
 
APPLICATION NO: 13/01605/OUT OFFICER: Mr Craig Hemphill 

DATE REGISTERED: 17th September 
2013 

DATE OF EXPIRY : 7th January 2014 

WARD: Leckhampton PARISH: Leckhampton 

APPLICANT:  

LOCATION: Land At Leckhampton Shurdington Road Cheltenham 

PROPOSAL: Residential development of up to 650 dwellings; mixed use local centre 
of up to 1.94ha comprising a local convenience retail unit Class A1 Use 
(400sqm), additional retail unit Class A1 Use for a potential pharmacy 
(100sqm), Class D1 Use GP surgery (1,200sqm,) and up to 4,500sqm 
of additional floorspace to comprise one or more of the following uses, 
namely Class A Uses, Class B1 offices, Class C2 care home, and Class 
D1 Uses including a potential dentist practice, childrens nursery and/or 
cottage hospital; a primary school of up to 1.72ha; strategic open space 
including allotments; access roads, cycleways, footpaths, open 
space/landscaping and associated works; details of the principal means 
of access; with all other matters to be reserved. 

 
 
Highways Agency 
31st October 2013 

Thank you for consulting the Highways Agency (HA) with regards to this application. We 
acknowledge this as a mixed use outline planning application seeking permission for 650 C3 
Class dwelling houses; 400sqm retail unit Class A 1 Use; additional retail unit Class A1 Use for a 
potential pharmacy (100sqm): Class D1 Use GP surgery (1,200sqm,) and up to 4,500sqm of 
additional floorspace to comprise one or more of the following uses, namely Class A Uses, Class 
B1 offices, Class C2 care home, and Class D1 Uses. 
 
Having considered the information prepared to support the proposed scheme, in particular the 
accompanying Transport Assessment (TA), and the Non-Residential and Residential framework 
Travel Plans, we acknowledge that transport analysis allows for a previously envisaged quantum 
of development The TA therefore confirms that a strategic road network specific Addendum will 
be produced to reflect the impact of the proposed development mix (as identified above) in line 
with the requirements of the Department for Transport's recently adopted Circular 02/13 "The 
Strategic Road Network and the Delivery of Sustainable Development"'. For your information the 
HA is content that the applicant is working closely with us in developing agreeable assessment 
for inclusion in the Addendum report. 
 
The Travel Plans appear to have the potential to mitigate the impact of increased car journeys on 
the strategic road network. However, the HA will need to understand the implications for the 
SRN, to be demonstrated in the Addendum, before the exact requirements of the Travel Plan can 
be known. 
 
Whilst the HA awaits SRN specific assessment to be provided by way of an Addendum document 
we find it necessary to direct that planning permission not be granted for a period of time 
sufficient to allow for the provision and review of this information. I therefore attach a TR110 
confirming our position. 
 
If you have any questions regarding the points raised in this letter please do not hesitate to 
contact me. 

Contaminated Land Officer 
4th October 2013 

Please can you add the standard contaminated land planning condition. 



 
Standard Contaminated Land Planning Condition 
Unless otherwise agreed by the Local Planning Authority, development shall not commence on 
site until the following condition has been complied with. If unexpected contamination is found 
after development has begun, development must be halted on that part of the site affected by the 
unexpected contamination until section iv) has been complied with in relation to that 
contamination. 
 
i) Site characterisation 
A site investigation and risk assessment shall be carried out to assess the potential nature and 
extent of any contamination on the site, whether or not it originates on the site.  The investigation 
and risk assessment must be undertaken by competent persons and a written report of the 
findings must be produced.  The written report is subject to the approval in writing of the Local 
Planning Authority.  The report must include; 
 
a) a survey of the extent, scale and nature of contamination 
 
b) an assessment of the potential risks to; 
 - human health 
 - property (including buildings, crops, livestock, pets, woodland and service lines and pipes) 
 - adjoining land 
 - ecological systems 
 - groundwaters and surface water 
 - archeological sites and ancient monuments 
 
c) an appraisal of remedial options to mitigate against any potentially significant risks identified 
from the risk assessment. 
 
This must be conducted in accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR11' 
 
ii) Submission of a remediation scheme 
Where remediation is required, a detailed remediation scheme to bring the site to a condition 
suitable for the intended use shall be produced and will be subject to the approval of the Local 
Planning Authority prior to implementation. The scheme must include all works to be undertaken, 
proposed remediation objectives and remediation criteria, timetable of works and site 
management procedures. The scheme must ensure that the site will not qualify as contaminated 
land under Part 2a of the Environmental Protection Act (1990) in relation to the intended use of 
the land after remediation. 
 
iii) Implementation of approved remediation scheme 
Any approved remediation scheme must be carried out in accordance with its terms prior to the 
commencement of the development, other than that required to carry out remediation. Following 
completion of measures identified in any approved remediation scheme, a verification report that 
demonstrates the effectiveness of the remediation carried out must be produced and is subject to 
the approval of the Local Planning Authority. 
 
iv) Reporting of unexpected contamination 
In the event that contamination is found at any time when carrying out the approved 
development, that was not previously identified, it must be reported immediately in writing to the 
Local Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with section i) and a remediation scheme submitted in accordance with section ii).  
Following completion of measures identified in the approved remediation scheme, a verification 
report must be produced in accordance with section iii). 
 



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. 

  
HMO Division 
25th September 2013 

Bedrooms should have floor areas no less than 7sqm for a single bedroom and 10.5sqm for a 
double bedroom. 
 
