APPLICATION NO: 25/01296/FUL OFFICER: Mr Ben Warren

DATE REGISTERED: 19th August 2025 DATE OF EXPIRY: EoT 22" December
DATE VALIDATED: 19th August 2025 2D(;)°«2'I?E OF SITE VISIT:

WARD: Park PARISH:

APPLICANT: | The Applicant

AGENT: SF Planning Limited

LOCATION: 1 Prinbox Works Saddlers Lane Tivoli Walk

PROPOSAL: | Redevelopment of the site to provide 6 no. dwellings following the
demolition of the existing building.

RECOMMENDATION: Permit subject to a 106 Obligation
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1. DESCRIPTION OF SITE AND PROPOSAL

1.1

1.2

1.3

1.4

1.5

The application site relates to a commercial building/s known as ‘Prinbox Works’, which
currently accommodates 10 commercial units. The existing vehicular access and parking to
the site is via Lypiatt Street, but the site is bound by the highways of Saddlers Lane and
Tivoli Walk on two other sides. The site is located within Cheltenham’s Principal Urban Area
(PUA) and is Previously Developed Land (PDL). The site is also located in Cheltenham’s
Central Conservation Area and within the Tivoli Character area. Whilst some smaller
commercial uses exist in the immediate locality, the predominant use in the area is
residential.

The existing building/s on the site are largely two storeys with pitched roofs, although one
central section is two storeys with a flat roof, and a single storey pitched roof element is
located closest to Lypiatt Street. The facing materials are render, with metal roof coverings
and white uPVC windows.

The applicant is seeking planning permission for the redevelopment of the site to provide 6
new dwellings following the demolition of the existing building/s.

During the course of the application process revised plans have been submitted in response
to officer's comments; this is discussed in more detail below. An extension of time has also
been agreed to allow for the consideration of these plans and determination of the
application at planning committee.

The application is at planning committee at the request of Councillor Chelin due to the level
of local interest and concerns regarding parking and design.

2. CONSTRAINTS AND RELEVANT PLANNING HISTORY

Constraints:

Airport Safeguarding over 45m
Conservation Area

Principal Urban Area

Relevant Planning History:

01/01103/FUL  28th September 2001 PER

Two windows to be replaced with two doors. enlarge four ground floor windows.
95/00068/PF  23rd March 1995 PER

Replace Existing Window With Fire Exit/Entry Door

82/00863/PF  25th November 1982 PER

Raising of roof levels to sections of works area

83/00929/PF  30th June 1983 PER

Replacement building to accommadate storage facilties and workshop
25/00054/PRIOR  21st February 2025 PARG

Change of use of ground and first floors from Use Class E (commercial, business and
services) to Use Class C3 (residential) (6no units).

3. POLICIES AND GUIDANCE

Section 2 Achieving sustainable development

Section 4 Decision-making

Section 9 Promoting sustainable transport

Section 11 Making effective use of land

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
Section 16 Conserving and enhancing the historic environment

Adopted Cheltenham Plan Policies

D1 Design

SL1 Safe and Sustainable Living

GI2 Protection and replacement of trees

GI3 Trees and Development

BG1 Cotswold Beechwoods Special Area of Conservation Recreation Pressure

Adopted Joint Core Strateqy Policies
SD3 Sustainable Design and Construction
SD4 Design Requirements

SD8 Historic Environment

SD9 Biodiversity and Geodiversity

SD10 Residential Development

SD14 Health and Environmental Quality
INF1 Transport Network

INF2 Flood Risk Management

Supplementary Planning Guidance/Documents

Development on garden land and infill sites in Cheltenham (2009)

Climate Change (2022)

Central conservation area: Tivoli Character Area and Management Plan (July 2008)

Saved Local Plan
EM2 Employment Land

4. CONSULTATIONS

See appendix at end of report

5. PUBLICITY AND REPRESENTATIONS

5.1

5.2

5.3

24 letters were sent to neighbouring land users, 3 site notices were displayed, and an
advert was published in the Gloucestershire Echo. Letters were again sent to neighbours
and new site notices were displayed upon receipt of revised plans. A total of 22 letters of
objection have been received in response to this neighbour notification process.

The concerns in response to the initial consultation process have been summarised but
are not limited to the following issues:

Parking congestion and pressures on existing limited on street parking
Access and highway safety concerns

Inappropriate design and impact on conservation area

Inappropriate scale and form of development/overdevelopment of the site
Construction impact

Environmental and ecological impacts

Impact on trees

Loss of privacy

Sewage capacity issues

Drainage

The comments in response to the revised consultation consultation process have been
summarised but are not limited to the following:



e Previous concerns regarding design not addressed

5.4 It should be noted that in a couple of the representations received, there is general
support for the redevelopment of the site for residential use.

6. OFFICER COMMENTS

6.1

6.2

6.3

6.4

6.5

6.6

6.7

6.8

6.9

6.10

6.11

Determining Issues

The main considerations in relation to this application are the loss of employment land,
the principle of development, design and layout, impact on heritage assets, the impact
of the proposal on neighbouring amenity, parking and highway safety, sustainability,
flooding and drainage, contaminated land, Biodiversity Net Gain (BNG) and impact on
the Beechwoods SAC.

Loss of employment land

The existing use of the site is commercial/offices, with this being the case, Cheltenham
Plan policy EM2 is relevant to the considerations of the application. Policy EM2 seeks to
protect existing employment land from a change of use, except in certain circumstances.
Policy EM2 seeks to safeguard existing employment land and restricts a change of use
outside of B1, B2, or B8.

Due to recent changes in the use classes order, with the use now being Class E, the
building could be changed to a number of different uses within this use class without
consent; some of which now fall outside of the former B1, B2, and B8 use classes.
Therefore, there is no longer a policy that specifically protects the existing use of the site.

It is also important to note the recent planning history for the site, whereby prior approval
for a change of use of the existing buildings to a residential use, creating 6 residential
units, has already been granted, planning reference 25/00054/PRIOR. This permission
is extant and is therefore relevant to the considerations of this application.

Given the above, the proposal is considered to be acceptable in terms of Cheltenham
Plan Policy EM2.

Principle

Paragraph 11 of the NPPF sets out a ‘presumption in favour of sustainable development’
and makes clear that development proposals that accord with an up-to-date development
plan should be approved without delay.

Where housing policies are out-of-date (including situations where the local planning
authority cannot demonstrate a five year supply of deliverable housing sites), the NPPF
is quite clear that development proposals should be approved without delay unless any
adverse impacts of doing so would significantly and demonstrably outweigh the benefits,
when assessed against the NPPF policies as a whole, or specific NPPF policies provide
strong reason for refusal. At the time of considering this application Cheltenham cannot
currently demonstrate a 5 year housing land supply, and therefore this presumption in
favour of sustainable development is triggered.

As the council cannot currently demonstrate a 5 year housing land supply, paragraph 11
d) is applicable to this application. Paragraph 11 d) states that permission should granted
unless:



6.12

6.13

6.14

6.15

6.16

6.17

6.18

6.19

6.20

i) The application of policies in the Framework that protect areas or assets of
particular importance provides a strong reason for refusing the development;
or

i) Any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the Framework.

In this instance the protected asset referred to in paragraph 11 d) i) is the conservation
area.

JCS policy SD10 relates to residential development and advises how housing
development and conversions to dwellings will be permitted on previously developed
land in the Principal Urban Area (PUA). The application site is previously developed land,
is located within a built-up area of Cheltenham, adjacent to existing residential
development, with access to local amenities and public transport links. The site is in a
highly sustainable location, is considered to be appropriate for residential development
and is compliant with adopted JCS policy SD10.

Given the above, there is no fundamental reason to suggest that the principle of
dwellings on this site would be unacceptable, subject to all other material considerations,
which are discussed below.

