, Adverse to begin 

with declining to Minor, Adverse and Permanent in 10 to 15 years. 

B. That the Cotswolds National Landscape (CNL) at the Site would be partly enhanced by the 

wider, natural meadow proposals as required by NPPF Paragraph 187 a) but harmed by the 

presence of the four new housing units. The landscape character harm is considered at the 

lower end of the effects scale and is judged to be Minor, Adverse and Permanent. 

C. Visually the critical view through to the upper parts of the Cotswold Escarpment would be 

retained with the alignment of the buildings. There will be adverse visual effects but these 

will diminish with the growth of the boundary hedges and weathering of the buildings. 

D. That the new publicly accessible public space is a benefit in terms of recreational value and 

access to the wider CNL footpath network. 

7. Planning Conditions 
Should you be minded to grant planning consent after balancing up the broader pro’s and con’s I feel 

the following landscape orientated Reserved Matters should be attached to the Consent. 

Landscaping  -Prior to the commencement of the development  there shall be submitted to and 

approved in writing by the local planning authority a scheme of landscaping, which shall specify 

species, planting sizes, spacing and numbers of trees/shrubs to be planted, and any existing trees 

or shrubs to be retained.  

Planting shall be carried out in accordance with the approved details in the first planting and 

seeding seasons following the occupation of the building(s).   

Any trees or plants which, within a period of 10 years from the date of the planting (or within a 

period of 10 years of the occupation of the buildings in the case of retained trees and shrubs) die, 

are removed or become seriously damaged or diseased shall be replaced in the next planting 

season with others of similar size and species or otherwise as approved in writing by the local 

planning authority. 

Reason - To ensure adequate planting in the interests of visual amenity. With the duration of 

mandatory aftercare extended to 10 years to reflect the importance of landscape treatment within 

this sensitive location. 

Retention of trees and shrubs - No retained tree shall be cut down, uprooted or destroyed, nor 

shall any retained tree be topped or lopped other than in accordance with the approved plans and 

particulars, without the written approval of the local planning authority. If within a period of five 

years from the date of the planting of any tree that tree, or any tree planted in replacement for it, 

is removed, uprooted or destroyed or dies, another tree of the same species and size as that 

originally planted shall be planted at the same place, unless the local planning authority gives its 

written consent to any variation. 

Reason - To secure the protection throughout the time that development is being carried out, of 

trees, shrubs and hedges growing within the site which are of amenity value to the area. 

Protection of trees – The following sub-policies will require addressing: 

a) No development or other operation shall commence on site until an Arboricultural 

Method Statement and Scheme of Works which provides for the retention and protection of trees, 
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shrubs and hedges growing on or adjacent to the site in accordance with BS5837: 2012 has been 

submitted to and approved in writing by the local planning authority. No development or other 

operations shall take place except in complete accordance with the details as so-approved 

(hereinafter referred to as the Approved Scheme). 

b) No operations shall commence on site in connection with development hereby approved 

(including any tree felling, tree pruning, demolition works, soil moving, temporary access 

construction and or widening or any other operation involving use of motorised vehicles or 

construction machinery) until the tree protection works required by the Approved Scheme are in 

place on site.  

c) No excavations for services, storage of materials or machinery, parking of vehicles, deposit 

or excavation of soil or rubble, lighting of fires or disposal of liquids shall take place within an area 

designated as being fenced off or otherwise protected in the Approved Scheme.  

d) The fencing or other works which are part of the Approved Scheme shall not be moved or 

removed, temporarily or otherwise, until all works including external works have been completed 

and all equipment, machinery and surplus materials removed from the site, unless the prior 

approval in writing of the local planning authority has first been sought and obtained. 

Reason - to secure the protection throughout the time that the development is being carried out of 

trees shrubs or hedges growing within or adjacent to the site which are of amenity value to the 

area, and to allow for verification by the local planning authority that the necessary measures are 

in place before development and other works commence  

Landscape management - Prior to the commencement of the development  a landscape 

management plan, including long term design objectives, management responsibilities, timescales 

and maintenance schedules for all landscape areas, other than privately owned, domestic gardens, 

shall be submitted to and approved in writing by the local planning authority.  The landscape 

management plan shall be carried out as approved. 

Reason - In order to ensure that provision is made to allow satisfactory maintenance of the 

landscaping hereby approved. 

 

I trust you find this note useful as you determine this Outline Application, but should you have any 

immediate queries please do not hesitate to contact me by phone or e-mail. 

Kind Regards 

Stuart Ryder 

Director, Ryder Landscape Consultants 

18/7/25 
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