The applicant should be advised that any residential accommodation must comply with the 
Housing Act 2004 and that any inadequate, insufficient or hazardous accommodation may be 
subject to enforcement action under the Housing Act 2004, which can include prohibition of use. 
 
Subject to compliance with the above, I have no fundamental objection to this proposal. 

  
Crime Prevention Design Advisor 
31st October 2013 

In my capacity as Crime Prevention Design Advisor for Gloucestershire Constabulary I would like 
to express concerns over the future design of this the planning application at Shurdington Road, 
Leckhampton, Cheltenham with reference number 13/01605/OUT. I would like to draw your 
attention to the PDF document attached to the carrying e-mail which should be read in 
conjunction with the following crime generating subjects. 
 
Crime and Disorder Act 
Gloucestershire Constabulary would like to remind the planning committee of their obligations 
under the Crime and Disorder Act 1998, Section 17 and their “Duty to consider crime and 
disorder implications 
(1) Without prejudice to any other obligation imposed on it, it shall be the duty of each authority 
to which this section applies to exercise its various functions with due regard to the likely effect of 
the exercise of those functions on, and the need to do all that it reasonably can to prevent, 
crime and disorder in its area.” 
 
Design and Access Statement 
This application’s Design and Access Statement has briefly mentioned cycle security and the 
ODPM's Safer Places, but the statement fails to address crime prevention, designing out crime 
and site security. Future planning applications for this development should include further 
information about the creation of a safe environ across the whole development, while providing 
secure businesses and homes. “Design and access statements for outline and detailed 
applications should therefore demonstrate how crime prevention measures have been 
considered in the design of the proposal and how the design reflects the attributes of 
safe, sustainable places set out in Safer Places- the Planning System and Crime 
Prevention.” (Paragraph 132, Guidance on information requirements and validation, 
Communities and Local Government 2010) 
 
Planning Policy 
Cheltenham Borough Council’s Local Plan which contains Policy CP 4: 
“Development will be permitted only where it would: 
(c) make adequate provision for security and the prevention of crime and disorder; 
and 
(b) not, by nature of its size, location, layout or design to give rise to crime or the 
significant fear of crime or endanger public safety.” 
 
“Create safe and accessible environments where crime and disorder, and the fear of 
crime, do not undermine quality of life or community cohesion.” Paragraph 58, National 
Planning Policy Framework, DCLG 2012 



 
Carbon Footprint of Crime 
The carbon cost of crime is based on a formula created by Prof Ken Pease for converting the 
financial costs of crime into the energy expenditure of the emergency services and criminal 
justice service as they respond to criminal events. In Gloucestershire this roughly equates to 
257,012 tonnes of CO2 generated in 2012, with the Cheltenham responsible for 27% a total of 
65,680 tonnes of CO2. Over the past 12 months 274 crimes occurred in the Leckhampton area, 
generating 618 tonnes of CO2. 
 
Secured by Design 
Secured by Design focuses on crime prevention of homes and commercial premises and can 
reduce crime by 60%. This can be achieved through the use of security standards for a wide 
range of applications and products; by removing the various elements that are exploited by 
potential offenders and ensure the long term management and maintenance of communal areas. 

 
School 
 The boundary and access treatment should encourage natural surveillance from the street 

scene and neighbouring houses. 

 School access should be managed and locked, controlling access at the start and end to the 
school day 

 Signage should be used at the entrance and around the car park to impart ownership of these 
areas 

 Trespass onto the school grounds by the local community for their personal use should be 
discouraged at all times 

 Access into the staff car park should be controlled; management practices should ensure the 
gates are closed during school hours and locked at all other times to minimise visitor footfall 
passing through the staff parking looking for a short cut. 

 Visitor car parking should be sign posted at the entrance to instil Academy ownership, lit to 
BS5489-1:2003 and subject the natural surveillance 

 Cycle storage should offer secure fixing and racks, while ensuring the area is subject to 
natural surveillance from classrooms and dusk till dawn lighting to remove the fear of crime. 

 The reception desk should form an active part of the building’s security plan by controlling 
access into the building, ensuring visitors sign in and by monitoring movement through the 
internal corridors. 

 Designed and built following the Secured by Design publication “Schools - 2010” and the 
Zurich Insurance groups publication “School and Academy design - A guide to the design and 
protection of School and Academy buildings” 



Local Centre 
The layout 
 The planting and boundary treatment should be designed to prevent the formation of desire 

lines and maintained to provide natural surveillance around the buildings, car park and through 
the landscaped areas 

 Street parking should be avoided as this breaks down any natural surveillance and hinders the 
flow of traffic. 

 The local centre should ensure natural surveillance is provided from each building and through 
the surrounding area, while incorporating CCTV and a monitored alarm ystem into the security 

 Appropriate lighting levels should be incorporated across any parking area to reduce he fear of 
crime and restrict light pollution 

 The combination of footpath, parking space and landscaping will need careful onsideration to 
prevent accidental or intentional damage to parked vehicles. 

 Outside of opening hours these community facilities will be vulnerable to crime and ASB 

 Vehicle mitigation should be built into the car park boundary to prevent illegal access with 
clear closing time for the car park to discourage late night use 

 Cycle racks should be provided and installed to offer the greatest level of security. 