Design, layout, landscaping and impact on the conservation area

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

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

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

Policy SD8 of the JCS relates to the historic environment and states how ‘Designated
and undesignated heritage assets and their settings will be conserved and enhanced as
appropriate to their significance’. Section 16 of the NPPF also echoes the importance of
conserving and enhancing heritage assets.

The application site has a prominent position in the street scene and is bound by three
roads; Lypiatt Street, Tivoli Walk and Saddlers Lane. The site currently consists of two
storey buildings with an L shaped footprint running along the southern and eastern
boundaries of the site. An area in the northwest corner of the site is fully hard surfaced,
provides car parking and is enclosed by a red brick boundary wall. A large tree is also
located in this corner of the site. Existing access to the site is via Lypiatt Street. The
existing buildings are finished in render with metal corrugated roof coverings which vary
in height and roof profile. The building/site is noted as being a significant negative
building/space in the Tivoli Character Area Management Plan. Overall, the existing
buildings are generally considered to be an inappropriate, poor form of development in
this location, and currently has a negative impact on the design and character of the
area, including the conservation area.



6.21

6.22

6.23

6.24

6.25

6.26

6.27

The application proposes the demolition of the existing buildings and boundary walls and
the erection of a part two storey and part three storey flat roof development to create six
dwellings; 2no. 2 bed, 2no. 3 bed and 2no. 4 bed properties. The planning statement
confirms the proposed dwellings all meet and exceed national space standards.

Both Cheltenham Architects Panel and Cheltenham’s Civic Society have commented on
the proposed development, full details are in the appendix at the end of this report.
Neither object to the principle of the development and are generally in favour of
redevelopment for residential. However, the Civic Society raise concerns regarding
design; they consider the approach to be unsympathetic to local character and the
proposed materials to be inappropriate. In contrast, the Architects Panel are supportive
of the design approach, but instead question whether too many units are proposed and
suggest that it may be overdevelopment. Concerns over scale, form and design are also
raised in comments received from residents.

In terms of site layout, the building footprint would occupy a large portion of the site, but
would introduce some small, open landscaped areas along the western boundary of the
site (Lypiatt Street). The existing tree located on the corner of Lypiatt Street and Tivoli
Walk is also to be retained. Three of the proposed dwellings would have their vehicular
access point and off road parking provision from Lypiatt Street, the other three dwellings
would be accessed from Saddlers Lane. Plots 1 and 2 would have their main frontage
and front doors facing on to Lypiatt Street, whilst plots 5 and 6, would have their main
frontages facing on to Saddlers Lane. Plots 3 and 4 address their corner plot positions
and have a frontage and the front door facing Tivoli Walk.

With regards to building lines, the elevation fronting Lypiatt Street would respect the
building line of existing development to the south, whilst development on all other sides
would reflect that of the existing built form and is consistent with the general pattern of
development in the area.

Each dwelling would have 2 off road parking spaces, with dedicated bin and bike storage.
Plots 1, 2, 5 and 6 all have some form of external courtyard area and external terraces,
whilst plots 3 and 4 only have external terrace areas as their private amenity space.
External roof terraces at second floor were originally proposed and would have served
plots 3 and 4, however these were removed following concerns raised by officers. Given
the site’s urban context, officers consider the extent of external amenity space proposed
for these dwellings to be appropriate and acceptable. Railings are proposed along the
Lypiatt Street and Tivoli Walk frontages, which would reflect boundary treatments in the
locality and is also considered to be acceptable.

The proposal is for a reasonably dense form of development, with limited landscaped
areas and modest provision of external amenity space for each dwelling. However, the
pattern of development in the locality is dense, and officers are mindful that the NPPF,
at paragraph 130, requires decisions to avoid homes being built at low densities and to
ensure developments make optimal use of the potential for each site. In this instance,
given the site context and the extent of existing built form already on the site, officers
consider the site density to be acceptable.

With regards to scale, the proposed development is for a contemporary part two storey
and part three storey flat roof development. The existing buildings on the site have
varying roof heights; the outline of the existing buildings are shown on the proposed
elevation drawings, which allows a comparison of existing and proposed. Whilst the
proposed development seeks to include an additional floor of accommodation in some
areas, it is demonstrated that the overall height in these areas does not exceed that of
the higher existing pitched roof form of the existing buildings. The top floor
accommodation (second floor) is significantly smaller in footprint than that of the lower
floors, and is set in from the site boundaries, enabling this additional floor to read



6.28

6.29

6.30

6.31

6.32

6.33

6.34

recessive in scale. Whilst three storey accommodation is not characteristic in the
immediate locality, when considering the height of development compared to the existing
buildings on the site, overall, officers do not consider the proposed scale of development
to be unacceptable or inappropriate.

As originally submitted, officers raised some initial concerns regarding the living
conditions for future occupiers of the proposed dwellings; namely, officers queried the
level of natural light to plots 5 and 6 and the extent of outlook due to a limited number of
windows to the main living areas and these being somewhat compromised. In response,
revised plans have been provided, and these plots now have feature rooflights providing
direct, unobstructed daylight and sunlight. These rooms are also served with multiple
windows on all sides. Overall, the revised plans have addressed officer’s concerns in this
regard.

In terms of design, the approach is clearly contemporary, officers acknowledge the form
and design is in contrast to the existing form of residential development nearby, which
typically consists of traditional two storey terraced properties with pitched roofs.
However, the parapet details and shallow roof angles mean the pitched roofs are often
not fully appreciated in the street scene. Officers are not of the view that the proposed
contemporary and flat roof form of development is unacceptable for the redevelopment
of this site, and consider that it will read as a standalone, contemporary, infill
development. Officers do not consider a pastiche form of development to be appropriate
for this site and would limit the potential for achieving the best site density. Officers
welcome an overall contemporary design approach for the redevelopment of this site.

The top floor is proposed to be finished in a bronze-coloured standing seam metal
cladding which contrasts with the buff coloured brick of the lower floors. The windows
are proposed to be bronze coloured aluminium, providing some cohesion with the finish
of the top floor. Timber cladding is proposed for ground floor feature walls and is used in
the louvre details at first floor. Officers acknowledge that the proposed palette of
materials would contrast with that of existing development in the immediate locality,
however, the overall form and design is clearly contemporary, and, in this case, the
proposed materials are considered appropriate.

Overall, officers are of the view that the development achieves an acceptable layout and
scale of development, and the proposed design and appearance is considered to
achieve a good quality contemporary development for this site.

With regards to impact on heritage assets, in this case, there are no listed buildings in
the immediate context that would be affected by this development. However, the site is
within the Central Conservation Area and falls within the Tivoli Character Area. As
already discussed, officers consider the existing development on the site to have a
negative and harmful impact on the design and character of the conservation area. The
redevelopment of the site is therefore welcomed. Given officers comments above on the
scale, form and design, officers are of the view that the proposed redevelopment of the
site, as proposed, would be a significant betterment to the site and its surroundings, and
is considered to enhance the conservation area.

Having considered all of the above, overall, officers consider the proposal to be of an
acceptable scale, form and design and will not result in any unacceptable harm to the
design or character of the area and is therefore considered to be compliant with
Cheltenham Plan policy D1, JCS policy SD4, SD8 and Cheltenham’s SPD -
Development on Garden Land and infill sites.

Whilst the general site layout is acceptable, and a general landscape plan has been
submitted, specific landscaping details have not been provided, officers consider it
necessary for further details to be provided and therefore an appropriate landscaping
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6.38

6.39

6.40

6.41

6.42

6.43

plan has been suggested. Further design related detail, including material samples are
also considered necessary and therefore relevant conditions have been suggested.

Impact on neighbouring amenity

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

Due to the sites position, there are many residential properties that are in close proximity
to, and have varying relationships to the site, however there is only one physically
adjoining land user, which is number 36 Lypiatt Street to the south. The front elevations
of the existing terraced properties on Lypiatt Street and Tivoli Walk face towards the
application site, as do the mews style buildings located on Saddlers Road. In contrast it
is the rear elevation and rear gardens of properties on Tivoli Street that face towards the
application site.

