
 
APPLICATION NO: 11/00735/FUL OFFICER: Mr Martin Chandler 

DATE REGISTERED: 2nd June 2011 DATE OF EXPIRY : 28th July 2011 

WARD: Leckhampton PARISH: LECKH 

APPLICANT: Mr Mark Sheldon 

LOCATION: 113 Church Road, Leckhampton, Cheltenham 

PROPOSAL: Erection of a storey dwelling to the rear (Revised drawings to those previously 
consulted upon) 

 
 

REPRESENTATIONS 
 

Number of contributors  17 
Number of objections  15 
Number of representations 1 
Number of supporting  1 
 
   

109 Church Road 
Leckhampton 
Cheltenham 
Gloucestershire 
GL53 0PE 
 

 

Comments: 21st June 2011 
Letter attached. 
 
Comments: 17th June 2013 
Letter attached. 
 
   

14 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 
 

 

Comments: 16th June 2011 
Letter attached. 
 
Comments: 25th June 2013 
Letter attached. 
 
   

17 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 
 

 

Comments: 14th June 2011 
Letter attached. 
. 
Comments: 17th June 2013 
Letter attached. 
 



   
115 Church Road 
Leckhampton 
Cheltenham 
Gloucestershire 
GL53 0NY 
 

 

Comments: 23rd June 2011 
My husband and I have looked at the plans for the two storey dwelling and feel that due position 
of the dwelling in number 113 Church Road and the direction it is facing, towards our house and 
garden we will suffer a great loss of privacy when using our garden. Due to the contempory 
design of the building the six large landscape windows will all face towards our property and we 
will be able to see directly into all ground floor and first floor windows from floor to ceiling. From 
our first floor rear windows we will be able to see into the first floor bedrooms and vice versa. 
Therefore we object to this proposal. 
 
Comments: 1st July 2013 
I would like to object to the proposed dwelling development at 113 Church Road, Leckhampton 
for the following reasons: 
 
1) In answer to the question A1 ‘ls the proposal likely to cause harm to the enjoyment of 
neighbouring properties either internally or externally and the locality due to its layout, scale or 
massing’ - I would have to answer yes. 
 
I live in the neighbouring property No. 115 and my garden is adjacent to the proposed building 
plot, due to the orientation of the property the large full length windows are all facing directly into 
my garden. I would therefore lose privacy in my garden, and may be affected by noise, I would 
also be able to see quite clearly into the living areas of the property.  
 
2) In answer to question C6- ‘Does the layout of the proposed development in back gardens 
respect existing development patterns in the street and block, and does it create its own identity 
which is complementary to the existing character’- I would argue that the contemporary design is 
not in keeping with the surrounding properties, or complement them in any way. The large 
expanse of flat zinc roof will be clearly visible from my garden and the first floor of my house. And 
although it is being proposed as a bungalow, the front elevation is in fact almost 2 stories high, 
and therefore not in character with a normal bungalow. 
 
Therefore I object on the grounds of loss of privacy and loss of amenity.  
 
However, if the orientation of the building had changed from the original planning application so 
that the rear facade with the large windows faced the garage block at the end of the garden, and 
if the design was more in keeping the local character then I would not have been so inclined. 
 
   

105 Church Road 
Leckhampton 
Cheltenham 
Gloucestershire 
GL53 0PF 
 

 

Comments: 28th June 2013 
No objections based on plans seen if sensitive building takes place. 
 
   
 
 
 



88 Church Road 
Leckhampton 
Cheltenham 
Gloucestershire 
GL53 0PD 
 

 

Comments: 13th June 2011 
Letter attached. 
 
   

16 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 
 

 

Comments: 17th June 2011 
Letter attached. 
 