 Any medical or care facility should provide a secure environment for the residents and staff. 
The visitor access into the building should be controlled and monitored to increase the 
residents’ security and well being 

 
Buildings 
 Any incubation business should benefit from crime prevention in the buildings and landscaping 

which has been designed to ensure their long term survival 

 Each unit should be enclosed with a boundary treatment and secure gates to encourage 
security and create a defensible space. This will provide extra security for the employees and 
their possessions; the business, raw materials and final production output; and reduce the 
permeability through the development. 

 Appropriate signage should be used to establish ownership and provide information to visitors. 

 
Housing 
 The windows and doors used during construction should meet the security standards BS PAS 

24:2012 for doors and windows 

 Housing should be grouped together to create perimeter blocking, creating rear garden 
security and restricted access 

 Increased levels of permeability will allow offenders easy, concealed access to each property 
and convenient escape routes. 

 An area of garden should be defined and to clearly separate and instil ownership, thereby 
creating a defensible space around the house and parked vehicles. 

 Garden boundaries should be clearly defined with a 1.5m fence; this will create a defensible 
space, provide natural surveillance and offer views of the various vistas 

 Each property should have sufficient fenestration to encourage natural surveillance across the 
street scene from high occupancy rooms 

 The boundary abutting the POS should be reinforced with a line of defensive planting to 
restrict garden thefts and burglary 

 
Public Open Space 



 The design and layout of the play equipment should cater for a variety of age groups; 
construction and materials should prevent vandalism; seating should be provided to 
encourage parents/ guardians to stay longer; rules and responsible owners should be clearly 
displayed; area should remain unlit to discourage night time use as any play area presents a 
sinister purpose after sunset. 

 The layout of the footpaths and the soft landscaping on either side should encourage natural 
surveillance in order to reduce the ‘fear of crime’ 

 Footpath will need frequent maintenance to maintain the surface; ideally the planting should 
be cut back to ensure clear lines of sight. These areas will be frequented by dog walkers; 
therefore dog waste bins should be provided and emptied regularly. 

 Any street furniture used should encourage legitimate use, but discourage street games or late 
night ASB. 

 Street parking and public car parking spaces in adjoining public open spaces will attract dog 
walkers and family groups, increasing congestion in these areas 

 Public areas, courtyards and play spaces should encourage natural surveillance and 
ownership; offering additional seating to encourage children and families to visit, offer security 
for cycles and include design features that restrict vandalism 

 The landscaping should be managed and maintained to demonstrate ownership, ensure its 
long term future and prevent future incidents of ASB. 

 The boundary treatment, footpaths exceeding 1.5m wide and road edging should include 
vehicle mitigations to prevent inappropriate access, fly tipping and the abandonment of 
vehicles. 

 The water course will need regular maintenance to prevent localised flooding 

 Each swale should be sign posted to warn of water hazards or boggy conditions 

 The park space, playing fields and other public open space should be subject to a long term 
maintenance and management programme to retain passive surveillance and limit the 
opportunities for stalking or ambush. 

 Allotment tool sheds need to be robustly constructed and secured to prevent the theft of 
equipment. Access should be controlled to reduce the garden’s vulnerability to crime, reduce 
the threat of ASB and damage to the allotment produce 

 
Developer Obligations 
Please be aware that these representations are prepared by Gloucestershire Constabulary Crime 
Prevention Design Advisor to address Crime Prevention through Environmental Design (CPTED) 
and the 7 Attributes of Safer Places. A separate representation may be submitted by the 
Constabulary Estate’s Department to seek developer obligations towards Police infrastructure 
through Section 106 and the Community Infrastructure Levy. 
 
Conclusion 
Gloucestershire Constabulary’s Crime Prevention Design Advisors are more than happy to work 
with the Council and assist the developers with further advice to create a safe and secure 
development, and when required assist with the Secured By Design accreditation. Please feel 
free to contact me should you have any queries or wish to discuss these issues further. 



 
Parks & Landscapes Division 
23rd September 2013 



We are  supportive of  allotment provision, our initial thoughts are that the percentage of green 
space currently shown as allotments could be increased, and the most obvious way of achieving 
this is to combine the area currently shown as "community orchard" into a larger allotment site.  
  
In advocating this I would offer the following rationale: 
  
We have plenty of evidence in our current Allotment Strategy to demonstrate that there is 
demand for allotments in the South of Cheltenham, but there is currently a shortage of land 
available for this purpose. In other words provision of allotments will help the council to meet this 
objective, and be welcomed at large, as well as meeting the needs of the new development. 
 
The maintenance demands of green space when designated as allotments is considerably less 
per square meter than formal and informal green space. If set up and run correctly they generate 
income and run themselves.  
 
It is mostly the case that fewer larger sites are easier to manage than more, but smaller ones, i.e. 
the arrangement of having a site warden and volunteer committee ends up replicating itself on 
each site irrespective of size. 
 
Allotments offer lots of social benefits, i.e. exercise, healthy food, making friends etc. 
 
Well managed allotments contribute to local biodiversity, although there is plenty of opportunity 
afforded for this elsewhere on the site, and surrounding countryside. 
 
The demand and suitability of a community orchard is less evident, and in any event could be 
developed at a later date if demand materialises. 

  
Severn Trent Water Ltd 
14th October 2013 

With reference to the above planning application the company's observations regarding 
sewerage are as follows. 
 
I confirm that Severn Trent Water Limited has NO OBJECTION to the proposal subject to the 
inclusion of the following condition. 
 