Officers are mindful of the existing built form already located on the application site, and
have had particular regard to the position of the existing building/s and their relationship
with neighbouring land users, as well as the position of existing windows, the existing
use and the extant permission for conversion of the building to residential flats. With all
of this in mind, it is necessary for officers to consider whether the proposed development
results in any greater impact on neighbouring amenity than that of the existing
development, or that of the extant permission.

Privacy

For properties to the east of the site, the existing building has a large number of windows
in this elevation which directly face the existing properties on the other side of Saddlers
Lane and also look towards the rear gardens of properties on Tivoli Street. The proposed
development will have less first floor openings than that of the existing building and as
such, officers raise no concerns with regards to a loss of privacy to the properties and
gardens to the east.

New windows on the Tivoli Walk and Lypiatt Street elevations will directly face the front
elevation windows of properties on the other side of the road; this is a common
relationship for development in built up residential areas where terraced properties are
positioned either side of the highway; officers consider this relationship to be acceptable
in this location and do not consider it would result in any unacceptable loss of privacy.
There would be no overlooking of private amenity space of properties to the north or west
as a result of the proposed development.

To the south of the site is 36 Lypiatt Street, whose garden runs along the shared
boundary with the application site. There are no openings proposed in the elevation
located adjacent to number 36 Lypiatt Street’s garden. Openings are however located at
second floor level, however these are significantly set away from this boundary and
therefore would not result in any unacceptable overlooking of this properties garden or
the neighbouring gardens to the south.

Through revisions, the top floor external terrace areas have been removed and has
therefore removed any privacy concerns in this regard.

It should also be noted that the design of the proposed development includes louvre
details on a number of first floor openings which would provide a certain level of
screening, and in some cases may improve upon the existing situation.
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6.45

6.46

6.47

6.48

6.49

Light and outlook

When considering any potential loss of light or loss of outlook, officers must consider
whether the proposed development has any greater impact on neighbours than that of
the existing development. As already noted, the proposed elevation drawings include the
outline of the existing commercial buildings and therefore show where any differences in
scale and height arise. The relevant 25 degree light test is also shown. The plans show
that the proposed development would have a lesser impact on the existing properties on
Saddlers Lane than the existing building; this is also the case for properties on Tivoli
Walk. The plans further show that the development comfortably passes the 25 degree
light test for properties on Lypiatt Street.

Officers acknowledge that the larger footprint of the proposed development means there
will be a greater impact on some of the properties that currently have an outlook over the
north western section of the site, namely those properties at 1 — 4 Lypiatt Street, 46
Lypiatt Street and 12 Tivoli Walk, however, the relationship of this proposed development
with these dwellings would be the same as that of adjoining properties, and for the
reasons discussed above, any impact on these properties in terms of light and outlook
is not considered to be to an unacceptable level in this context.

Number 36 Lypiatt Street shares a boundary with the application site and sits to the south
of the existing building/s. The southern elevation of this existing buildings extend the
entire length of this neighbouring plot, and are a full two storeys in height, with gable roof
forms. The proposed development would also include development on this shared
boundary, but not to the same extent, as there are breaks in the building line to form the
‘lightwells’ within the development. It is also demonstrated on the elevation drawings that
the flat roof form of development on the shared boundary would have a lower overall
height than that of the existing development. Where the additional storey is proposed,
this is not positioned in a way that would directly impact this neighbouring site. Overall,
officers consider this proposed development could offer some betterment in terms of
light, overbearing impact and overshadowing on this neighbouring garden and those
properties further south.

Noise and disturbance

The proposed use of the site for residential is wholly appropriate in this context and will
likely offer some betterment to neighbouring land users over that of the existing
commercial use. The change of use of the site would mean HGV vehicles would no
longer be accessing the site and vehicular trips to and from the site would likely reduce,
therefore likely improving noise and disturbance in this regard.

Due to the nature and scale of the proposed development, and the close proximity of
neighbouring residential properties, it is considered that suitable measures are
necessary to minimise the disruption to the public highway and to adjacent land users.
Two conditions have therefore been recommended, one requires the submission of a
construction management plan and the other requires the submission of scheme for
demolition.

A query was raised by the Council’s Environmental Health Officer with regards to the
proposed Air Source Heat Pumps (ASHP) and potential noise implications. Two of the
proposed ASHP’s were shown to be located close to the shared boundary with number
36 Lypiatt Street. Having raised concerns about their location, these have been
relocated. A condition which requires the ASHP’s to be installed and operated in
accordance with the latest MCS20 standards has been suggested. A further query
related to the potential use of piling for foundations; the applicant’s agent was not able
to confirm if such a process would be required due to further site investigations being
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necessary. Both officers and the agent agree that a suitable condition is appropriate in
this regard, and one has therefore been recommended.

In terms of impact on neighbouring amenity, the proposal is considered to be compliant
with adopted Cheltenham Plan (2020) policy SL1 and adopted JCS policy SD14.

Sustainability

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

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

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

The application is supported by an energy statement which discusses some of the key
points in the climate change SPD.

The application proposes the inclusion of the following specific low carbon technologies:

e Solar panels are to be installed on the flat roof areas at second floor

e Air Source Heat Pump’s (ASHP’s) are to be installed for each property

e Green roofs

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

A condition is recommended which requires the installation of the solar panels, ASHP’s
and Green roofs prior to occupation of the units.

Having considered all of the above, the development is considered to be compliant with
JCS policy SD3 and Climate Change SPD and the proposed measures are welcomed.

Contaminated Land

The Council’'s Contaminated Land Officer identifies the site as having the potential for
land contamination due to its historic use, and, as the proposed plans show there to be
areas of soft landscaping, a contaminated land survey is considered necessary and shall
include any appropriate remediation works. A condition has therefore been
recommended.
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Impact on trees

A single tree is located within the north west corner of the application site and is protected
by its position within the conservation area. The applicant has submitted an arboricultural
impact assessment, which includes proposed tree protection measures. The tree officer
has reviewed the submitted documents and whilst they have encouraged the applicant
to consider giving this tree more space about it, they also confirm that if the works adhere
to the submitted information, the tree will be suitably protected. Relevant conditions have
been recommended. With the conditions in place, the development is considered to
accord with Cheltenham Plan policies GI2 and GI3 which requires the protection and
replacement of trees.

Highway and parking considerations

The site layout provides individual vehicular access points for each proposed dwelling,
with the provision of two off street parking spaces per dwelling. The access points would
be along Lypiatt Street and Saddlers Lane. Each proposed dwelling also has a dedicated
bin and bike storage area.

As originally submitted, the application documents suggested the introduction of double
yellow lines along Tivoli Walk, spanning the length of road that runs adjacent to the
northern boundary of the application site; this was suggested to be secured by an
appropriate Traffic Regulation Order (TRO) with Gloucestershire Highways. The
applicants believed this would be necessary from an access and highway safety
perspective. Many of the objections from local residents in response to the original
consultation process was in relation to parking congestion and a loss of on-street parking
as a result of the proposed development and proposed introduction of double yellow
lines. As originally proposed, a total of 10 existing on-street parking spaces would have
been lost, 7 as a result of the proposed double yellow lines and a further 3 would be lost
as a result of the proposed development and need for dropped kerbs to serve the new
accesses on Lypiatt Street.

Gloucestershire County Council as the Local Highways Authority (LHA) were consulted
on this application, their detailed comments can be read in the appendix at the end of
this report. In their original response, no objection was raised, with the LHA confirming
that 2 off road parking spaces per new dwelling is sufficient for development in this
location. They also confirm that the loss of 3 on street parking spaces to facilitate the
development can be accommodated elsewhere on-street within 200m of the site. Overall,
the LHA concluded there would be no unacceptable impact on highway safety or a
severe impact on congestion. Conditions were recommended which related to access
implementation, reinstatement of redundant accesses and bicycle storage.

