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REFUSAL OF PERMISSION

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)
TOWN AND COUNTRY PLANNING
(DEVELOPMENT MANAGEMENT PROCEDURE) (ENGLAND) ORDER 2015

In pursuance of its powers under the above mentioned Act and Order Cheltenham Borough
Council, as the Local Planning Authority, hereby REFUSES TO PERMIT the following

development:-

Hybrid application seeking detailed planning permission for a 5,034 sq.m of commercial office
space (Use Class B1), 502 sg.m day nursery (Use Class D1), 1,742 sq.m supermarket food
retail unit (Class Al), a 204 sq.m coffee shop retail unit and drive-thru (Use Classes Al and A3),
with associated parking, landscaping and infrastructure works. Outline planning permission
sought for the erection of 8,034 sq.m of commercial office space (Use Class B1), together with
associated car parking, landscaping and infrastructure works, with all matters reserved (except

access).
AT: Land At North Road West And Grovefield Way Cheltenham

in accordance with the reasons specified hereunder:-

The site has extant consent for B1 office development and is allocated for employment use
(specifically B class employment or Sui Generis uses that exhibit the characteristics of
traditional B class uses) within the emerging Cheltenham Plan (Pre-submission version,
December 2017).

The application is for a mixed use development with a considerable and prominent part of
the site being given over to non-B1 uses including a supermarket, "drive thru" coffee shop
and day nursery.

The proposed non B1 uses will result in a reduction in the amount of the site available for
B1 office development along with the high quality jobs this would provide. The amount of
the site given over to non B1 uses in combination with the prominent position they would
occupy on the site would result in a dilution of the character and function of the site as a
business and represent in inappropriate balance between B1 and non B1 uses.

For these reasons the proposal is considered to be contrary to policy SD1 of the Joint Core
Strategy, policy EM2 of the adopted Local Plan and emerging policy EM3 of the
Cheltenham Plan (Pre-submission version, December 2017).
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Due to the mix of uses proposed, the development would result in an increase in traffic on
the surrounding road network into the evenings and at weekends in addition to the AM and
PM weekday peaks. This would have an unacceptable impact upon the local road network
which is already heavily used. For these reasons the proposal is considered to be contrary
to policy INF1 of the Joint Core Strategy.

The proposed layout of the site results in a predominance of hardstanding and retaining
structures which result a poor appearance and do not create an attractive streetscape or
strong sense of place which responds to the character of this transitional location. The
position of buildings including the 'Drive thru' coffee shop and supermarket, close to the
edges of the site give the layout a cramped and contrived appearance exacerbated by
exterior features such as the 'drive thru' lane and external yards. The proposal is therefore
harmful to the surrounding area by reason of its visual impact and also fails to create a high
guality business environment in this edge of town location. For these reasons the proposal
is considered to be contrary to policy SD 4 of the Joint Core Strategy and CP7 of the Local
Plan.

Tracey Crews : Director of Planning

Appeals to the Secretary of State

If you are aggrieved by the decision of your local planning authority to refuse permission for
the proposed development or to grant it subject to conditions, then you can appeal to the
Secretary of State under section 78 of the Town and Country Planning Act 1990.

If you want to appeal against your local planning authority’s decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Planning Inspectorate at
Temple Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN or online at
www.planningportal.gov.uk/pcs.

The Secretary of State can allow a longer period for giving notice of an appeal, but he will
not normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that the local
planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having
regard to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.

In practice, the Secretary of State does not refuse to consider appeals solely because the
local planning authority based their decision on a direction given by him.
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