Condition 
The development hereby permitted shall not commence until drainage plans for the disposal of 
surface water and foul sewage have been submitted to and approved 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 to reduce the risk of creating or exacerbating a flooding problem and to minimise the risk 
of pollution. 
 
Natural England 
30th October 2013 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the 
natural environment is conserved, enhanced, and managed for the benefit of present and future 
generations, thereby contributing to sustainable development.  
 
This reply comprises our statutory consultation response under provisions of Article 20 of the 
Town and Country Planning (Development Management Procedure) (England) Order 2010 
Regulation 61 (3) of the Conservation of Habitats and Species Regulations 2010 (The 
Conservation Regulations) and Section 28(I) of the Wildlife and Countryside Act 1981 (as 
amended).  
 



The proposal is for 650 houses, retail space and public open space on 33.44ha of land at 
Shurdington Road, Leckhampton. This site is currently used for agriculture and small holdings 
and includes remnant orchard, wooded stream corridors, fields, trees, ditches and rights of way. 
The site is 200m from the boundary of the Cotswolds Area of Outstanding Natural Beauty 
(AONB) and visible from important public viewpoints within the AONB. It is 2km from the 
Cotswold Way National Trail and within 2km of Leckhampton Hill and Charlton Kings Common 
Site of Special Scientific Interest (SSSI).  
 
The site is close to two parcels of land owned by Gloucestershire County Council and a parcel of 
land owned by MA Holdings which are also being considered as part of the draft Joint Core 
Strategy for the area. The MA Holdings land is adjacent to the AONB boundary. A proposal for 
175 houses and mixed use development has already been submitted for Brizen Farm which is 
just to the west of the site. The whole area could be an urban extension to south Cheltenham 
with well over 1000 houses. 
  
More Information needed for Natural England to be able to respond fully  
Natural England is not able to comment fully as insufficient information has been provided on 
landscape and ecological impacts of all the development proposals for this area. Natural England 
is particularly concerned about the scale of the combined developments and the impact this will 
have on the setting and the Special Qualities of the AONB. The impact of all the proposals need 
to be considered as a whole and not as individual developments.  
 
Joint Core Strategy  
The Joint Core Strategy (JCS) for Cheltenham, Tewkesbury and Gloucester is out for 
consultation and is due to be adopted in 2014. Until the JCS is adopted and detailed proposals 
are presented for the adjacent and nearby sites (if allocated in the final JCS) it is not possible to 
properly assess the impacts on the AONB. Overall impacts on ecology will also need to be 
informed by development plans for the whole area and there is the potential for mitigation 
strategies proposed for one development to be undermined by subsequent and separately 
considered development.  
 
Protected Landscape  
This proposal is for a large development in close proximity to the boundary of the Cotswolds 
AONB. The site is a very sensitive location because it lies below and in open view from the 
Cotswold Escarpment. Views to and from the escarpment are a recognised Special Quality of the 
AONB. The development therefore has the potential to impact negatively on views towards the 
Escarpment and from the Escarpment, particularly from important public viewpoints, such as the 
Devil’s Chimney, on the Cotswold Way National Trail within the AONB.  
 
The Landscape and Visual Impact Assessment (LVIA) includes an illustrative masterplan and 
viewpoints for this site, the two Gloucestershire County Council sites and the MA Holdings site 
but does not include Brizen Farm. Natural England advises that detailed masterplans and 
viewpoints for all the sites are considered together. We also recommend that photomontages for 
all the sites are produced so that the cumulative impact on the AONB can be assessed.  
 
The LVIA states that while the development will be visible from a number of viewpoints on the 
Cotswold Escarpment, these are not significant. It is not clear if this statement relates to the one 
proposal for 650 houses or for all the proposals considered in the LVIA. Natural England’s view is 
that the scale of overall development could have a significant impact on the setting of the AONB, 
the Escarpment (a Special Quality of the AONB) and the National Trail.  
 
The effects on the setting of the Cotswold AONB  
The effect on the landscape character of this part of the Severn Vale is important because it 
forms part of the setting of the Cotswold AONB. The setting of an AONB is often significant to the 
conservation of its special qualities and this is certainly the case here. The proposed 
development site is 200m from the AONB boundary. Whilst the Vale is extensive, the area 



including the application site is part of the setting of the AONB and contributes positively to the 
AONB’s special qualities. The lower-lying rural landscape of the Vale below the escarpment is 
particularly sensitive to large scale built development.  
 
The effects on the special qualities of the Cotswold AONB  
The Cotswolds AONB is designated as a nationally important landscape to ensure that its special 
qualities are conserved and enhanced. The special qualities that could be significantly affected 
by this development are: 

 
 The Cotswold Escarpment;  
 The High Wolds – an elevated landscape with large open landscapes, commons, ‘big’ 

skies and long distance views.  
 

Views well beyond the AONB itself are therefore an integral part of the character and special 
qualities of the AONB. They are extremely important to many visitors’ enjoyment of this nationally 
designated landscape. The special qualities of the AONB are also widely enjoyed by people 
when outside the designated area. Iconic views of the Cotswold Escarpment and High Wolds, 
from the Severn Vale, are of a nationally important English landscape feature which is protected 
by and managed through its AONB status. The potential impact of the proposed developments 
on views from, and therefore on the enjoyment of, the AONB; and views of the AONB could be 
long-term, significant and adverse.  
 