The original response from the LHA did not discuss or make reference to the suggested
proposal for double yellow lines along Tivoli Walk or the requirement for a TRO for such
a proposal. Clarification of this was therefore sought and a further response from the
LHA was received. On this point, they have confirmed that they do not feel it appropriate
to recommend a TRO to be progressed as this would result in the loss of 10 spaces
rather than just 3 spaces. They also further highlight that there are already parking
restrictions in place at the junction of Tivoli Walk with Lypiatt Street and at the entry into
Saddlers Lane and as such those proposed measures would not be necessary in
highway safety terms. As the LHA do not require the TRO, the applicant has updated
their submission, removing this proposal. This therefore means that on-street parking
along Tivoli Walk would be unaffected.

It is still acknowledged that 3 on street parking spaces would be lost as a result of the
proposed development, and local residents express concerns with existing on-street
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parking demand, however, Highways raise no concerns or objection with regards to
parking.

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

The suggested conditions from highways are considered necessary and therefore have
been included in the suggested conditions. Due to the level of concern around parking
pressures in the area, officers also consider a further condition to be necessary which
would seek to retain off street parking for that purpose only.

Flooding and drainage

The application site is located wholly within flood zone 1, and as per the governments
long term flood risk data, the site is at very low chance of surface water flooding and very
low risk of flooding from rivers.

Concerns have been raised by local residents with regards to the existing sewer
capacities and question whether the existing infrastructure area can cope with this further
development.

The Council’s drainage officer and Severn Trent have reviewed and commented on the
application; their full comments can be read in the Appendix at the end of this report.

Severn Trent raise no objection, subject to a condition which requires the submission of
a detailed foul and surface water drainage strategy. The Council’'s drainage officer
initially requested further details about the proposed drainage strategy, but having
considered the agents response and acknowledging that the site already drains to a
combined sewer, they have confirmed that it would be appropriate for the details to be
dealt with at discharge of condition stage. Additional information regarding the
recommended approach has been included by way of informative.

With the condition included, the development is considered to be acceptable in terms of
flooding and drainage and accords with JCS policy INF2.

Ecology

The application is supported by a Preliminary Ecological Appraisal. The Council’s
ecologist has reviewed the details of the application, their full comments can be read at
the end of this report.

The ecologist confirms that the assessment identifies the buildings as having negligible
suitability for roosting bats and the site having very limited suitability for other protected
species.

The ecologist raises no concerns with the proposed development but recommends
appropriate conditions which require the works to be carried out in accordance with the
recommendations within the Preliminary Ecological Appraisal, the submission of a
Biodiversity enhancement scheme and the submission of external lighting details prior
to installation. These conditions have been included in the suggested conditions.

Bio-diversity Net Gain
As of 2" April 2024, all minor developments for new housing requires a mandatory 10%

Biodiversity Net Gain. Whilst this application is minor development for six new residential
dwellings, the council’s ecologist has confirmed this proposal falls within the de-minimus
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exemption and therefore the 10% gain does not apply. Nevertheless, there is still a
requirement to provide gain; in this instance, other than the existing tree located in the
far northwest corner of the plot, the site is void of any soft landscaping. The proposed
site layout includes some landscaped areas to the front of plots 2, 3 and 4. Whilst these
are only small areas of landscaping, they do offer some betterment to the existing
situation. Plots 1, 2, 5 and 6 also have grassed landscaped areas, however these are
internalised within the development. Green roofs are also proposed for this development.

Overall, given the existing lack of landscaping, the proposed soft landscaping is
considered to be a suitable enhancement for the site.

Impacts on Beechwoods Special Area of Conservation (SAC)

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

Cheltenham plan policy BG1 states that development will not be permitted where it would
be likely to lead directly or indirectly to an adverse effect upon the integrity of the
European Site Network and the effects cannot be mitigated. All development within the
Borough that leads to a net increase in dwellings will be required to mitigate any adverse
effects. Without appropriate mitigation, the proposed development is likely to have a
significant effect on the Cotswold Beechwoods SAC (either alone or in combination with
other development) through increased recreational pressure.

The Council has undertaken an Appropriate Assessment and considers the measures
set out in the Mitigation Strategy necessary to provide adequate mitigation to address
the impacts of the proposal. With regards to mitigation, the applicant can either enter in
to a S106 agreement for a contribution to the measures in that strategy or the applicant
can provide their own bespoke strategies to mitigate the impacts the proposed
development will cause.

In this instance, the applicant has opted to enter into a S106 agreement and make the
contribution of £673 per additional dwelling. As such, the application is considered to be
acceptable in terms of SAC mitigation.

Removal of Permitted Development Rights / restrictive conditions

The development has been carefully considered in terms of design and its impact, as
such, officers consider it necessary to remove permitted development rights to ensure
the design and quality of the scheme is retained.

It is also considered necessary to restrict the use of the flat roof areas to ensure these
are not used as external terraces or amenity spaces, use as such could be harmful to
the design of the development and could result in amenity implications.

Other considerations

Public Sector Equality Duty (PSED)

As set out in the Equalities Act 2010, all public bodies, in discharging their functions must
have “due regard” to this duty. There are three main aims:

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



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

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

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

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

7. CONCLUSION AND RECOMMENDATION
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At the time of considering this application, the council cannot currently demonstrate a 5-
year housing land supply and therefore the housing policies of the development plan are
out-of-date. With this being the case, the NPPF requires development proposals to be
approved without delay, unless a strong reason for refusing development has been
identified (NPPF para 11 d) i), or, any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits of the scheme (NPPF para 11) d) ii), when assessed
against the NPPF policies as a whole.

With regards paragraph 11 d) i), in this instance, the protected asset, relates to the
Conservation Area.

Paragraph 11 d) ii) of the NPPF requires any harm to be weighed against the public benefits
of the development, and consideration is given to whether any adverse impacts would
significantly and demonstrably outweigh the benefits, when assessed against the policies
of the framework as a whole. In this instance, the main benefits of the scheme include:

¢ the provision of 6 residential units to Cheltenham’s much needed housing stock,
e the redevelopment of a poor quality building/site in the conservation area

Having considered all of the above, officers do not consider there to be a strong reason to
refuse the application when considering impact on the conservation area. Furthermore,
any identified harm is not considered to be of a level that would significantly and
demonstrably outweigh the benefits of the scheme, as such, the tilted balance in favour of
sustainable development is engaged.

With the above in mind, officer recommendation is to permit the application subject to
conditions as set out below. The applicant has confirmed their agreement to the relevant
pre-commencement conditions and the two further conditions.

The officer recommendation is also subject to a S.106 agreement with respect to securing
mitigation against the recreational pressures on the Beechwoods SAC.

8. CONDITIONS / INFORMATIVES

The planning permission hereby granted shall be begun not later than the expiration of
three years from the date of this decision.

Reason: To accord with the provisions of Section 91 of the Town and Country Planning
Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.



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.

Notwithstanding the submitted details, prior to commencement of development hereby
approved, detailed drainage plans for the disposal of foul and surface water flows shall
have first been submitted to and approved in writing by the Local Planning Authority.
The scheme shall be implemented in accordance with the approved details before the
development is first brought into use.

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, 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.

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

All hard and/or soft landscaping works shall be carried out in accordance with the
approved details prior to first occupation of any part of the development unless otherwise
agreed in writing by the Local Planning Authority.

Any trees or plants indicated on the approved scheme which, within a period of five years
from the date of planting, die, are removed or become seriously damaged, diseased or
dying shall be replaced during the next planting season with other trees or plants of a
location, species and size which shall be first agreed in writing by the Local Planning
Authority.