   

121 Church Road 
Leckhampton 
Cheltenham 
Gloucestershire 
GL53 0NY 
 

 

Comments: 20th June 2011 
My husband and I have had a good look at the proposed plans for this application and object to 
this proposal being granted for the following reasons: 
 

- We believe the access to this property will cause problems on an already busy road. The 
access is on the narrowest part of Church Road and with cars parking either side of this 
access it will be a dangerous manoeuvre to enter and exit the access to this property. The 
access is also a public right of way which is used by adults and children to gain access to 
the allotments and the playing field. I do not believe the access can be part of the property 
as shown in the plans as it is designated a public right of way. The road is used by school 
children to get to the local School and vehicles coming out of this access would not be 
seen until you were at the access. 

- We also object on the grounds of visual impact. The proposed property will not be in 
alignment with any others and will stand out as a single property in visual view of all the 
back gardens along Church Road and Vineries Close. Those properties nearest to this 
proposed property will be overlooked by the upper story and suffer a loss of privacy when 
using their gardens. The line of gardens at the back of properties in Church Road and 
Vineries Close have a lot of natural light coming to all the properties and allowing this 
proposal to go ahead would diminish the amount of natural light our properties experience 
now. 

- We object to the idea of building in the grounds of this residential property as it will detract 
from the local area and being a modern building will not fit in with the local housing. 

- We thank the planning department for this opportunity to comment on this proposal and 
hope our reasons for the objection to this planning application will be taken in to account. 

 
 
 
 
 
 
 
   



117 Church Road 
Leckhampton 
Cheltenham 
Gloucestershire 
GL53 0NY 
 

 

Comments: 21st June 2011 
Letter attached. 
 
   

18 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 
 

 

Comments: 21st June 2011 
(1) The rear gardens of properties are not planning "brownfield sites", they are amenity areas 
within the curtilage of the dwelling and this proposal will result in a "loss of amenity" for future 
owners of the existing property - this proposal is a clear case of garden grabbing 
 
(2) The visual impact of the new dwelling , particularly its south-west elevation, is totally out of 
character and keeping with the surrounding properties - it is a "blot on the landscape" - it is not 
compatible or in sympathy with the existing built environment.  
 
(3) Loss of privacy will affect neighbours in Vineries Close and Church Road who will be 
overlooked from the first floor level of the of the proposed dwelling.  
 
(4) Although it seems council policy to ignore disturbances etc. during the construction stage 
entry of construction lorries etc. from Church Road into the very narrow access lane will cause 
chaos in Church road (effectively part of Cheltenham's notorious "eastern bypass") and grossly 
multiplying the chaotic traffic conditions constantly experienced at that point.  
 
(5) Deliveries and visitors to the new dwelling particularly on completion and during construction 
will have to park in Church road which is already a parking "disaster" area with frequent vehicles 
parking at random on the footpath in front of 113 Church Road - people with prams or push-
chairs cannot proceed along the footpath now and often have to cross to the other side of the 
road - regrettably the authorities completely ignore the current problems which will be further 
magnified on completion of this proposed dwelling. 
 
(6) With residential proposals already in being for 91 dwellings at the close by Delancey Hospital 
site along with many more proposals in the area what is the driving force for a single illogical 
development in a private garden? 
 
We urge Cheltenham Borough Council to reject this proposal.  
 
   

15 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 
 

 

Comments: 15th June 2011 
My husband and I have reviewed the plans submitted for a dwelling in the garden of 113 Church 
Road and have had discussions with Mark and Tracy Sheldon prior to them being submitted. We 
therefore base our comments on the on-line documents and the discussions we have had with 
our neighbours at 113 Church Road.  
 



We have perused the documents submitted with this application and note that our property and 
gardens have not been included on the drawings of the site.  We would be grateful if the 
application could be amended to include drawings to a smaller scale which clearly show the 
location of our property in respect to the proposed new residence, and which show exactly how 
close to our boundaries with 113 Church Road the property is proposed to be located. 
 
From our understanding of where the proposed property would be located, and from estimating 
the height of the upstairs windows from the building heights provided in the plans, we are 
concerned that residents of the proposed development would be able to see into our bedroom 
windows from the first floor bedroom windows (particularly bedroom 3).  We have viewed the plot 
from the upstairs of our property and believe that we would be able to look into the bedrooms of 
the proposed property and vice versa which would result in a loss of our privacy.  We would also 
lose privacy in our garden, which we have recently had landscaped, at no small cost, to include a 
patio area that would be directly overlooked by this proposed development. 
 