There are viewpoints of the highest sensitivity along the Escarpment of the Cotswolds AONB, 
such as the Devil’s Chimney. The view from the Devil’s Chimney gives panoramic views across 
the Vale which would be interrupted by the proposed development. The scale of the potential 
development would significantly change the view from an open, rural expansive view to a 
predominantly urban view of the edge of Cheltenham.  
 
The effects on the Cotswold Way National Trail  
The Cotswold Way National Trail runs along the top of the Cotswold Escarpment to the south-
east of the site. The enjoyment of views from the National Trail could be adversely affected to a 
significant degree as described above in relation to views from locations such as the Devil’s 
Chimney.  
 
We would also strongly encourage the Council to seek the views of the Cotswold Conservation 
Board regarding this development.  
 
Green Infrastructure  
Given the location of this large development in relation to the AONB, Natural England would 
recommend that substantial and well designed green infrastructure (GI) is provided to reduce the 
visual impact of the proposed development on the protected landscape. The proposal for 650 
houses on 33.44ha includes approximately 14ha of GI. GI for the other sites is illustrative. Natural 
England advises that a GI masterplan for the whole site (including Brizen Farm) should be 
produced to maximise the effectiveness of GI in mitigating landscape impacts (screening and 
helping the development to blend into its wider landscape setting), and delivering ecological 
mitigation and enhancements.  
 
Green infrastructure can perform a range of functions including improved flood risk management, 
provision of accessible green space, climate change adaptation and biodiversity enhancement,. 
Evidence and advice on green infrastructure, including the economic benefits of GI can be found 
on the Natural England Green Infrastructure web pages.  
 
Protected Species  
Surveys have been carried out for bats, badgers, dormice, water voles, otters, birds, reptiles, 
amphibians and invertebrates. The main impact on European protected species will be foraging 
and commuting bats: nine species were identified using the site including rare bats such as 



Lesser Horseshoe. The hedgerows, streams and trees that provide foraging and commuting 
routes for bats should be retained. The layout of the development and the lighting should be 
designed to minimise impacts on bats, particularly the way the hedgerows are used as wildlife 
corridors. 

 
We have not assessed the survey for domestic species: badgers, barn owls and breeding birds1, 
water voles, white-clawed crayfish or widespread reptiles. These are all species protected by 
domestic legislation and you should use our protected species standing advice to assess the 
adequacy of any surveys, the impacts that may results and the appropriateness of any mitigation 
measures.  
 
The advice we are giving at the present time relates only to whether, in view of the consultation 
materials presently before us (including with reference to any proposed mitigation measures), the 
proposal is likely to be detrimental to the maintenance of the species concerned at a favourable 
conservation status in their natural range (i.e. the ‘Favourable Conservation Status’ test). We 
have not considered whether the proposal satisfies the three licensing tests or whether a licence 
would be issued for this proposal. This advice is based on the information currently available to 
us and is subject to any material changes in circumstances, including changes to the proposals 
or further information on the protected species.  
 
If the LPA is aware of, or representations from other parties highlight the possible presence of a 
protected or Biodiversity Action Plan (BAP) species on the site, the authority should request 
survey information from the applicant before determining the application. The Government has 
provided advice on BAP and protected species and their consideration in the planning system.  
 
Natural England Standing Advice is available on our website to help local planning authorities 
better understand the impact of development on protected or BAP species should they be 
identified as an issue for particular developments. This also sets out, when, following receipt of 
survey information, the authority should undertake further consultation with Natural England.  
 
Biodiversity enhancements  
The development should aim to enhance the biodiversity of the site through the retention and 
enhancement of the trees, hedges and water courses on the site. These features should be part 
of a connected mosaic landscape that links to linear landscape features outside the site to 
provide important commuting routes for wildlife.  
 
The application provides opportunities to incorporate features into the design which are beneficial 
to wildlife, such as the incorporation of roosting opportunities for bats and the installation of bird 
nest boxes for house martins, house sparrows and swifts and habitat enhancement. The 
authority should consider securing measures to enhance the biodiversity of the site. This is in 
accordance with Paragraph 118 of the NPPF. Additionally, we would draw your attention to 
Section 40 of the Natural Environment and Rural Communities Act (2006) which states that 
‘Every public authority must, in exercising its functions, have regard, so far as is consistent with 
the proper exercise of those functions, to the purpose of conserving biodiversity’. Section 40(3) of 
the same Act also states that ‘conserving biodiversity includes, in relation to a living organism or 
type of habitat, restoring or enhancing a population or habitat’.  
 
Soils and Land Quality  
From the documents accompanying the consultation we consider this application falls outside the 
scope of the Development Management Procedure Order (as amended) consultation 
arrangements, as the proposed development would not appear to lead to the loss of over 20 ha 
‘best and most versatile’ agricultural land (paragraph 112 of the National Planning Policy 
Framework).  
 
For this reason we do not propose to make any detailed comments in relation to agricultural land 
quality and soils, although more general guidance is available in Defra Construction Code of 



Practice for the Sustainable Use of Soils on Construction Sites, and we recommend that this is 
followed. If, however, you consider the proposal has significant implications for further loss of 
‘best and most versatile’ agricultural land, we would be pleased to discuss the matter further. 
 
For any queries relating to the specific advice in this letter only please contact Sally King on 
07900 608 100. For any new consultations, or to provide further information on this consultation 
please send your correspondences to consultations@naturalengland.org.uk. 