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

Notwithstanding the submitted details, the following elements of the scheme, shall not be
installed, implemented or carried out unless in accordance with details which shall have
first been submitted to and approved in writing by the Local Planning Authority:

a) External facing materials (details shall include a written specification and physical
samples of the materials)
b) Louvre details

The works shall not be carried out unless in accordance with the details so approved.
Reason: In the interests of the character and appearance of the area, having regard to

adopted policy D1 of the Cheltenham Plan (2020) and adopted policies SD4 and SD8 of
the Joint Core Strategy (2017).
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Prior to first occupation of the development, refuse and recycling storage facilities shall
be provided in accordance with the approved plans and shall be retained as such
thereafter.

Reason: In the interests of sustainable waste management and recycling, having regard
to Policy W36 of the Gloucestershire Waste Local Plan.

Prior to first occupation of the development, secure covered cycle storage shall be
provided in accordance with the approved plans. The cycle storage shall thereafter be
retained available for such use in accordance with the approved plans at all times.

Reason: To ensure the adequate provision and availability of cycle parking, so as to
ensure that opportunities for sustainable transport modes have been taken up, having
regard adopted policy INF1 of the Joint Core Strategy (2017).

Notwithstanding the submitted details, the Air Source Heat Pump's (ASHP) shall be
installed in accordance with the Schedule 2, Part 14, Class G of The Town and Country
Planning (General Permitted Development) (England) Order 2015 (As Amended), unless
in accordance with details which shall have first been submitted to and approved in writing
by the local planning authority. The details shall include acoustic information relating to
the operation of the ASHP and should relate to the closest noise receptors, in line with
MCS020 assessment.

The air source heat pumps shall be installed prior to first occupation of each dwelling,
and maintained as such thereafter.

Reason: To safeguard the amenities of adjacent properties, having regard to adopted
policy SL1 of the Cheltenham Plan (2020) and adopted policy SD14 of the Joint Core
Strategy (2017).

All works shall be carried out in full accordance with the recommendations contained in
the Preliminary Ecological Appraisal (All Ecology, May 2025), unless otherwise first
approved in writing by the local planning authority.

Reason: In the interest of bio-diversity and ecological enhancement having regard to
Adopted Joint Core Strategy SD9 and section 15 of the NPPF.

Notwithstanding the submitted details, before above ground works commence a scheme
for biodiversity enhancement, such as the incorporation of permanent bat roosting
feature(s), and nesting opportunities for birds, shall be submitted to and agreed in writing
with the Local Planning Authority. The approved details shall be implemented prior to the
occupation of any of the dwelling houses hereby permitted, and thereafter retained and
maintained for the lifetime of the development;

The scheme shall include, but not be limited to, the following details:-

i. Description, design or specification of the type of feature(s) or measure(s) to be
undertaken;

ii. Materials and construction to ensure long lifespan of the feature/measure;

iii. A drawing(s) showing the location and where appropriate the elevation of the features
or measures to be installed or undertaken; and

iv. When the features or measures will be installed within the construction, occupation, or
phase of the development.

Reason: In the interest of bio-diversity and ecological enhancement having regard to
Adopted Joint Core Strategy SD9 and section 15 of the NPPF.
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Prior to the installation of external lighting for the development hereby approved, a lighting
design strategy shall be submitted to and approved by the Local Planning Authority.

Reason: In the interest of bio-diversity, having regard to Adopted Joint Core Strategy SD9
and section 15 of the NPPF.

The development hereby approved shall not be occupied until the means of access for
vehicles, pedestrians and cyclists have been constructed and completed as shown on
drawing 24.20.016 PL112 B.

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).

The vehicular accesses hereby permitted shall not be brought into use until the existing
vehicular access to the site (other than that intended to serve the development) has been
permanently closed in accordance with details to be submitted to and agreed in writing
beforehand by the Local Planning Authority.

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).

Prior to commencement of the development hereby permitted details of a construction
management plan shall be submitted to and approved in writing by the Local Planning
Authority. The approved plan shall be adhered to throughout the demolition/construction
period. The plan/statement shall include but not be restricted to:

a) 24 hour emergency contact number

b) details for parking of vehicle of site operatives and visitors (including measures taken
to ensure satisfactory access and movement for existing occupiers of neighbouring
properties during construction);

c) Advisory routes for construction traffic;

d) Any temporary access to the site;

e) Locations for loading/unloading and storage of plant, waste and construction materials;
f) Method of preventing mud and dust being carried onto the highway;

g) Arrangements for turning vehicles;

h) Arrangements to receive abnormal loads or unusually large vehicles;

i) Highway Condition survey;

j) Methods of communicating the Construction Management Plan to staff, visitors and
neighbouring residents and businesses.

k) noise controls and mitigation

I) measures for controlling the use of site lighting whether required for safe working or for
security purposes.

Reason: To safeguard the amenity of adjacent properties and the general locality and in
the interests of safe operation of the adopted highway, having regard to adopted policy
SL1 of the Cheltenham Plan (2020) and adopted policies SD14 and INF1 of the Joint
Core Strategy (2017).

The vehicle hardstandings hereby approved shall be surfaced in bound materials and not
have any loose stone or gravel and must be drained, details of which shall be submitted
to and approved in writing by the Local Planning Authority.

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).
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Prior to first occupation of the development, parking facilities shall be provided in
accordance with the approved plans. Such areas shall not be used for any purpose other
than the parking and shall remain free of obstruction for such use at all times.

Reason: To ensure the adequate provision of car parking within the site in the interests
of highway safety, having regard to adopted policy INF1 of the Joint Core Strategy (2017).

All works, including demolition, site clearance and construction shall only take place
between the following hours Monday-Friday 07:30hrs -18:00hrs, Saturday 08.00hrs -
13:00hrs nor at any time on Sundays, Bank or Public Holidays.

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).

Prior to the commencement of development, including any works of demolition, a
contaminated land assessment and associated remedial strategy shall be submitted to
and approved by the Local Planning Authority (LPA). The development shall thereafter
be carried out with the details so approved, and any identified remedial works shall be
undertaken.

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
the relevant policies in the Cheltenham Plan (2020) and adopted Joint Core Strategy
(2017).

Prior to demolition of any buildings on the site, a demolition management plan shall be
submitted to and approved in writing by the Local Planning Authority. The demolition plan
shall include measures to control noise, dust, vibration and other nuisance during the
demolition phase. No demolition shall be carried out unless 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). Approval is required upfront because without proper
mitigation the use could have an unacceptable environmental impact on the area.

Should the development require piling, prior to the commencement of foundation
installation, a piling foundation method statement shall be submitted to and approved in
writing by the Local Planning Authority. The details shall include background base
measurements of noise and mitigation measures to control both noise/vibration and dust.
The development shall be undertaken in accordance with the details approved.

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). Approval is required upfront because the mitigation
scheme may be integral to the overall design of the development.

The development shall be carried out in accordance with the details set out in the
'Arboricultural survey, impact and tree protection details', produced by mhp, received on
the 18th August 2025 and drawing number 25096A.502 included within it.

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).
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The tree protective fencing to BS 5837:2012 shall remain in place and in accordance with
the details shown in drawing number 25096A.502 included within the 'Arboricultural
survey, impact and tree protection details', 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).

The flat roof areas of the development hereby permitted shall not be used as a balcony,
roof garden or other external amenity area at any time. Access to the flat roof shall be
for maintenance purposes only.

Reason: To safeguard the amenities of adjacent properties, having regard to adopted
policy SL1 of the Cheltenham Plan (2020) and adopted policy SD14 of the Joint Core
Strategy (2017).

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, SD8 and SD14 of the Joint Core
Strategy (2017).

Prior to first beneficial occupation of the development hereby approved the following
sustainability features shall be installed

a) Solar panels
b) Air source heat pumps
c) Green/grass roof's

The features shall be maintained as such thereafter.
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).

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 a number of minor revisions to the scheme;



Following these negotiations, the application now constitutes sustainable development
and has therefore been approved in a timely manner.

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.