Our property is located to the proposed north-west elevation of the property.  From perusing the 
plans it is unclear to us what will happen to the existing trees and shrubs which partly shield our 
property from 113 Church Road.  They do not appear to feature on the site map and we would be 
concerned if they were removed since we would lose privacy in the ground floor rooms of our 
house as well as in further parts of our garden. It also needs to be considered by the Council 
whether their removal could also cause subsidence to our property and our garden buildings. 
Supporting Information Sketch 2 of 3 seems to suggest that at least some of the plants 
(particularly a high hedge which shields our property) would be removed.   We would object to 
this on the grounds of loss of privacy, due to our concerns about subsidence, and since these are 
established plants and trees which support wildlife in our gardens.  
 
The height of the proposed property means that it would be visible from our ground floor rooms 
(lounge/dining room) and first floor bedrooms (even if shrubs/trees were not removed).  Contrary 
to what is implied in the submitted plans, this building is not in keeping with the surrounding 
properties. Nowhere in the local vicinity is there such a modern design of house.  This proposed 
development will therefore have a negative visual impact for our property as well as surrounding 
properties on Vineries Close and Church Road.  
 
My husband and I both cycle to work each day and Church Road is part of our route.  It is a very 
busy road at peak times; we believe, like many others in this area, that it simply cannot cope with 
further development which would feed on to it.  Further, to protect the character of Leckhampton, 
we agree with our local MP Martin Horwood, that new residences should not be built in the 
gardens of existing properties. 
 
Initially, our neighbours of 113 Church Road submitted a planning application for a garage and to 
change vehicular access to the site with accompanying landscaping of the existing garden. From 
talking to Mark and Tracy we understood their views that they wanted to make better use of their 
garden and so we supported this application and put our support in writing to the Council. This 
application was subsequently approved.  We were quite shocked when we were informed that a 
new application would be put in to build a two-storey house on the plot rather than a garage.  
Whilst we were happy to support a change to the garden, we do not support an application for a 
new dwelling on the plot for the reasons outlined above.   
 
This progression from a garage to a house in itself is concerning to us as it causes us to question 
what the future for this plot would be if this planning application were granted.  Further, we 
understand from talking to Mark and Tracy that they will not be managing the building of the 
dwelling if this application were granted.  This raises further concerns for us that if permission to 
build was granted, what is actually erected would not necessarily reflect the designs that have 
been submitted.  There are already examples of developments to existing houses on Church 
Road which do not reflect the plans that were submitted to the Council. 
  



We thank the Council for giving us the opportunity to comment on this application and hope that 
our concerns about loss of privacy, negative visual impact, potential subsidence, increased traffic 
on Church Road, and potential "design creep" in the plans for this site, will be taken into account 
in any decision making. 
 
    

119 Church Road 
Leckhampton 
Cheltenham 
Gloucestershire 
GL53 0NY 
 

 

Comments: 24th June 2011 
I have lived with my family at my current address for over 10 years and the rear garden was the 
main selling point which made us buy the property. The proposed construction will be unsightly, 
over bearing, and will reduce privacy which will evidently have a negative impact on the potential 
re sale of my property.  
 
I have monitored the parking and traffic flow in the area and  have identified with photographic 
evidence that there is a constant risk of road traffic collisions not to mention serious injury to 
pedestrian with the current parking contraventions which if the proposed planning is agreed will 
be exacerbated.  
 
This is a particular problem with the constant parking of vehicles on the pavement outside 113 
Church Road which has been a regular occurrence for several years. Visitors also park their 
vehicles on the pavement prior to the 'SLOW' road markings warning motorists of a hazardous 
staggered junction prior to Kidnappers Lane. 
 