 



Gloucestershire Centre for Environmental Records 
3rd October 2013 

  
Campaign to Protect Rural England 
31st October 2013 



Set out below are CPREs comments on the above application. In considering this application our 
comments cover a variety of concerns, including traffic issues, the impact upon the AONB and 
aspects of design and layout. 
 
Introduction 
The area is not within the Cheltenham Gloucester Green Belt or Cotswolds AONB, nevertheless 
this is a highly sensitive location. The outline application occupies part of a strategic land 
allocation identified as South Cheltenham ' Leckhampton Urban Extension in the Draft JCS for 
Gloucester, Cheltenham and Tewkesbury. The land allocation in the JCS identifies this area of 
South Cheltenham potentially as a suitable location for approximately 1,075 homes. 
 
It is essential to stress that just because a site has been identified in the Draft JCS Consultation 
document it does not and should not lead to the presumption that any application submitted must 
be automatically approved. It must be considered on its own merits. 
 
In this respect CPRE has three principal concerns namely:  
- the effect that this scale of development would have in worsening traffic congestion along the 
A46 with consequential implications for existing employment in Cheltenham and elsewhere;  
- the impact that the development would have on the setting of the Cotswolds AONB and the loss 
of high quality agricultural land. The site is highly visible from the escarpment to the south and in 
turn the view of the escarpment from the site is a highly valued feature of this part of Cheltenham, 
and 
- the principles on which the design and layout have been based. 
 
Traffic 
CPRE is exceptionally concerned by the applicant's failure to provide a comprehensive analysis 
of the potential impact of the scheme on: 
- traffic congestion on the A46 
- junction capacities 
- highway safety 
- pedestrian routes and safety 
- public transport including the physical ability of the A46 to accommodate a bus lane 
Traffic congestion along the A46 (part of the strategic highway network) feeding into Bath Road, 
already causes very significant delays for existing commuters into and out of Cheltenham.  
 
CPRE has noted and supports the concerns expressed by the Chamber of Commerce over 
increasing congestion along this route as a deterrent to existing and future employers locating in 
the town centre. In this respect the applicant's traffic projection of nearly a quarter (23%) increase 
requires the closest scrutiny. 
 
Unfortunately the applicant has failed to provide a comprehensive analysis of future traffic 
movements, in particular around existing and proposed junctions in the area. The scheme can 
only compound problems of congestion along the Shurdington Road by the introduction of priority 
access junctions from the site to accommodate additional bus and vehicular movements.  
 
Whilst some aspects of highway safety have been considered it appears that no consideration 
has been given to the likely impact of increased traffic flows on accident statistics. Of particular 
concern is the provision of safe pedestrian routes and crossings on the A46, including the 
physical challenge of providing a footpath on its southern side. We also note the failure to provide 
a full 'walking audit' to key facilities including schools.  
To compound all these potential problems it appears that the Shurdington Road is incapable of 
being adapted to incorporate a dedicated bus lane or other public transport priority measures. 
 
The overall lack of information, with its consequent failure to demonstrate the impact of this 
proposal, suggests that the applicant has been unable to find a workable solution to 
accommodate the additional traffic movements that will be generated by the development. As a 



result the scheme clearly fails to meet the accepted standards on which to make a sound 
decision. 
 
Setting of the AONB 
Addressing the issue of landscape impact, we note that the applicant is proposing to protect, from 
future development, an area of open land to the south by way of a planning covenant as part of 
the s106 Planning Obligation. The application shows this area as allotments, a community 
orchard and strategic open space. It is essential that this open land is protected from 
development in perpetuity. Appropriate mechanisms could include designating the land as Local 
Green Space as provided for in the NPPF (paragraphs 76 and 77) or as a Village Green under 
Common Land legislation. 
 
Additionally, a significant proportion of the site is classified as being of high quality and versatility ' 
Grade 2 and Grade 3a. Development here therefore clearly conflicts with paragraph 112 of the 
NPPF.  
 
Policy S7 of the Draft JCS states that 'Development proposals in and adjacent to the AONB will 
be required to conserve and enhance landscape, scenic beauty, wildlife, cultural heritage and 
other special qualities of the Cotswolds AONB and be consistent with the policies set out in the 
Cotswolds AONB Management Plan.' 
 
Further the Cotswolds AONB Management Plan LK3 states ' 'The surroundings of the AONB are 
also important to its landscape character and quality. Views out of the AONB and into its 
surrounding areas can be very significant. Development proposals that affect views in and out of 
the AONB need to be carefully assessed in line with Planning Policy Statement 7 (now 
superseded by the equally strong protected landscape policies contained in paras 115 and 116 of 
the NPPF) to ensure that they conserve and enhance the natural beauty and landscape 
character of the AONB.' 
 
We note that Cheltenham CBC endorsed the Cotswolds AONB Management Plan (2008 - 13), 
and included the following paragraphs in the Cheltenham Local Plan:-  
 
Para 7.22 - "In assessing proposals for development, the Council will be guided by the advice of 
the Cotswolds AONB Conservation Board ....." and in Para 7.23 ' that any revision of advice 
"issued by the Cotswolds AONB Conservation Board will be adopted by the Council and used as 
guidance for development control purposes". This formal policy must therefore form a key part of 
the Council's context for assessing the current application. 
 
All the above provide excellent reasons upon which to base a refusal and in addition we would 
stress that in seeking to protect the setting of the AONB it is of equal importance to consider the 
invaluable role the site plays in terms of its local amenity value and its open views of the AONB 
escarpment as part of the setting of Cheltenham. 
 
