
 
APPLICATION NO: 13/00294/FUL OFFICER: Miss Michelle Payne 

DATE REGISTERED: 23rd February 2013 DATE OF EXPIRY : 20th April 2013 

WARD: Park PARISH: NONE 

APPLICANT: Mr Ian Bacon 

LOCATION: 32 St Stephens Road, Cheltenham  

PROPOSAL: Proposed vehicular access and hard-standing, and redesign of remaining frontage 
introducing soft landscaping (revised scheme following refusal of planning application 
ref. 11/00013/FUL) 

 
 

REPRESENTATIONS 
 

Number of contributors  2 
Number of objections  2 
Number of representations 0 
Number of supporting  0 
 
   

28 St Stephens Road 
Cheltenham 
Gloucestershire 
GL51 3AA 
 

 

Comments: 25th March 2013 
I object for the following reasons: 
 
This proposal is a minor modification of previous proposals rightly rejected in 2010 and 2011 by 
Cheltenham Borough Council Planning Department and on appeal by the Planning Inspectorate 
(see 10/01360, 11/00013, 11/01252). 
 
In summary: 
1) The applicant already has off-street (garage) parking at the rear of his property. 
2) The proposal would necessitate reversing in or out of the property into a busy main road 
between parked cars next to a bus stop; visibility would be lacking and it would be unsafe. 
3) The proposal would remove a large proportion of the front garden amenity from the property 
(significantly more than indicated in the inaccurate sketch accompanying the proposal) to the 
visual detriment of neighbours and passers-by. 
4) The proposal would remove at least one, and because of its position in the street probably 
effectively two, street parking spaces which are a valuable amenity currently enjoyed by the 
applicant, neighbours and visitors to the area alike. 
5) Despite assurances to the contrary, the proposal would very likely lead to the destruction of the 
pleasant tree beside the pavement due to root damage. The drive would be far less permeable 
than garden, contributing to faster water run-off following rain, further pressuring strained sewage 
systems. 
 
Existing off-street parking at rear: 
Most houses on the east side of St Stephen’s Road have vehicular access from the rear, notably 
from Inkerman Lane and Oakfield Street, and do not have it into St Stephen’s Road itself. The 
applicant already has a garage in Inkerman Lane, which I note he has recently re-roofed. If he 
wishes to park an especially large vehicle, or two vehicles, in the rear of his property, he could 
easily apply for permission to extend this garage or convert it to a gated car port maintaining rear 
privacy and security. (The applicant notes 33 properties in the road have vehicular access into 



the road, but in fact nearly all of these are on the west side of the road, where properties have no 
alternative access at the rear, unlike those on the east side.) 
 
Safety: 
This proposal very closely resembles the applicant’s initial proposal 10/01360 which, like this, 
was for a driveway perpendicular to the street. GCC Highways Planning Liaison recommended 
refusal saying: ‘vehicles will have to reverse to or from St Stephen's Road at a point where 
visibility is restricted, and would increase highway dangers and hazards, contrary to the interests 
of highway safety’. 
 
The applicant withdrew the application following this comment, which remains highly pertinent to 
the current application. 
 
It should be noted that only last month in an accident in St Stephen’s Road outside the 
applicant’s house, a Citroen car collided with another vehicle and span onto its roof, causing the 
hospitalization of the driver. Please see the front page of the Gloucestershire Echo dated 2nd 
February 2013 for photograph and description of the chaos. 
 
Visual impact:  
The application has a rough plan which is inaccurate in detail and not properly to scale. The 
sketch implies the proposed lawn area would be nearly double that of the proposed drive, 
whereas in reality it would be just one third larger than the proposed drive at most. The proposed 
drive and adjacent path would in fact occupy nearly half the existing front garden. The plan omits 
the bus stop on the pavement outside the applicant’s house by the proposed drive. The proposal 
lacks an elevation view, but a parked vehicle would be clearly visible to both neighbours and 
passers-by, creating a negative visual impact compared to the garden which is currently in the 
middle pair of a row of four gardens. This would break up the row of four gardens, leaving one 
garden isolated from the remaining pair, lowering the character of the neighbourhood. 
 
Heritage and Conservation previously refused similar application 11/00013, as ‘contrary to 
section 72(2) of the Planning (Listed Buildings & Conservation Areas) Act 1990, national policy 
set out at PPS5, and Local Plan policy BE7’ and as ‘something which the Council actively 
discourages via... management plan policy TV4 in the Tivoli Character Area Appraisal’. The 
current application fails to address these issues effectively. 
 
Removal of street parking amenity: 
The removal of at least one and, because of its position in the street, probably effectively two 
street parking spaces is unfair to neighbours and visitors, and provides no net benefit even to the 
applicant who in addition already has a garage at the rear of his property. 
 
Environment: 
The proposal would likely cause destruction to the pleasant tree beside the pavement due to root 
damage, and the drive would contribute to faster water run-off in rain, adding further pressure to 
sewage systems. 
 
I trust the decision about this proposal will be consistent with previous refusals as it fails to 
overcome so many of the earlier objections. 
 
Comments: 7th June 2013 
Letter attached. 
 
 
 
 
 
 
 



   
18 St Stephens Road 
Cheltenham 
Gloucestershire 
GL51 3AA 
 

 

Comments: 26th March 2013 
Letter attached. 
 
Comments: 10th June 2013 
Letter attached. 
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