
APPLICATION NO: 20/0032/CHR3MJ VALIDATION DATE: 6th August  2020

DISTRICT REF: 20/01573/DEEM3

AGENT: Evans Jones Ltd, Royal Mews, St. Georges Place, 
Cheltenham.

APPLICANT: Head of Property Services, Gloucestershire County Council

SITE: Land Between Farm Lane/Kidnappers Lane Cheltenham 
Gloucestershire

PROPOSAL: Variation of condition 2 (Scope of the Development) relating 
to planning consent 19/0058/CHR3MJ dated 21/07/2020 [for 
construction of a new 6 forms of entry secondary school 
building, with a new all-weather pitch, sports playing fields, a 
multi-use games area, onsite parking and other associated 
works]. Substitution of revised plans to show increased 
number of photovoltaic cells and a minor amendment to the 
proposed external compound within the grounds of the 
school.

PARISH OF Leckhampton SITE AREA: 5.66 Ha
GRID REF: 937198

RECOMMENDATION: That planning permission be granted for the variation of 
condition 2 in accordance with Regulation 3 of the Town and Country Planning 
General Regulations 1992, for the reasons set out in sections 8.69 to 8.74of 
this report and subject to the conditions set out in section 8 of this report and 
the existing planning obligation being endorsed.

1.0 SITE DESCRIPTION

1.1 The proposed Cheltenham Secondary School site is located within the 
Leckhampton area on the southern outskirts of south Cheltenham. The 5.66 
Ha site is roughly rectangular in shape, largely comprised of fields which have 
been used for arable agricultural purposes and equestrian use.  There are two 
small farming sheds located in the southern area of the site, adjacent to the 
residential property of Little Vatch.

1.2 Kidnappers Lane lies to the north of the site’s boundary, with Farm Lane 
running along the majority of its western side.  There is well-established 
hawthorn hedgerow planting approximately 5-6m high along both roads. The 
south boundary abuts an existing field, and is delineated by an existing native 
shrub buffer with occasional tree planting. Little Vatch, a detached residential 
property, is located to the south west corner of the site between the site 
boundary and Farm Lane and is screened by an existing Leylandii hedge 
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approximately 1.8m high. Hatherley Brook (designated as an ordinary 
watercourse) runs along the length of the site’s eastern boundary and forms a 
natural division between this site and the rear gardens of the adjacent small 
businesses and residents along Kidnappers Lane. These properties are set 
back from the site boundary approximately 30-65m. 

1.3 A former plant nursery is located to the north of Kidnappers Lane. Existing 
residential properties lie on the west side of Farm Lane comprising 
predominantly dormer bungalows all east facing towards the site. Views of the 
site from these units are currently screened by the existing established 
hawthorn hedge that borders the west boundary of the site.

1.4 The site is not within a protected landscape; however the Green Belt (GB) and 
Area of Outstanding Natural Beauty (AONB) share a boundary, on the 
southern side of Church Road which lies approximately 300m from the site. A 
prominent feature of the AONB and the surrounding landscape, is 
Leckhampton Hill which incorporates a large footpath network that affords 
views across the site towards Cheltenham.

1.5 An existing public right of way (PROW) runs through the site, east to west, and 
is located within the more elevated part of the site close to the southern 
boundary. 

1.6 Vehicular access to the site is currently obtained via two gated entrances off 
Farm Lane, on the western boundary. The first entrance is approximately 140 
metres south of the Farm Lane/ Kidnappers Lane junction. The second 
entrance is situated further south along Farm Lane, approximately 10 metres 
from the Brizen Lane Junction. Pedestrian access is afforded to an existing 
PROW running west/east across the site (Leckhampton Footpath 9). (This is 
subject to a separate stopping up application of the footpath related to the 
consideration of this planning application).

1.7 The topography of the site entails a level difference of 7.0m, falling from the 
highest point in the south west corner of the site, to the lowest point in the 
north east corner of the site. As well as this cross fall across the length of the 
site, an approximate fall of 2.0m also exists directly along the eastern 
boundary falling towards the direction of Hatherley Brook. As a consequence 
of this, the PROW drops away sharply at its eastern end where it crosses 
Hatherley Brook.

1.8 A scheduled ancient monument is located approximately 250m south-east of 
the application site, referred to as the moated site and fish ponds at Church 
Farm, Leckhampton. The closest listed buildings are located 90m south of the 
site which comprise of the 18th Century Grade II listed buildings known as 
Leckhampton Farmhouse and a late 16th Century to mid- 17th Century Barn.

1.9 The site falls within the Impact Risk Zone 1 of Leckhampton Hill and Charlton 
Kings Common Site of Specific Scientific Interest (SSSI) which lies 1.3km from 
the Site. The Hatherley Brook and the existing hedgerow/tree network are 
considered of local level value.



1.10 Environment Agency mapping shows the majority of the site located within 
Flood Zone 1, an area of land assessed as having a less than 1 in 1,000 
annual probability of river or sea flooding. A small strip along the eastern 
boundary is within Flood Zones 2 and 3 of the Hatherley Brook. The extent of 
the Flood Zone 2 reaches approximately 15m west into the site in the far 
northeast corner of the site, at the Kidnappers Lane crossing. Anecdotal 
evidence confirms that the public highway (Kidnappers Lane) flooded during 
the major flood event of 2007.

1.11 A desktop study analysis reveals the Agriculture Land Classification of the site
as Subgrade 3b, a grade of moderate quality agricultural land capable of 
producing moderate yields of a narrow range of crops, principally cereals and 
grass or lower yields of a wider range of crops or high yields of grass which 
can be grazed or harvested over most of the year. As lower quality agricultural 
land, no statutory policy protection is provided.