Design and layout 
In the centre of the site the Residential Density Plan shows a density of 41 to 55 dwellings per 
hectare. Normally CPRE supports relatively high densities for urban areas as a means to assist 
in reducing the land take from open countryside. However, in this case the proposed density is 
clearly inconsistent with the landform, location and existing adjacent housing and is therefore 
unsympathetic to its surroundings. Indeed, the Design and Access Statement's claim that the 
average site density of 42dph is reflective of the nearby densities is highly questionable. 
 
Whilst the general decrease in housing density across the site from north to south is welcome, 
the positioning of land uses and the resultant massing and density shown in the proposed layout 
takes little account of exceptionally important existing views across the site to the escarpment 
from Shurdington Road.  
 



This concern is reinforced by the proposal that housing fronting Shurdington Road would be at 
the highest density (40 to 55dph) in order to create a 'strong sense of enclosure' and to reflect 
densities near the Bath Road. We believe that this is both an inappropriate approach to design on 
the site and a questionable analogy, as most areas adjacent to the Bath Road comprise retail 
uses with single storey storage or flats above.  
 
The developer's intention is that some 2.5 storey homes (up to a maximum of 20% in the vicinity 
of the local centre) will be provided. It is also the intention that 33% of the total provision is limited 
to 2 storey buildings. The taller buildings (over 2 storeys) therefore will be taller than surrounding 
existing properties. These proposals will undoubtedly adversely affect views from existing 
housing on Shurdington Road, Kidnappers Lane and other surrounding residential areas.  
 
The developers' claim to provide a view across the site along a main street which includes a 
square and runs from Shurdington Road towards the indicative open space needs close scrutiny. 
The presence of a square and 90 degree angle on this road would however obscure or prevent 
such a view being possible from the A46 to the area south of the site.  
This loss of view will be further compounded by the proposal for office buildings of 2.5 stories on 
the site. The applicant seeks to justify the proposal as needed to ensure the development is 
viable and to reflect building heights on the Bath Road is questionable. 
  
First, the analogy with Bath Road is entirely inappropriate on this part of the A46. It suggests the 
developer is clutching at straws in an attempt to justify the design.  
 
Second, not only will the offices be visually intrusive but also the statement suggests that any 
change to their design will threaten the viability of the proposal to provide a range of services, 
facilities and a relatively high proportion of affordable dwellings. It is therefore essential that this 
application is closely scrutinised by the Borough Council in order to determine whether:- 
 
- its 'offers' to provide facilities and services are economically viable and sustainable or whether 
- if permission were to be granted, a series of alterations will end up being proposed to the site 
whereby it ultimately ends up merely providing market housing and few facilities. 
Importantly, at present, the application proposes that 40% of the 650 homes will be affordable. 
We note from the JCS Consultation Report that if market conditions dictate the level of affordable 
housing provision it will be revised in accordance with future SHMA reports. The uncertainty over 
the number of affordable houses that could potentially be delivered by this site is exceptionally 
unhelpful and indicates a concern over whether this application should be deemed to be 
'premature' at this time.  
 
We also note that the application includes the provision of a care home and that some associated 
facilities are proposed to be provided on site, such as shops, a pharmacy and a doctor's surgery. 
However, the site is approximately 3km (1.8 miles) from other facilities provided in, or near, the 
town centre. Leisure facilities and the hospital for example are not readily accessible therefore 
this site may not be the best location for elderly residents. 
 
The application also indicates that the existing doctors' surgery at Moorend Park Road, 
Leckhampton is intending to relocate to a purpose built facility as part of the local centre hub on 
this site. Importantly, this practice serves a large existing residential area and patients can 
currently walk to the surgery. Any relocation will increase journeys by car to the new facility which 
will be beyond easy walking distance for many existing patients.  
 
Taken together the issues outlined above demonstrate that the application fails on many levels to 
provide a sustainable or sympathetic form of development on this site and would significantly 
detract from the amenities currently enjoyed by local residents and those accessing Cheltenham 
from the south. 
 
Conclusion 



CPRE Gloucestershire strongly recommends that the application be rejected on the grounds of 
its failure to provide a sustainable solution to the traffic issues highlighted in this representation, 
its impact upon the AONB and the local character and amenities of the area, or  
be deferred due to a lack of critical supporting information and its failure to meet the Draft JCS 
Consultation document requirement 'to demonstrate how the strategic allocation can be 
developed as a comprehensive urban extension'. 
 

English Heritage 
4th October 2013 

Thank you for your letter of 20 September 2013 notifying English Heritage of the scheme for 
planning permission relating to the above site. Our specialist staff have considered the 
information received and we do not wish to offer any comments on this occasion. 
Recommendation 
The application(s) should be determined in accordance with national and local policy guidance, 
and on the basis of your specialist conservation advice. It is not necessary for us to be consulted 
again on this application. However, if you would like further advice, please contact us to explain 
your request. We can then let you know if we are able to help further and agree a timetable with 
you. 

  
Shurdington Parish Council 
17th October 2013 

We consider that many of our objections to the previous applications for this and the adjacent 
land in Shurdington (part of Tewkesbury borough), that is not included in this application, remain 
valid for this application even though things are moving on in the development of a draft JCS 
which is well advanced. 
 
The Joint Core Strategy and Local plans are not yet complete.   Therefore it is premature for 
Cheltenham Borough Council to decide on this application.   At the very least it needs to be 
considered as part of an overall cohesive development plan.  
 