Our records indicate that there are no assets that may be affected by this proposal,
however it is the duty of the site owner to confirm this is the case before any work takes
place.

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.

The Local Highway Authority has no objection to the above subject to the applicant
obtaining a section 184 licence. The construction of a new access will require the
extension of a verge and/or footway crossing from the carriageway under the Highways
Act 1980 - Section 184 and the Applicant is required to obtain the permission of
Gloucestershire Highways on 08000 514 514 or highways@gloucestershire.gov.uk
before commencing any works on the highway. Full Details can be found at
www.gloucestershire.gov.uk .

The development hereby approved and any associated highway works required, is likely
to impact on the operation of the highway network during its construction (and any
demolition required). You are advised to contact the Highway Authorities Network
Management Team at streetworks@gloucestershire.gov.uk before undertaking any work,
to discuss any temporary traffic management measures required, such as footway, Public
Right of Way, carriageway closures or temporary parking restrictions a minimum of eight
weeks prior to any activity on site to enable Temporary Traffic Regulation Orders to be
prepared and a programme of Temporary Traffic Management measures to be agreed.

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.

It is expected that contractors are registered with the Considerate Constructors scheme
and comply with the code of conduct in full, but particularly reference is made to
"respecting the community" this says:

Constructors should give utmost consideration to their impact on neighbours and the
public

o Informing, respecting and showing courtesy to those affected by the work;

o Minimising the impact of deliveries, parking and work on the public highway;

o Contributing to and supporting the local community and economy; and

o Working to create a positive and enduring impression, and promoting the Code.

The CEMP should clearly identify how the principal contractor will engage with the local
community; this should be tailored to local circumstances. Contractors should also
confirm how they will manage any local concerns and complaints and provide an agreed
Service Level Agreement for responding to said issues.



Contractors should ensure that courtesy boards are provided, and information shared
with the local community relating to the timing of operations and contact details for the
site coordinator in the event of any difficulties. This does not offer any relief to obligations
under existing Legislation

Should a survey of the existing building (prior to any work beginning) indicate the
presence of any asbestos containing materials, the works to the site will need to be
undertaken in accordance with the legislation surrounding asbestos removal and the
waste disposed of in a legally compliant manner.

The applicant should be aware that bats are legally protected under Regulation 41 of the
Conservation of Habitats and Species Regulations 2017 and Section 9 of the Wildlife and
Countryside Act 1981 and the grant of planning permission does not remove this legal
protection.

A grant of planning permission does not remove the legal protection afforded to bats and
their roosts. If, during the works, any bats (or signs of bats, such as droppings) are found,
an immediate halt should be called and a bat worker/ecologist should be consulted to
determine if and how the works can proceed lawfully, with or without a mitigation licence.

The surface water drainage scheme shall be in accordance with the National standards
for sustainable drainage systems (SUDS)
https://www.gov.uk/government/publications/national-standards-for-sustainable-
drainage-systems. Standards 1.2 and 1.3 outline the hierarchy of runoff destinations and
state: “to utilise a lesser priority final destination, appropriate evidence shall be provided
that demonstrates all higher priority final destinations have been utilised to the maximum
extent practicable. Higher cost alone shall not be a reason to utilise lower priority final
destinations”.



https://www.gov.uk/government/publications/national-standards-for-sustainable-drainage-systems
https://www.gov.uk/government/publications/national-standards-for-sustainable-drainage-systems

Consultations Appendix
Cheltenham Civic Society - 9th September 2025

This is an important site. We support on balance the principle of residential development, but
strongly oppose the design, which is incongruous and unsympathetic to the conservation area.
The extensive on-site parking is unnecessary and contributes to the inappropriate design;
parking in the area should be addressed by rapid introduction of a controlled parking zone
(CPZ). A much better design is needed to fulfil the site’s potential. Consent should not be given
to this proposal.

We comment on four elements of the proposal.

1 The principle of development

Consent has already been granted for change of use of the site to create 6no. residential units
(25/00054). This change means a further loss of commercial floorspace and comes at a time
when other former employment sites are coming up for change of use to residential. This trend
should be kept under review because the cumulative loss of commercial sites across the town
may discourage economic activity.

However, this particular site is appropriate for housing as it is in a highly accessible area well
served by public transport and within easy walking distance of the town centre and its many
employment opportunities. Housing development here can encourage active travel and
contribute to meeting the town’s housing targets.

2 Design

The existing buildings have no merit, and redevelopment is an opportunity to improve the area.
The Planning (Listed Buildings & Conservation Areas) Act 1990, s72, imposes a duty to pay
special attention to the desirability of preserving or enhancing the character or appearance of
a conservation area. NPPF 12:

Achieving well-designed places, para 135, calls for developments that will “function well and
add to the overall quality of the area ...are visually attractive ... are sympathetic to local
character and history, including the surrounding built environment ... establish or maintain a
strong sense of place, using the arrangement of streets, spaces, building types and materials
to create attractive, welcoming and distinctive places”.

The development as proposed does not fulfil the s72 duty and is actively unsympathetic to
local character and history, which is well recorded and analysed in the council’s character area
appraisal of 2008 for the Tivoli area, along with planning guidance designed to ensure that
new building is sympathetic to it. This proposal should improve the coherence of the character
area, yet the applicant seems determined to create something that stands out rather than
integrates. The Planning Statement (3.2, 3.3) claims that the development will “ensure the
dwellings sit sensitively within the surroundings and do not detract from the character or setting
of this part of the conservation area. ..The proposed design will also make a positive
contribution to the street scene” are simply not borne out by the design.

The failure to understand the character of the conservation area is illustrated by the repeated
references to “Georgian” terraces and architecture. The streets around are in fact built in two
consistent styles of early and mid-Victorian artisan terraces with a late 20th century copy
across Tivoli Mews. They all adopt easily replicated proportions and use stucco rendering, and
this could be done in a variety of ways, including in modern/contemporary style. Instead, these
basic characteristics of the Tivoli Character Area are wholly ignored. Page 13 of the DAS,
which illustrates a street frontage, claims that the following materials used in the scheme
“reinforce [its] residential and contextual quality:

» “Buff-coloured brick, laid in both stretcher bond and vertical stack patterns, creating subtle
textural variation.



+ Natural timber front doors and garage doors, contributing to the warm and tactile character
of the dwellings.

 Vertical timber cladding at ground floor level, visually softening the fagcade and adding
warmth.

» Timber louvre panels and balustrades at first floor level, offering privacy and a contemporary
interpretation of traditional detailing.

» Bronze cladding to the set-back second-floor volumes, providing a recessive and modern
contrast that reduces visual impact on the streetscape. “

In fact, the Tivoli character area terraces include none of these features. The claim that “at
ground floor level, front yards are defined by railings set on masonry plinths, a detail that
directly references the heritage boundary treatments typical of the Georgian terraces along
Lypiatt Street, reinforcing the continuity of the streetscape and respecting the character of the
Conservation Area” is plain wrong. The cheap, plain railing illustrated has nothing to do with
the surviving railings fronting terraces nearby.

In short, the design and materials fail to match the vernacular of the character area in any way.
As a result, they do not meet the requirements of Tivoli Character Area Appraisal and
Management Plan, Cheltenham Plan Policy D1 Design, nor of a series of national policies
including National Design Guide (NDG) C1, C2, 11,

12, 13, B2, H2, H3 and NPPF 16. A much better design is required - one that responds to
context and enhances the conservation area.

3 Parking

The development provides two off street parking spaces per dwelling, presumably to lessen
pressure on on-street parking. However, this site is highly accessible, well served by bus and
train and within a few minutes walk of the town centre and the Bath Road shopping centre. If
this site is not suitable for a development that discourages car use, it is difficult to imagine one
that is. The attempt to accommodate on-site parking for two cars contributes to the
unsympathetic street frontage, the minimal private open space and the introduction of terraces
that will create overlooking and noise nuisance. It would be better to plan for on street parking
on the basis that one or no car is needed. The location of the internal parking spaces also
means there is no net gain in parking since existing spaces on the street must be sacrificed to
gain entry to the private spaces.