Screening Opinion

1.12 The proposal is an amendment to an existing planning permission, which was 
screened for the need for an environmental statement and after consultation 
with Statutory Consultees, one was not requested. This proposal falls under 
Schedule 2 10 (b) Urban development projects, including the construction of 
shopping centres and car parks, sports stadiums, leisure centres and multiplex 
cinemas. From Column 2, (i) the development includes more than 1 hectare of 
urban development which is not dwelling house development; or (iii) the 
overall area of the development exceeds 1ha. 

1.13 Whilst the proposed S.73 amendment to the school development falls within 
the scope of Schedule 2 it would not, in the opinion of this Authority, be likely 
to have a significant effect on the environment in terms of the requirement for 
an Environmental Impact Assessment (EIA). Having consulted with the County 
Landscape Advisor and Cheltenham Borough Council, it is considered that the 
proposed amendments would not have a significant effect on the environment 
to warrant the production of an EIA.  An Environmental Statement has 
therefore not been requested.

2.0 DESCRIPTION OF DEVELOPMENT

2.1 Members will recall that the planning application for the proposed new school 
19/0058/CHR3MJ was determined by the Planning Committee on the 14th May 
2020. The determination was subject to the completion of a s.106 Agreement 
to secure biodiversity offset land, which was completed and signed on the 17th 
July 2020. The planning permission certificate was issued on 21st July 2020. 
At that time, while not forming part of the submitted proposals, the Applicant 
committed to improving the sustainability credentials of the building to a net 
zero carbon emission with an energy performance certificate rating of ‘A’. It is 
to address these issues that this further application has been made and is 
before Committee for determination.



2.2 Further, a written application was made to seek a judicial review of the 
planning decision19/0058/CHR3MJ. On 29th October 2020 the High Court 
refused permission to proceed with the judicial review claim.  On 5th November 
2020 the Claimant requested a renewal of their application to be heard by way 
of oral hearing. The oral hearing was listed to be heard on the 15th December 
2020. However, this was postponed until 23rd February 2021 when HHJ Cotter 
granted leave for a Judicial Review on one point of the claimants submission 
only, in respect of valued landscape. He has advised that date for hearing will 
be 16th March and will be set down for a day, recognising the urgency to 
conclude this matter. A further update will given at planning committee.

2.3 The proposal within this application is for the variation of condition 2 (Scope of 
the Development) relating to planning consent 19/0058/CHR3MJ dated 
21/07/2020 [for construction of a new 6 forms of entry secondary school 
building, with a new all-weather pitch, sports playing fields, a multi-use games 
area, onsite parking and other associated works]. This application is for the 
substitution of revised plans to show increased number of photovoltaic (PV) 
cells and a minor amendment to the proposed external compound within the 
grounds of the school.

2.4 The following is a summary of the information submitted by the Applicant in 
support of this application:

2.5 This application seeks to substitute amended plans which respond directly to 
the County Council’s commitment to address the climate change emergency. 
The approved scheme included a small array of PV cells upon the roof. This 
together with a fabric first design philosophy already achieved significant 
betterment when compared with the 2013 building regulation requirements.  
The revisions proposed within this application include covering the whole of 
the proposed roof with PV cells in so doing lifting the sustainability credentials 
of the building to a net zero carbon emission with an energy performance 
certificate rating of ‘A’.

2.6 This proposal will introduce additional PV cells and increase the height of the 
roof parapet wall. The increase in the area covered by PV panels will increase 
from 650m2 to 1,500 m2. The parapet wall will increase by 450mm on the main 
classroom buildings and 575mm on the main hall. The PV panels will not be 
on the sports hall nor the main hall roof.

2.7 In addition, this application also includes a minor amendment to the proposed 
external compound within the grounds of the school. At the request of the 
Academy Trust the size of the compound has been increased, thus the 
opportunity has been taken within this application to also seek approval for 
that minor amendment.

2.8 The primary amendment to the approved scheme flowing from the provision of 
the larger PV array is a requirement to slightly raise the height of the parapet 
wall surrounding the roof covering. This is necessary to provide adequate 
protection for those working upon the roof when undertaking maintenance of 
the PV array.



2.9 The requirement for a large compound results from a review of the storage 
requirements undertaken by the Balcarras Academy Trust.

2.10 Additional information in respect of glint and glare was received on 3rd and 
23rd December 2020 to address the issues raised by the GCC Glint and Glare 
Advisor. The updated glint and glare report provides further and fuller 
explanation in respect to the assessment of various receptor points. In 
addition further information has been supplied in respect of the landscape and 
visual impact. 

https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCConte
nts?Filename=images%2f20_0032_CHR3MJ_AGT_G%26G_REBUTTAL.PD
F 
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCConte
nts?Filename=images%2f20_0032_CHR3MJ_GLINT%26GLARE_30NOV20.
PDF 
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCConte
nts?Filename=images%2f20_0032_CHR3MJ_AGT_RESP_03DEC20.PDF

3.0 PLANNING HISTORY

3.1 A review of Cheltenham Borough Council’s (CBC), Tewkesbury Borough 
Council’s (TBC), and Gloucestershire County Council’s (GCC) online planning 
register identified the following planning history associated with this site.

Gloucestershire County Council Planning Applications.
Ref number Description Decision 
20/0035/COMPLI Compliance with conditions 14 

(Sustainable Drainage System (SuDS)) & 
23(Arboricultural Method Statement) 
relating to planning consent 
19/0058/CHR3MJ dated 21/07/2020.

Compliance 
with 
Conditions

20/0064/COMPLI Compliance with condition 16 (Community 
Use Agreement) relating to planning 
consent 19/0058/CHR3MJ dated 
21/07/2020.