In addition we reiterate some specific concerns: 
 
If this application is allowed than how can further applications be rejected?   Is this acceptable to 
Cheltenham Borough Council, as the result will be well on the way to complete the coalescence 
between Cheltenham and Shurdington village? 
 
1. To preserve the setting and special character of historic towns.   The fields are ancient arable 
lands with ridge and furrow ploughing to improve drainage with open views towards the Cotswold 
escarpment from the area.   The setting is important for tourism in and around Cheltenham.    
The view from the AONB Cotswold escarpment will be negatively impacted. 
2. Traffic congestion through Shurdington Village and along the A46 and Leckhampton Lane 
3. The A46 trunk road was constructed in 1820 through Shurdington village and is still the 
original width and lined with houses.   Shallow front gardens have restricted any widening of the 
carriageway. 
4. In 2013 the A46 becomes more dangerous with each new development.   Footways are 
inadequate or non-existent and the carriageway is too narrow and restricted by housing 
development for bus lanes or even cycle lanes.   Standing at some of the bus stops is dangerous. 
5. Access is now very difficult for cars and extremely hazardous for pedestrians and cyclists.   
Tragically two elderly parishioners have been killed since 2008 and there have been a number of 
serious injuries. 
6. There is continuous traffic in both directions and long tailbacks at rush hours.   When the M5 is 
diverted severe blockages result; often lasting several hours.   The large developments at 
Brockworth have resulted in a significant traffic increase, both commercial and private. 
7. All the potential new development seems to be assessed individually rather than looking at the 
overall problem.   The Shurdington Rd is at a standstill in rush hours and traffic goes dangerously 
fast off peak.   The amount of traffic using Leckhampton Lane has already increased significantly 



and as such it is becoming more dangerous. Speed needs to be effectively controlled with or 
without any further development. 
8. Some years ago when the proposal for a Shurdington bypass was removed from the plans, 
measures were promised to reduce the impact of high volumes of traffic. Nothing has happened.   
Now it is much worse and this application will add to the problems. 
Other concerns 
9. Housing development should be demand driven not developer driven. 
10. We believe that it is important to protect agricultural green belt land, even lower grade 
land such as the Brizen site, for reasons of food security.  
11. Flooding: apart from the serious floods of 2007 it is known that major flooding has 
occurred in the Chargrove / Brizen area in other years.   Building will accentuate the problem of 
flood water which passes over the A46 onto houses and businesses on the opposite side of the 
road.   Shurdington Parish Council has little confidence in the anti-flooding proposals. 
Area Planning 
Shurdington Parish Council considers that the JCS and local plan should be completed prior to 
consideration of this or any other large development.   Consent should not be given on a piece-
meal basis. 
 
Shurdington Parish Council opposes any major housing developments which will further 
aggravate the present issues in the village and therefore opposes major housing development 
such as this just outside the parish. 

  
Gloucestershire Bat Group 
14th October 2013 

Thank you for informing the Bat Group about this development, however, we do not comment on 
planning applications unless a particular bat issue is brought to our attention. 
I would like to draw your attention to the fact that all our records are forwarded to the 
Gloucestershire Centre for Environmental Records. Should there be any doubt concerning the 
presence of bats in an area these records may be accessed by planning authorities free of 
charge. An absence of bat records should not be taken to imply an absence of bats. 

  
National Planning Casework Unit 
6th November 2013 

We acknowledge receipt of your letter of 20 September 2013 enclosing the Environmental 
Statement for the above development. 

  



Cheltenham Civic Society 
2nd October 2013 

We appreciate the need for more houses in Cheltenham, and we do accept that this is a suitable 
site for new housing.  We are therefore broadly in favour of the development.  Nevertheless, 
there are already important congestion issues in Church Road and Shurdington Road which need 
to be resolved, and which must not be allowed to get worse as the result of this development. 

  
County Archaeology 
1st October 2013 

In connection with the above planning application I wish to make the following observations 
regarding the archaeological implications of development. 
 
I advise that I have checked the application site against the County Historic Environment Record: 
the wider locality is known to contain extensive archaeological remains relating to later 
prehistoric, Roman and medieval activity and settlement. 
 
I note that this planning application is supported by an Environmental Statement which is 
informed by reports presented in Appendix 7 on archaeological investigations comprising a 
heritage desk-based assessment (RPS Planning and Development, April 2010), a magnetometer 
survey (Archaeological Surveys Ltd, February 2011) and an archaeological evaluation (Cotswold 
Archaeology, January 2012). 
 
The results of these investigations were positive in that the investigations identified a number of 
archaeological features indicative of activity and settlement for which dating evidence was 
generally sparse. However, the presence of a Roman ditch and a number of intercutting medieval 
ditches indicates a likely date range. 
 
However, it should be noted that the consideration of archaeological impact is incomplete 
because there are large areas within the application site where no survey or evaluation was 
undertaken, and where the archaeological potential is therefore unknown. Areas for which no 
information is available include the majority of the land fronting onto Shurdington Road, as well 
as portions of the central and southern areas of the application site. 
 
Therefore, in accordance with the NPPF, paragraph 128, I recommend that in advance of the 
determination of this planning application the applicant should provide the results of assessment 
and evaluation within those areas not previously investigated, so as to allow an informed 
planning decision to be made regarding archaeological impact within the whole of the application 
site. 
 
I look forward to advising you further when this information is provided. 
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