There is a parking problem in Tivoli, but it arises from it being an uncontrolled parking area
next to areas that are CPZs. This means that non-residents park in the area — sometimes for
a long period — to avoid charges. Councillor surveys have previously demonstrated this, whilst
the CPZ bays in Lansdowne consistently have low occupancy. The solution to parking in Tivoli
is rapid implementation of a CPZ. Short term amelioration through a flawed design is the wrong
answer.

4 Tree
The design is to be commended for retaining the fine existing false acacia tree. An improved
scheme should do the same.

Cheltenham Civic Society - 17th November 2025

Regarding the revised plans dated 03 Nov 2025, our original objections still stand. None of the
changes made respond to our concerns (or indeed to those of many objectors).

Severn Trent Water Ltd - 9th October 2025
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.

Our records indicate that there are no assets that may be affected by this proposal, however
it is the duty of the site owner to confirm this is the case before any work takes place.

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.

Should you require any further information please contact us on email below.
Ecologist - 2nd October 2025

We have reviewed the Preliminary Ecological Appraisal (All Ecology, May 2025), Design and
Access Statement (Coombes: Everitt Architects, May 2025) and Proposed Site Plan
(Coombes: Everitt Architects, April 2025), and our response with regards to ecology is provided
below.

The site was surveyed in April 2025, which included an extended UK Hab survey, a Daytime
Bat Walkover and a badger walkover survey. The site was found to comprise buildings,
hardstanding, a false acacia tree and a brick wall. The tree is shown to be retained and



protected from the development.

The buildings were considered to have negligible suitability for roosting bats, and the site has
very limited suitability for other protected species.

The site lies within the 15.4km zone of influence around the Cotswold Beechwoods SAC, and
as the proposed development will lead to a net increase in residential dwellings, Natural
England should be consulted. A financial contribution to the strategic mitigation strategy will
be required.

The proposed development is exempt from mandatory Biodiversity Net Gain under the de
minimis exemption. We would still expect the site to be enhanced for wildlife, and
recommendations have been made, which include integrated bat tubes/ boxes, native
planting, nest boxes for swifts, house martins and general bird boxes.

Requirements prior to commencement/conditions to be attached to planning consent:

All works shall be carried out in full accordance with the recommendations contained in the
Preliminary Ecological Appraisal (All Ecology, May 2025).

Notwithstanding the submitted details, before above ground works commence a scheme
for biodiversity enhancement, such as the incorporation of permanent bat roosting
feature(s), and nesting opportunities for birds, shall be submitted to and agreed in writing
with the Local Planning Authority. The approved details shall be implemented prior to the
occupation of any of the dwelling houses hereby permitted, and thereafter retained and
maintained for the lifetime of the development;

The scheme shall include, but not be limited to, the following details:-

i. Description, design or specification of the type of feature(s) or measure(s) to be
undertaken;

ii. Materials and construction to ensure long lifespan of the feature/measure;

iii. A drawing(s) showing the location and where appropriate the elevation of the features
or measures to be installed or undertaken; and

iv. When the features or measures will be installed within the construction, occupation,
or phase of the development.

Prior to the installation of external lighting for the development hereby approved, a lighting
design strategy shall be submitted to and approved by the Local Planning Authority. The
details shall clearly demonstrate that lighting will not cause excessive light pollution or disturb
or prevent bat species using key corridors, forage habitat features or accessing roost sites.
The strategy will:

a. ldentify the areas/features on site that are particularly sensitive for nocturnal
species;

b. Show how and where external lighting will be installed (including the type of
lighting), so that it can be clearly demonstrated that areas to be lit will not disturb or
prevent nocturnal species using their habitats or wildlife corridors.

c. show the position and luminance levels of proposed external lighting and how this
responds to the landscape setting of the area.

d. Methods to control lighting control (e.g. timer operation, passive infrared sensor
(PIR)).

The scheme should be implemented and maintained in accordance with the approved
details for the lifetime of the development.



Gloucestershire Centre For Environmental Records
22nd August 2025 - Comment available to view in documents tab.

GCC Highways Planning Liaison Officer - 7th October 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.

| gave my preliminary views on this application for the determination of the prior approval
application No. 25/00054/PRIOR in my response dated 10 February 2025, in which |
recommended no objections to the principle of development at this site.

After careful consideration of all the submitted information in support of the application,
including the findings in the transport Statement, | again, raise no objections to the
development.

| reiterate that the provision of 10 car parking spaces for the 6 units of accommodation is
acceptable. This level of car parking will ensure that there is sufficient to cater for the residents
rather than parking on-street; | have also acknowledged the findings in the Transport
Statement that the 3 parking spaces displaced by the proposed development can be
accommodated elsewhere on-street within about 200m of the site.

Individual secure storage facilities for bicycles and refuse storage have been provided for each
Unit and this is satisfactory.

A further advantage of allowing this development is that it will now remove the need for HGV
delivery lorries to arrive at the premises.

The Highway Authority has undertaken an 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

Completion of Vehicular Accesses - Shown on the approved plans

The development hereby approved shall not be occupied until the means of access for
vehicles, pedestrians and cyclists have been constructed and completed as shown on drawing
24.20.016 PL112.

Reason: In the interest of highway safety.

Reinstatement of Redundant Access

The vehicular accesses hereby permitted shall not be brought into use until the existing
vehicular access to the site (other than that intended to serve the development) has been
permanently closed in accordance with details to be submitted to and agreed in writing
beforehand by the Local Planning Authority.

Reason: In the interests of highway safety.

Bicycle Parking



The Development hereby approved shall not be occupied until the sheltered, secure and
accessible bicycle parking have been provided in accordance with the details shown on plan
24.20.016 PL112. The storage area shall be maintained for this purpose thereafter.

REASON: To promote sustainable travel and healthy communities

Construction Management Plan

Prior to commencement of the development hereby permitted details of a construction
management plan shall be submitted to and approved in writing by the Local Planning
Authority. The approved plan shall be adhered to throughout the demolition/construction
period. The plan/statement shall include but not be restricted to:

o Parking of vehicle of site operatives and visitors (including measures taken to ensure
satisfactory access and movement for existing occupiers of neighbouring properties during
construction);

o Advisory routes for construction traffic;

o Any temporary access to the site;

o Locations for loading/unloading and storage of plant, waste and construction materials;

o Method of preventing mud and dust being carried onto the highway;

o Arrangements for turning vehicles;

o Arrangements to receive abnormal loads or unusually large vehicles;

o Highway Condition survey;

o Methods of communicating the Construction Management Plan to staff, visitors and
neighbouring residents and businesses.

Reason: In the interests of safe operation of the adopted highway in the lead into development
both during the demolition and construction phase of the development.

Construction of vehicle hardstandings

The vehicle hardstandings hereby approved shall be surfaced in bound materials and not have
any loose stone or gravel and must be drained, details of which shall be submitted to and
approved in writing by the LPA.

Reason: In the interests of safety for all users of the highway.
Informatives
Alterations to Vehicular Access

The Local Highway Authority has no objection to the above subject to the applicant obtaining
a section 184 licence. The construction of a new access will require the extension of a verge
and/or footway crossing from the carriageway under the Highways Act 1980 - Section 184 and
the Applicant is required to obtain the permission of Gloucestershire Highways on 08000 514
514 or highways@gloucestershire.gov.uk before commencing any works on the highway. Full
Details can be found at www.gloucestershire.gov.uk .