Compliance 
with 
Conditions

20/0075/NONMAT Amending the hedgerow removal on site to 
accommodate construction phasing on site

Decision 
awaited

21/0009/COMPLI Compliance with condition 12 (Materials) Decision 
awaited

21/0008/COMPLI Compliance with condition 26 (tree, shrub, 
hedgerow planting scheme) relating to 
planning consent 19/0058/CHR3MJ dated 
21/07/2020.

Decision 
awaited

19/0058/CHR3MJ Construction of a new 6 forms of entry 
secondary school building, with a new all-
weather pitch, sports playing fields, a multi-
use games area, onsite parking and other 

Consent
21/07/2020

https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCContents?Filename=images%2f20_0032_CHR3MJ_AGT_G%26G_REBUTTAL.PDF
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCContents?Filename=images%2f20_0032_CHR3MJ_AGT_G%26G_REBUTTAL.PDF
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCContents?Filename=images%2f20_0032_CHR3MJ_AGT_G%26G_REBUTTAL.PDF
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCContents?Filename=images%2f20_0032_CHR3MJ_GLINT%26GLARE_30NOV20.PDF
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCContents?Filename=images%2f20_0032_CHR3MJ_GLINT%26GLARE_30NOV20.PDF
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCContents?Filename=images%2f20_0032_CHR3MJ_GLINT%26GLARE_30NOV20.PDF
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCContents?Filename=images%2f20_0032_CHR3MJ_AGT_RESP_03DEC20.PDF
https://ww3.gloucestershire.gov.uk/PROW/PROWWS.asmx/GetFileGCCContents?Filename=images%2f20_0032_CHR3MJ_AGT_RESP_03DEC20.PDF


associated works.

Cheltenham and Tewkesbury Borough Councils’ neighbouring land 
applications.
Ref number: Description Decision
19/00334/OUT Residential development of up to 25

dwellings, associated infrastructure, open 
space and landscaping, with creation
of new vehicular access from Kidnappers 
Lane, Demolition of existing buildings
Land Off Kidnappers Lane Cheltenham 
Gloucestershire.

Allowed on 
Appeal  
23/03/2020
CBC

19/00471/FUL Erection of two self-build dwellings and 
associated works. Little Vatch, Farm Lane, 
Leckhampton, Cheltenham, Gloucestershire, 
GL53 0NS. 

Refused
22/04/2020
CBC

13/01605/OUT 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 floor space 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, children’s nursery and/or
cottage hospital; a primary school of up to 
1.72ha; strategic open space including 
allotments; access roads, cycle ways, 
footpaths, open space/landscaping and 
associated works; details of the principal 
means of access; with all other matters to be 
reserved.

Refused
08/08/2014
CBC

14/00838/FUL Full application for residential development 
comprising 377 dwellings, including access 
and associated infrastructure. Land To The 
West Of Farm Lane, Shurdington. 

Consent
26/04/2016
Tewkesbury 
BC

3.2 The remaining area to the north of the school application site, covered by 
Cheltenham Local Plan policy MD4 is the subject of pre-application 
discussions between the developer and CBC (not involving GCC Planners). 
Pre-application public consultation by the developer has taken place in the last 
year, but it is unclear when an application will be forthcoming.

4.0 POLICY CONTEXT

National Planning Policy Framework



4.1 The revised National Planning Policy Framework (NPPF3) published on 19th 
February 2019 sets out the Government’s planning policy for England and 
how this is expected to be applied and is a material consideration in 
determining this application.  In assessing and determining planning 
proposals, the local planning authority should apply the presumption in favour 
of sustainable development, which is the main focus of the NPPF3 in relation 
to both the plan-making and decision making process.

4.2 Paragraph 124 of the NPPF3 states that “the creation of high quality buildings 
and places is fundamental to what the planning and development process 
should achieve.  Good design is a key aspect of sustainable development, 
creates better places in which to live and work and helps make development 
acceptable to communities. Being clear about design expectations, and how 
these will be tested, is essential for achieving this. So too is effective 
engagement between applicants, communities, local planning authorities and 
other interests throughout the process.” 

4.3 Paragraph 127 of the NPPF3 states that planning decisions should ensure 
that developments: 

a. “will function well and add to the overall quality of the area, not just for 
the short term but over the lifetime of the development; 

b. are visually attractive as a result of good architecture, layout and 
appropriate and effective landscaping; 

c. are sympathetic to local character and history, including the 
surrounding built environment and landscape setting, while not 
preventing or discouraging appropriate innovation or change (such as 
increased densities);

d)  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 to live, work and visit;

e) optimise the potential of the site to accommodate and sustain an 
appropriate amount and mix of development (including green and other 
public space) and support local facilities and transport networks; and

f) create places that are safe, inclusive and accessible and which 
promote health and well-being with a high standard of amenity for 
existing and future users and where crime and disorder and the fear of 
crime, do not undermine the quality of life or community cohesion and 
resilience..”

4.4 Paragraph 148 of the NPPF3 states “…The planning system should support the 
transition to a low carbon future in a changing climate, taking full account of 
flood risk and coastal change. It should help to: shape places in ways that 
contribute to radical reductions in greenhouse gas emissions, minimise 
vulnerability and improve resilience; encourage the reuse of existing resources, 
including the conversion of existing buildings; and support renewable and low 
carbon energy and associated infrastructure.”



4.5 Paragraph 150 b) of the NPPF3 states that “…New development should be 
planned for in ways that can help to reduce greenhouse gas emissions, such as 
through its location, orientation and design. Any local requirements for the 
sustainability of buildings should reflect the Government’s policy for national 
technical standards.”

4.6 Paragraph 153 of the NPPF3 states that “In determining planning applications, 
local planning authorities should expect new development to:
b) take account of landform, layout, building orientation, massing and 
landscaping to minimise energy consumption.”