It is inevitable that a collision will occur with vehicles entering Church Road from the narrow lane 
which is the only access to the proposed building. Visibility is already limited due to the constant 
illegal parking of vehicles outside 113 Church Road. I have photographic evidence of pedestrians 
having to walk in the road with prams etc as the pavement is often completely obstructed. This 
illegal parking and the nature of the narrow lane combined with the excess speed of traffic and a 
blind bend on the apex of the lane is a blatant major hazard. 
 
Those that will be most at risk will be the young children using the lane to gain access to the play 
area and playing field, and pedestrians walking along Church Road. 
 
I consider this written objection as a formal statement of my concerns to the welfare of those 
using Church Road as both drivers and more importantly pedestrians will be at a greater risk with 
the increased use of the lane for vehicular access. I have brought my concerns to the attention of 
the highways agency last year and this was prior to any proposed development. 
 
The photographic evidence that I have recently recorded along with this written statement will I'm 
sure be of use should any injury collisions occur in the future following approval of this 
development.  
 
This building will provide financial gain for those involved but Cleary is not of any benefit to those 
of us that will have to suffer the construction process and resulting eyesore. 
 
I was only made aware of this proposed development last week and I am surprised that I was not 
given more time to consider the application by way of either direct contact, a formal letter in the 
post or the usual planning proposal notices placed near to the land in question. I wonder how 
many others may not have had an opportunity to voice their concerns. 
 
  
 



I feel that this proposed planning application and the process that follows needs to be very 
transparent as I cannot imagine why any serious consideration would be given to this project. 
 
   

107 Church Road 
Leckhampton 
Cheltenham 
Gloucestershire 
GL53 0PE 
 

 

Comments: 27th June 2011 
Letter attached. 
 
Comments: 25th June 2013 
Whilst this amended application does address many of the issues that the neighbouring 
properties might have had about height/impact and access, it still leaves a number of problems:- 
 
Flooding 
By simply putting all the accommodation on one level, the risk of flooding is actually increased 
because the footprint of this building is considerably larger. The application is very non-committal 
on flood prevention/drainage. The properties that suffer the most from this issue are beyond 113 
Church Road, i.e. 107 and 109 Church Road and The Vineries (as was demonstrated in July 
2007). 
 
Access 
I'm concerned that the previous (successful) application for the new driveway/access at 113 
Church Road makes reference to the garage to the side of the property being used in the future. 
The only way to achieve this would be via the existing access lane which is a PROW. This would 
enable the new property to be accessed by two driveways. The use of the original driveway/lane 
for this purpose would be incredibly dangerous for both pedestrian and vehicular users. Please 
can I ask that the council make it a condition of planning that the original lane is not used to 
access the new property (this to include ALL construction traffic, which will be particularly 
hazardous to pedestrians)? 
 
   

14 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 
 

 

Comments: 21st June 2011 
Letter attached. 
 
   

14 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 
 

 

Comments: 16th June 2011 
Letter attached. 
 
 
 
 
 
   



15 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 
 

 

Comments: 23rd June 2013 
I am writing to you to object to the planning application submitted by our neighbours at 113 
Church Road for a single storey dwelling in their garden. I have viewed most of the documents 
regarding this application, however at the time of writing this I had intended to consult them 
further in writing my response. The documents are no longer on the Councils planning portal 
despite there being two days left for me to comment. I insist that the deadline for making 
comments be extended since this lack of access to the documents is affecting my ability and the 
ability of my neighbours to comment on this proposal as is our right. I write this objection based 
on what I have seen of the application so far but I would like the opportunity to add to/amend this 
letter once the documents are available to view again.  
 