Impact on the highway network during construction

The development hereby approved and any associated highway works required, is likely to
impact on the operation of the highway network during its construction (and any demolition
required). You are advised to contact the Highway Authorities Network Management Team at
streetworks@gloucestershire.gov.uk before undertaking any work, to discuss any temporary
traffic management measures required, such as footway, Public Right of Way, carriageway
closures or temporary parking restrictions a minimum of eight weeks prior to any activity on



site to enable Temporary Traffic Regulation Orders to be prepared and a programme of
Temporary Traffic Management measures to be agreed

No Drainage to Discharge to Highway
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.

Construction Management Plan (CMP)

It is expected that contractors are registered with the Considerate Constructors scheme and
comply with the code of conduct in full, but particularly reference is made to "respecting the
community" this says:

Constructors should give utmost consideration to their impact on neighbours and the public

o Informing, respecting and showing courtesy to those affected by the work;

o Minimising the impact of deliveries, parking and work on the public highway;

o Contributing to and supporting the local community and economy; and

o Working to create a positive and enduring impression, and promoting the Code.

The CEMP should clearly identify how the principal contractor will engage with the local
community; this should be tailored to local circumstances. Contractors should also confirm how
they will manage any local concerns and complaints and provide an agreed Service Level
Agreement for responding to said issues.

Contractors should ensure that courtesy boards are provided, and information shared with the
local community relating to the timing of operations and contact details for the site coordinator
in the event of any difficulties. This does not offer any relief to obligations under existing
Legislation

Environmental Health - 12th September 2025
Environmental Health Conditions:

For the construction phase to be kept within the times of work as follows: 07:30 - 18:00 Monday
- Friday and 08:00 - 13:00 Saturdays with no works to take place on a Sunday or Bank Holiday
and to be mindful of noise when deliveries arrive at the site.

No development shall take place, including any works of demolition, until a construction
management plan or construction method statement has been submitted to and been
approved in writing by the Local Planning Authority. The approved plan/statement shall be
adhered to throughout the construction period. The statement shall provide for:

- 24 hour emergency contact number

- hours of operation

- parking of vehicle of site operatives and visitors (including measures taken to ensure
satisfactory access and movement for existing occupiers of neighbouring properties during
construction)

- routes for construction traffic

- locations for loading / unloading and storage of plant, waste and construction materials

- method of prevention of mud being carried onto highway - measures to protect vulnerable
road users (cyclists and pedestrians)

- any necessary temporary traffic management measures - arrangements for turning vehicles

- arrangements to receive abnormal loads or unusually large vehicles - methods of
communicating the construction management plan to staff, visitors and neighbouring residents
and businesses

- waste and material storage

- noise controls and mitigation

- details of demolition and controls for this

- control measures for dust and other air-borne pollutants



- measures for controlling the use of site lighting whether required for safe working or for
security purposes.

Historic maps show the site itself as being potentially contaminated land due to its historic use
as a printing works. The submitted plans demonstrate that there will be areas of soft
landscapring and therefore a full and intrusive site survey will need to be undertaken prior to
the build commencing. The survey is to check on the extent of any possible contamination and
the extent of any remedial work which may need to be undertaken to ensure the safety of future
receptors. The contaminated land survey and any associated remediation proposals will need
to be made available to this department for review and we may at that stage put forward further
conditions to ensure recommendations from the survey are adhered to which would mitigate
the transfer of any known contamination on human receptors.

Informative:

Should a survey of the existing building (prior to any work beginning) indicate the presence of
any asbestos containing materials, the works to the site will need to be undertaken in
accordance with the legislation surrounding asbestos removal and the waste disposed of in a
legally compliant manner.

Queries:
The ground floor plans show an ASHP for each property, although the energy statement states
that the option is between ASHP or GSHP, therefore please could the applicant confirm this.

If the applicant decides to install an ASHP's- they will need to liaise with the Planning Authority
prior to any works starting relating to an ASHP. This is to assess if the ASHP can be installed
under PD or not. If it is not covered by PD - the Environmental Health department will require
further acoustic information relating to the operation of the pump prior to any works taking
place. the Environmental Health department would require further acoustic information relating
to the operation of the ASHP. This would involve the acoustic information from the closest
noise sensitive receptor and not just manufacture output levels. The MCS020 assessment
could be utilised to present the ASHP acoustic information, which would be reviewed and have
to be approved by the department prior to any works taking place. As an advisory, the MCS
assessment provides a useful starting point, but shall the department deem necessary after
review, further acoustic information may also be required. If the applicant indicates that they
will be installing an ASHP, please can we request that we are further consulted by the Planning
team.

Will piling be required on site? If so, please could the below be attached:

Prior to any piling activities being carried out on site, a detailed piling plan which identifies the
likely impact of piling activities and suitable mitigation of those effects, shall be submitted to
and approved in writing by the Local Planning Authority. All piling works shall thereafter be
carried out in accordance with the approved details

Tree Officer - 5th September 2025

The proposal will recontextualise a fair quality false acacia into a much smaller space. This will
likely increase pressure on the tree (e.g. for heavy pruning or removal) and will limit views of
the tree from the public realm. However, the application has met the recommendations in
BS5837 (2012). It would be preferable to afford this tree more space and for the scale of
development to be reduced but if the AIM and TPP are adhered to, damage to the tree during
demolition and construction will be limited.

Drainage And Flooding - 2nd December 2025

As discussed, the notwithstanding submitted details condition is appropriate in this instance as
the site already drains to the combined sewer, which is an acceptable destination once all
other options have been exhausted.

Suggested informative for this application to add below



The surface water drainage scheme shall be in accordance with the National standards for
sustainable drainage systems (SUDS) https:.//www.qov.uk/qovernment/publications/national-
standards-for-sustainable-drainage-systems. Standards 1.2 and 1.3 outline the hierarchy of
runoff destinations and state: “to utilise a lesser priority final destination, appropriate evidence
shall be provided that demonstrates all higher priority final destinations have been utilised to
the maximum extent practicable. Higher cost alone shall not be a reason to utilise lower priority
final destinations”.

Drainage And Flooding - 1st December 2025

The application has now confirmed it intends to discharge surface water to a combined sewer
which is lowest priority for runoff destinations in the SUDS standards. As per SUDS standard
1.3, appropriate evidence needs to be provided that demonstrates all higher priority final
destinations have been utilised to the maximum extent practicable. Options for infiltration or
discharge to the surface water sewer in Andover Road do not appear to have been explored.

Drainage And Flooding - 5th September 2025

Further detail is required on the proposed surface water runoff destination at planning stage.
The Design and Access Statement indicates the presence of an existing surface water sewer
connection; however, STW maps only indicate combined sewers adjacent to the site.

Finer details of the drainage design can be conditioned, noting that the proposed 20%
reduction in surface water runoff rate is not acceptable as the final design will be reviewed
against the National SuDS Standards (2025) and requirement 3.21 will apply.

Architects Panel - 29th September 2025

Design Concept
The panel had no objection to the principle of this development, but did have a concern, due
to the size of the units that there may be one too many.

It was acknowledged that the scheme is a significantly positive addition to the street scene
over the existing commercial buildings.

Design Detail

Overall the panel liked the approach and consideration of the scheme. Elements such as the
curved vehicle access on Saddlers Lane, the treatment of the tree corner, the railings and
overall materiality and general arrangement of massing elements. The buff bricks can work
very successfully if done well.

One particular concern centred on the quite narrow shaft created between the rears of units 1
& 2 and 5 & 6 that might suggest the overdevelopment of the site.

The treatment of the corner with the tree also raised discussion given its prominence and
treatment with new railings. The panel wondered whether a refresh of plot six would be
beneficial to enable the front entrance to replace the bin store.

Details such as location of ASHP's and flimsy door canopies needs careful consideration -
could entrance doors be set in instead?

The small terraces were not entirely convincing and it was unclear whether they were all open
to the sky or not.

Recommendation


https://www.gov.uk/government/publications/national-standards-for-sustainable-drainage-systems
https://www.gov.uk/government/publications/national-standards-for-sustainable-drainage-systems

Support in principle, but refine some areas and consider deleting one unit to improve amenity
space.