4.7 Paragraph 154 of the NPPF3 states that “When determining planning 
applications for renewable and low carbon development, local planning 
authorities should:

a) not require applicants to demonstrate the overall need for renewable or 
low carbon energy, and recognise that even small-scale projects provide 
a valuable contribution to cutting greenhouse gas emissions; and

b) approve the application if its impacts are (or can be made) acceptable.. 
Once suitable areas for renewable and low carbon energy have been 
identified in plans, local planning authorities should expect subsequent 
applications for commercial scale projects outside these areas to 
demonstrate that the proposed location meets the criteria used in 
identifying suitable areas.”

4.8 Paragraph 170 of the NPPF3 requires planning decisions to enhance the 
natural and local environment by: 

“a) protecting and enhancing valued landscapes, sites of biodiversity or 
geological value and soils (in a manner commensurate with their statutory 
status or identified quality in the development plan);

b) recognising the intrinsic character and beauty of the countryside, and the 
wider benefits from natural capital and ecosystem services – including the 
economic and other benefits of the best and most versatile agricultural land, 
and of trees and woodland;

c) maintaining the character of the undeveloped coast, while improving public 
access to it where appropriate;

d) minimising impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks that are more resilient to current 
and future pressures;

e) preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels 
of soil, air, water or noise pollution or land instability. Development should, 
wherever possible, help to improve local environmental conditions such as 
air and water quality, taking into account relevant information such as river 
basin management plans; and

f) remediating and mitigating despoiled, degraded, derelict, contaminated and 
unstable land, where appropriate.”

Gloucestershire Waste Core Strategy (WCS) (2012)



4.9 Under Section 38(6) of the Planning and Compulsory Purchase Act 2004, 
planning applications should be determined in accordance with the 
Development Plan unless material considerations indicate otherwise.  

4.10 The WCS forms part of the Development Plan. Policies from the adopted 
WCS which are relevant to this application are:

 Policy WCS1 – Presumption in Favour of Sustainable Development
 Policy WCS2 – Waste Reduction

Joint Core Strategy – Adopted 5th December 2017

4.11 The adopted Joint Core Strategy (JCS) forms part of the Development Plan 
and provides the strategic policy for development across the three 
administrative areas of Cheltenham, Gloucester and Tewkesbury until 2031.  
Tewkesbury Borough Council formally adopted the Joint Core Strategy (5th 

December 2017) along with Gloucester City Council (23rd November 2017) 
and Cheltenham Borough Council (11th December 2017). 

Relevant JCS policies are:
 Policy SP1 – The Need for New Development.
 Policy SP2 – Distribution of New Development.
 Policy SD3 – Sustainable Design and Construction.
 Policy SD4 – Design Requirements.
 Policy SD6 – Landscape.
 Policy SD7 – The Cotswold Area of Outstanding Natural Beauty.
 Policy SD8 – Historic Environment.
 Policy SD14 – Health & Environmental Quality.
 Policy INF3 – Green Infrastructure.
 Policy INF4 – Social and Community Infrastructure.
 Policy INF5 – Renewable Energy and low carbon energy development.
 Policy INF6 – Infrastructure Delivery.

Joint Core Strategy Review 

4.12 The JCS authorities have published an 'Issues and Options' consultation 
under Regulation 18 of the Town and Country Planning (Local Planning) 
(England) Regulations 2012. The consultation period ran from 12th November 
2018 to the 11th January 2019.  This is at an early stage in the review process 
therefore carries no significant weight.

Cheltenham Plan 2011-2031 (Adopted 20th July 2020)

4.13 Relevant policies (applicable to this section 73 application) are summarised
below:

 Policy D1: Design
 Policy L1: Landscape and setting
 Policy H2: Land allocated for mixed use development
 Policy MD 4: Leckhampton.



4.14 All of the above factors were considered in detail in consideration of the 
original application. This proposal accords with the policy objectives of the 
now adopted Cheltenham Plan, in part of the allocated mixed use 
development as set out within policy MD4: Leckhampton.

4.15    The newly adopted Local Plan does not contain any specific policies relating 
to climate change.

Other District Council Policy
 
Leckhampton and Warden Hill Neighbourhood Plan

4.16 On 15th September 2015, CBC approved the designation of a neighbourhood 
area covering Leckhampton with Warden Hill Parish made under Section 61G 
of the Town and Country Planning Act 1990 and Regulation 5(1) of the 
Neighbourhood Planning (General) Regulations 2012 to enable the Parish 
Council to undertake neighbourhood planning and prepare a neighbourhood 
plan.  To be adopted by the Borough Council, the neighbourhood plan must 
be in general conformity with the development strategy and policies set out in 
existing development plans.  CBC’s website shows no neighbourhood plan 
has been adopted for this area to date.  

Other County Council Policy

Gloucestershire County Council Climate Change Commitment 

4.17 On the 15th May 2019, GCC endorsed a climate change emergency and 
committed to help deliver a carbon neutral county by 2050.  Councillors 
agreed at Full Council to work with partners to identify what measures are 
needed to deliver a stepped target of 80 percent reduction of carbon 
emissions by 2030.  This commitment refers to the inclusion in the Council’s 
major strategies such as the Local Transport Plan (LTP) to having clearly 
identified strategies to reduce carbon emissions. 

4.18 While not part of the Development Plan, the Council’s Climate Change 
Commitment could be considered a material consideration when determining 
planning applications.   

Gloucestershire’s Climate Change Strategy (December 2019)  

4.19 Gloucestershire County Council’s vision:
“By 2050 we will create a carbon neutral county that provides quality of life 
now and for future generations, having improved the quality of our natural 
environment. By 2030 we will have reduced our carbon emissions by 80%.”