I object on the following grounds: 
 
Loss of privacy: One of my primary concerns with the original proposal for a two-storey house 
was that my husband and I would lose privacy in our home since the residents would be able to 
look into our home from their windows. Despite the revised plans now referring to a single storey 
dwelling, the orientation of the building in its plot will still allow the residents to look from the main 
windows running along the garden side of the house into our home (and garden) which 
represents a loss of privacy for us. This situation will be even worse if the mature shrubs/trees 
along our border with 113 Church Road are removed. It is not clear what is happening with these 
shrubs/trees from the parts of the application we viewed. Even if they remain, we will still lose 
privacy in our home with this development. Equally, I do not wish to be looking from my home 
straight into the home of someone else. The arrangement of houses in this area at present 
prevents this since there are two garden lengths between houses whereas this is not the case 
with this proposed development. 
 
Subsidence: It also needs to be considered by the Council whether the removal of any mature 
trees and shrubs could cause subsidence to my property and my garden buildings. 
 
Design: The proposals for this home suggest that the design of the house is in keeping with the 
local area because there is an eclectic mix of housing on and surrounding Church Road. There 
is, however, no other house that is so modern in design and this design is not in keeping with the 
local area. If permitted this development would have a negative visual impact on my property 
since it would be clearly visible from the upper and ground floor rooms of my house. 
 
Density of building: I believe the home is too large for the plot size it would be located within.  
 
Flooding: The large garden at present absorbs rainwater yet with development I am concerned 
about the result of increased run-off for the surrounding area and for my own home. I am not sure 
that the proposed soak away is sufficient for worse-case scenarios bearing in mind the heavy rain 
we have experienced recently.  
 
Nature conservation: The garden at 113 Church Road provides a habitat for local wildlife. 
Building on this plot will remove this habitat for local animals and birds.  
 
Further to the grounds on which I object, I would like to raise two other issues: 
 
When the previous plans were submitted, I highlighted to the Council that the drawings neglected 
to show the position of my home. I was told that amended drawings would be requested from the 
applicants that would show our home  however, our home is still not represented on a number of 
the drawings and I bring this to your attention so that you may give full consideration to the 
implications of this proposed development for my own home (e.g., my loss of privacy).  



 
Finally, I am concerned that were this application granted, we could see design creep. Previously, 
my husband and I supported our neighbours in their request to alter the access to their property, 
boundary wall and entrance gate because we were under the impression that they wished to 
install a garage on the part of their plot now proposed for the building of this house because they 
do not have a garage and they wanted to make better use of the garden. (You will see our 
support for this proposal on the on-line portal within the history for this property). However, the 
next thing we heard was that rather than landscape the garden they were seeking to put a new 
property in the plot. We were very shocked by this and my concern is that once there is a foot in 
the door, the designs will change yet again, as has been my experience so far. I appreciate that 
my concerns about design-creep are not grounds for an objection therefore please refer to my 
points above in justifying my objection. 
 
Thank you for giving me the opportunity to comment on this proposal. 
 
   

15 Vineries Close 
Cheltenham 
Gloucestershire 
GL53 0NU 

 

Comments: 23rd June 2013 
 
I am writing to you to object to the planning application submitted by our neighbours at 113 
Church Road for a single storey dwelling in their garden. I believe my wife has also commented 
on the fact that the documents are not viewable at the time of writing this letter. If we cant see the 
documents it’s difficult to list all of our objections. 
 
My objections in the absence of having the documents available for further reference are as 
follows: 
 
Density of building: The proposed development is too big for the plot and appears to be very 
close to the boundary with our property. 
 
Design: I don’t believe that this property will fit with those in the surrounding area due to its 
contemporary design. This will spoil the view from our home. 
 
Loss of privacy: Despite the reduction in the number of floors since the last application by our 
neighbours, I am concerned that we will still lose privacy in our home. At present, its not clear 
whether there will be removal of trees and mature shrubs from the boundary of our properties, 
however either way the positioning of the house in the plot (and the placement of the large 
windows) means we will be able to look into this dwelling from our residence and vice-versa.  
 
Flooding: The large garden at present absorbs rainwater- remove this and it increases the risk of 
flooding. 
 
Our property is not included in a number of the drawings and this is misleading since it does not 
give an accurate picture of the impact of this proposed development on my property. 
 
Thank you for giving me the opportunity to comment on this proposal. 
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