The strategy sets out a challenging action plan with short, medium and long 
term measures to reduce carbon emissions. Most relevant actions to this 
application are:

Action By Who Resources needed Lead Organisation 
11. Work with our partners 
to ensure that all new 
public buildings and 
residential and commercial 
developments support the 
move to zero carbon and 
improve resilience 

Leadership 
Gloucestershire 

To be established GCC 

12. Work with our partners 
to aim for all new 
development sites to 
deliver high quality green 
infrastructure in line with 
the ‘Building with Nature’ 
standards, developed by 
Gloucestershire Wildlife 
Trust. 

Leadership 
Gloucestershire 

To be established GCC 

The Council has pledged to:

2. Buildings – ours, residents, businesses and partners
 Work with our partners to aim for all new development sites to deliver 

high quality green infrastructure in line with the ‘Building with Nature’ 
standards, developed by Gloucestershire Wildlife Trust.

7. Land use
 Develop and implement the ‘Million Trees Challenge’; an extensive tree 

planting programme with public and private landowners across the 
county, aiming to plant a million trees by 2030 as a significant 
contribution to Net Zero by 2050.

 Support Gloucestershire Local Nature Partnership to maintain and 
enhance the quality of our natural environment, protecting and 
enhancing biodiversity including in managing our own estate.

Gloucestershire’s Local Transport Plan 2015 – 2031

4.20 Whilst not part of the Development Plan, the adopted (2011) LTP is a material 
consideration to be taken into account when preparing the Development Plan 
and when determining planning applications.  The LTP sets out the long-term 
transport strategy up to 2031.  It aims to influence how and when individuals 
choose to travel so that individual travel decisions do not cumulatively result in 
the failure of the transport network, negatively impacting on the desirability of 
Gloucestershire as a place to live, work and invest.  The LTP is currently being 
reviewed as new priorities emerge, and was subject to public consultation 
early in 2020, the 10 week consultation period closed on 26th March 2020. The 
revised LTP was approved at Cabinet on 27th January 2021 and will be 
considered for adoption at Full Council on 17th March 2021.



4.21 The LTP explains that GCC is the local Highway Authority and the Transport 
Authority and does not have resources to address problems without close 
partnership working and shared responsibility of parish and district councils, 
businesses, transport operators and individuals.  Funding streams are needed 
to support the delivery of the Plan.  It is no longer the function of the LTP to 
identify all of the required funding for transport.  Funding contributions may be 
obtained from developers of land through planning obligation agreements with 
local planning authorities and / or Community Infrastructure Levy (CIL) to 
mitigate the impact of development in line with policies of the NPPF3.  

Other Policy

Cotswold Area of Outstanding Natural Beauty (AONB) Management Plan 
2018-2023

4.22 The Cotswolds AONB Management Plan is a statutory plan prepared by the 
Cotswold Conservation Board, which sets out the vision, outcomes and 
policies for the management of the Cotswolds AONB for the period 2018-
2023. The Management Plan has two primary purposes:

1. To conserve and enhance the natural beauty of the Cotswolds AONB.
2. To increase the understanding and enjoyment of the special qualities of the 
Cotswolds AONB.

The relevant policies are:

Policy CC2: Compliance with Section 85 of the Countryside and Rights of Way 
Act (the ‘Duty of Regard’)
Policy CC7: Climate Change – Mitigation 
Policy CE1: Landscape

5.0 REPRESENTATIONS

5.1 The application was publicised by site notices dated 15th October 2020 and a 
press notice in the Gloucestershire Echo newspaper on the 15th October 2020.  
The expiry date for comments was 5th November 2020.  

5.2 234 neighbour notification letters were sent to all persons having made 
representations on the previous planning application 19/0058/CHR3MJ. No 
public comments have been received.

5.3 Local Member
County Councillor R Vines - Brockworth Division

“I have no comments to make.”

Local Member
County Councillor I Dobie – Leckhampton and Warden Hill



“As the local county councillor, I have been invited to comment on this 
application.

I strongly support increasing the use of photovoltaic arrays to generate more 
electricity at the new High School Leckhampton.

This will help towards achieving the aim of making this new build CO2 neutral 
- which is entirely in line with the current, publicly declared, policy of 
Gloucestershire County Council.”

6.0 CONSULTATIONS

6.1 Cheltenham Borough Council (CBC)

No objection raised.

6.2 Leckhampton with Warden Hill Parish Council 

No objections to the application.

6.3 Shurdington Parish Council

No comments received.

6.4 Up Hatherley Parish Council 

No comments received.

6.5 Natural England (NE)

NE currently has no comment to make on the variation of condition 2.
 
Should the proposal be amended in a way which significantly affects its impact 
on the natural environment then, in accordance with Section 4 of the Natural 
Environment and Rural Communities Act 2006, NE should be consulted again. 
Before sending us any further consultations regarding this development, 
please assess whether the changes proposed will materially affect any of the 
advice we have previously offered.  If they are unlikely to do so, please do not 
re-consult us.

6.6 Cotswold Conservation Board 

Thank you for consulting the Cotswolds Conservation Board on the above 
planning application, which relates to a proposed variation of condition 2 for 
planning consent 19/0058/CHR3MJ. 

The proposed development is located in the setting of the Cotswolds AONB, 
approximately 1.7km from elevated AONB viewpoints on Leckhampton Hill.



At present, the Board does not have capacity to provide a substantive 
response to this consultation. The lack of a substantive response from the 
Board should not be taken to mean that the Board has taken the view that the 
proposed development would, or would not, have any adverse impacts on the 
AONB.

The Board asks that, when the local planning authority assesses and reaches 
a decision on the planning application, explicit consideration is given to the:

 Statutory duty to have regard to the purpose of conserving and 
enhancing the natural beauty of the AONB (Section 85 of the 
Countryside and Rights of Way Act 2000) 
(https://www.legislation.gov.uk/ukpga/2000/37/section/85);

 Cotswolds AONB Management Plan 2018-2023 
(https://www.cotswoldsaonb.org.uk/wp-
content/uploads/2018/12/Management-Plan-2018-23.pdf) ;

 Views from and to the AONB, in relation to the Cotswold escarpment - 
these views are one of the 'special qualities' of the AONB, as outlined 
in Chapter 3 of the AONB Management Plan;

 Cotswolds AONB Landscape Character Assessment 
(https://www.cotswoldsaonb.org.uk/our-landscape/landscape-
character-assessment/ ), particularly, in this instance, with regards to 
Landscape Character Type (LCT) 2 (Escarpment);

 Cotswolds AONB Landscape Strategy and Guidelines 
(https://www.cotswoldsaonb.org.uk/our-landscape/landscape-strategy-
guidelines/ ), particularly, in this instance, with regards to the strategy 
and guidelines for LCT 2 (link);

 Cotswolds AONB Local Distinctiveness and Landscape Change 
(https://www.cotswoldsaonb.org.uk/our-landscape/local-distinctiveness-
landscape-change/ );

 Cotswolds Conservation Board Position Statements 
(https://www.cotswoldsaonb.org.uk/our-landscape/position-statements/ 
), in particular, in this instance, the Position Statement on Development 
in the Setting of the Cotswolds AONB 
(https://www.cotswoldsaonb.org.uk/wp-
content/uploads/2017/08/setting-position-statement-2016-adopted-with-
minor-changes-30616-1.pdf ).

6.7 Historic England

Thank you for your letter of 14 October 2020 regarding the above application 
for a variation of condition 2 (scope of development) relating to planning 
consent 19/0058/CHR3MJ. On the basis of the information available to date, 
we do not wish to offer any comments. We suggest that you seek the views of 
your specialist conservation and archaeological advisers, as relevant.

It is not necessary for us to be consulted on this application again, unless 
there are material changes to the proposals. However, if you would like 
detailed advice from us, please contact us to explain your request.

https://www.legislation.gov.uk/ukpga/2000/37/section/85
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2018/12/Management-Plan-2018-23.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2018/12/Management-Plan-2018-23.pdf
https://www.cotswoldsaonb.org.uk/our-landscape/landscape-character-assessment/
https://www.cotswoldsaonb.org.uk/our-landscape/landscape-character-assessment/
https://www.cotswoldsaonb.org.uk/our-landscape/landscape-strategy-guidelines/
https://www.cotswoldsaonb.org.uk/our-landscape/landscape-strategy-guidelines/
https://www.cotswoldsaonb.org.uk/our-landscape/local-distinctiveness-landscape-change/
https://www.cotswoldsaonb.org.uk/our-landscape/local-distinctiveness-landscape-change/
https://www.cotswoldsaonb.org.uk/our-landscape/position-statements/
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/setting-position-statement-2016-adopted-with-minor-changes-30616-1.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/setting-position-statement-2016-adopted-with-minor-changes-30616-1.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/setting-position-statement-2016-adopted-with-minor-changes-30616-1.pdf


6.8 Western Power Distribution

No response.

6.9 Gloucestershire Airport
No response.

7.0 STRATEGIC INFRASTRUCTURE OBSERVATIONS

7.1 County Ecologist
This variation proposal is for amendment of the roof of the new school to be 
built but also an increase in size of the proposed external compound. My 
attention in considering any biodiversity implications is to study the proposed 
replacement landscape masterplan. This is a crucial document in the 
construction and operation of the new high school.

I have compared the new Landscape Masterplan drawing P19-0501_02 Rev C 
dated 06/07/2020 with current approved drawing P19-0501_02 Rev B dated 
4/02/2020. Revision C shows a larger external compound 'to allow 4 high cube 
containers'. This change results in one less formal tree being planted and a 
small area of amenity shrub/ground cover not being introduced. This is quite a 
small change and a negligible reduction of biodiversity enhancement 
represented in the landscaping scheme. I therefore have no objections to 
allowing this variation which has no significant implications for biodiversity.

Recommendations
The following items should be addressed to be able to consent this 
development. 

Pre-determination:
Determine whether there are implications for the wording of the S106 
agreement associated with consent 19/0058/CHR3MJ dated 21/07/2020. If so 
I assume it will need updating and re-signed.

Determination:
As part of a consent that may be granted items including the following below 
should be attached:

1. The new landscape masterplan drawing P19-0501_02 Rev C dated 
06/07/2020 must be reflected in the new Scope of Development 
condition (previously numbered 2) and previously numbered condition 
29.

2. Informatives as for 19/0058/CHR3MJ are still required, i.e. previously 
numbered 7, 8 and 19. In respect of informative 19, which covers the 
S106 agreement, I refer you to the pre-determination item above.

Biodiversity enhancement is not recommended because it is unreasonable to 
require it or achieve it given the scale and type of variation concerned.



7.2 County Landscape Advisor
(GCC Landscape & Visual Architect Consultant)

Comments received on 17/09/2020

Thank you for your email and letter regarding the above Reg 73 application to 
vary Condition 2 of application 19/0058/CHR3MJ dated 21/07/2020.
Firstly, to deal with your request for my opinion on the need for a formal 
environmental statement as the application falls within Section 2 of the Town 
and Country Planning (Environmental Impact Assessment) Regulations 2017. 
Having reviewed the submitted information, I am content that in respect of 
landscape and visual impacts a formal ES is not required. As previously 
discussed and subsequently requested by you, an addendum to the previous 
LVIA [Landscape Value Impact Assessment] has been produced and 
submitted. Taking account of this and the proposed variations, I do not 
consider them to be of sufficient significance.
Secondly, to assess the landscape and visual impacts and mitigation 
proposed, the planning statement refers to three changes to the approved 
design:
1) To increase the currently approved "small array" of PVs to full coverage of 
the roof
2) Raising the parapet to provide safety for those maintaining the PVs etc. 
3) Increasing the size of the storage compound adjacent to the MUGAs [Multi 
Use Games Area].
I note that a separate Glare and Glint Report has been commissioned and is 
submitted and also included as Appendix 3 to the LVIA addendum. Having 
read this, I am concerned that, whilst the potential impact on the Gloucester 
Airfield and planes landing/taking off is very fully assessed but I have 
concerns that the assessment of impact on other receptors is too closely 
drawn at (para 5.1) a 1km radius. This has the effect of ignoring potential 
receptors in the AONB and from viewpoints on the rising scarp slope where 
the PV cells and any glare from them is likely to be more obvious as it will not 
be screened either by the building form or intervening vegetation. I would 
suggest this needs to be addressed in both Glare/Glint and LVIA 
assessments.
It is unclear why the parapet needs raising? It suggests it wasn't at a suitable 
height to provide safety originally? I can accept the LVIA assessment that the 
increase in parapet height by 450mm to 575mm is probably insignificant, it 
would be helpful to understand why other potential safety measures have not 
been assessed, for example railings or similar that would provide the same 
level of safety but avoid the massing of the increase in solid structure?
As you know, when I first commented to you, I had concerns that, on an 
already heavily developed site, the doubling in size of the storage building 
could not be off-set by appropriate biodiversity gain and landscape 
improvements. From reviewing the revised site plan and the LVIA addendum, 
as set out in paras 1.5 and 1.6, it is clear that there are significant visual, 
landscape and biodiversity gains now proposed compared to 
19/0058/CHR3MJ with increased hedgerow retention, new hedgerow and tree 
planting and other improvements. These are to be welcomed. I note that in 
part these have been able to be brought forward on the basis of a now 



completed Arboricultural Survey. This does not appear to form part of this 
application but it would be helpful to have sight of it before making any final 
comments.

I would be pleased if you could seek the above additional information and 
clarification from the applicant so that I can take that into consideration before 
making my final comments and proposed conditions.

Comments received on 29/10/20

Thanks for your email and letter.

I've reviewed the additional information provided by the agent; in particular the 
Evans Jones letter of 2nd October 2020.

With regard to my comments on the parapet, I am content with the justification 
given as being the best H&S [Health & Safety] solution for operatives working 
on the roof.

I am disappointed that the agent has sought to dismiss consideration of glare 
impacts on the AONB on the grounds of no safety impacts and considers 
"annoyance" not to be an issue. I am also disappointed that the Pegasus 
Group LVIA statement ignores residential receptors. I have forwarded you 
separate request for comment on glare to our intrusive lighting expert and am 
happy to be guided by his comments in respect of the significance of potential 
impacts on the AONB.

Comments received on 16/12/2020

Thanks for your email and the further information.

In respect of landscape and visual matters I’ve read the revised report and 
also, in particular, the letter from David Jones of Evan Jones of 3rd December 
[2020] (Ref: 14229) with the additional comments and assessment from 
Pegasus Landscape Architects. I am content with their assessment and thank 
them for drawing my attention to the cross-section showing the parapet wall 
and association with the PV array.

Considering the above, I have no further comments in respect of landscape or 
visual matters.

7.3 GCC Glint/Glare/Lighting Advisor 

Comments received on 17/11/2020

We have reviewed this document  and  find  it to be a detailed  document that  
follows accepted practices  with  regard  to  Glare  and Glint  generally.  The 
document covers two types of receptors aviation receptors and ground  based 
receptors. There are no residential receptors identified. The aviation receptors 
for both the approaches, runways and ATC [Air Traffic Control] control tower 



are covered well and taking the report at face value there are no issues.  You 
have to accept all the assumptions within the report to get to this conclusion.  
However noting that Pager Power are specialists in this area their knowledge 
is good indication that the assumptions are reasonable for the airport.  

The ground based receptors is a different case they have identified 53 
receptors of which 24 they say have a view of the panels.  It is not clear how 
that reduction from 53 to 24 receptors has been made as the mitigation is 
seen to be by the shielding of vegetation we would expect that the report be 
supported by ground level photographic evidence from the points and not 
aerial photography.  This approach is the one that is adopted for obtrusive 
light assessments and is recognised methodology when assessing views.  
What is common in this report along with the recent report for Quayside house 
is insufficient background supporting information about the project  itself such 
as key sections and elevations showing the arrangement of the  panels to 
enable understanding orientation of the panels, roofscape and  any shielding 
that may be offered in terms of parapets and projections, etc. We would not 
expect Pager Power to produce the architectural information but they should 
include information from the architects or contractors to support their 
knowledge about the project and identify the dataset they have used in their 
programme to produce the analysis.

We also note that there is no assessment for the additional points for the 
AONB are not taken into account and would support the statement that from a 
health and safety statement that you would not consider a point beyond 1 Km. 
However the Glint and Glare Advisor believes the point being made here is 
that this is one of visual nuisance.  He cannot establish from the report as to 
whether the glare or glint would exist.  However there is no guidance or 
legislative framework for the nuisance to be assessed. 

In summary we would suggest that the report needs strengthening with regard 
to the ground based receptors and some additional project drawings be 
included to detail the arrangement of the panels and the general  arrangement 
of the roof.

Comments received on 17/12/2020

We believe there is not a substantial issue with glare and glint with this project, 
but this general opinion has had to be based upon the assumptions that are 
made in the Pager Power (PP) report (ref 9917A rev3) dated 30th November 
2020.

The aviation section of this report follows established practice and is 
comprehensive enough to say there are no issues.

It is clear in revision 3 of the report that some of our previous comments have 
been addressed but not all of them. The format of the report is not ideal and 
you have to continually move between sections to see whether a point has 
been addressed in another section of the document. There is little to no cross-
referring between sections.



It is the residential and public right of way receptors that cause a certain 
amount of concern.

General concerns

We still have to make significant assumptions about the PV installation, 
position and view of sensitive receptors. Atkins would expect that 
substantiation of the sensitive receptor locations in terms of road name and 
residence number with photographic evidence that there is a view of the 
panels. From the report we are of the opinion that the report’s author has not 
been to site and established the views of the receptors. This is a basic 
requirement for obtrusive lighting assessments which are very similar in nature 
and glare and glint assessments should be following a similar methodology.

The Pager Power report is based upon the use of their own software and there 
is no evidence of third-party validation of this software as would be required in 
form of calibration certificates for measurement instruments for obtrusive 
lighting surveys.

It should be noted that there is currently no best practice guidance on Glare 
and Glint assessments as there is with obtrusive light. Aviation receptors are 
covered by documentation from both CAA and FAA and the Pager Power 
report is based upon this guidance.

The Pager Power report is still lacking on details on the building itself. The 
layout of the PV panels is not covered by dimensioned architectural drawings. 
There are details on the panel in terms of the angle of elevation the panels but 
not layout, number, size or orientation of the panels. The omission of a layout 
of the PV panels is significant as it will indicate the orientation of the panels 
and their direction of tilt (normally due south).

The quality of the images of the building are poor and it is difficult to establish 
key dimensions and salient notation such as North arrows are still missing 
(which are important to fix the sunpath positioning).

The letter from Evans Jones shows a parapet wall around what are essentially 
flat rooves. The maximum angle on the rooves is 2 degrees (taken from Pager 
Power table). The PV cells do not protrude above the parapet so we would 
suggest that any sensitive receptor, where glare might be an issue, would 
have to live in either a multi-storey property that is over 12m or higher than the 
level of the school or walking at high ground possibly Leckhampton Hill (height 
293m above sea level). It is not clear that Pager Power report takes into 
account the shading from the parapet. It should be noted that the Pager Power 
report only takes into account residential receptors at 1.8m above ground level 
for ground floor windows upper storey windows do appear not to have been 
considered.

The Pager Power report does not refer to the relative heights of the receptor 
points in relationship to the school and the heights PV panels. The report does 



refer to the PV panels as being 85m above mean sea level, hence the ground 
level receptors on the public rights of way adjacent to the school can never 
see PV panels due to the parapet wall which we assume to be between 
900mm and 1200mm in height.

The sun paths range between 58 -15 deg altitude summer to winter solstice in 
the UK hence with the angle of the panels the direct specular reflection will be 
upward. Diffuse reflected component will be at a multitude of angles 
dependant on the choice of PV cell. Sensitive receptors would have to be 
above the height of the parapet to be able to have a view of the PV Panels 
and then be within the azimuth angle range of the sun-path and have a direct 
view of the PV panels. We would expect to see a project specific sun-path 
diagram including a plan of the building so that the times of the year and time 
of day that glare is likely to occur can be evidenced.

As there is no description of the receptor locations we cannot establish 
whether reasonable positions have been assessed on Leckhampton Hill.
A couple of contoured maps highlighting the levels of the sensitive receptors 
would be helpful as the PV panels are on a flat roof the cells will only be 
visible from higher points as mentioned earlier in this review.

In conclusion the report is comprehensive but uses a significant amount of 
assumptions to make its case and we cannot test these assumptions. We 
have therefore used our experience to assess the report and its findings and 
on this basis we would suggest that glare and glint will be of minimal 
significance for this project.

Comments received on 14/01/2021

I have read the report, the bottom line is the report is not very well put 
together. It basically says that there is the possibility of glare and glint for short 
periods of time for some of the ground level receptors but it is difficult for me to 
assess the validity of their statement as there is not enough detail about the 
local topology. The additional data provided within the report helps the overall 
understanding of the installation but has not been altered to take account  of 
our comments e.g. site survey or accounting for the parapet both of which 
require the applicant to make significant changes to their current report. The 
applicant statement about what they have done is take  a more worse case 
analysis is true but does not aid a lay person say one of the identified  
receptors, understand  whether they are likely to be affected. 

It is our view that the report should be accepted on the basis that the level of  
affected  residential and rights of way receptors is small but if there is a 
specific objection from one of the receptors for glare and glint then the 
applicant should be required to provide additional information to support that  
specific case which may include a site survey and  additional information.

7.4 The Highway Authority 



The County Council as 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 has no objection.

The justification for this decision is provided below.

The Highway Authority has undertaken a robust 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.

The Highway Authority therefore submits a response of no objection.

7.5 County Archaeological Advisor

The County Archaeologist is happy that the archaeology on the site is 
currently being perfectly adequately dealt with via condition 19 of 
19/0058/CHR3MJ and there is no need to formally consult us on this.

8.0 Planning Considerations:

8.1 The planning condition 2 which is proposed to be varied is concerned with the 
scope of the development and involves the substitution of revised plans to 
show an increased number of PV cells and raising the roof parapet.  This is a 
direct response to the Council’s commitment to address the climate change 
emergency. The revisions proposed within this application include covering 
the whole of the proposed roof with PV cells, in so doing lifting the 
sustainability credentials of the building to a net zero carbon emission with an 
energy performance certificate rating of ‘A’. 

8.2 In addition, this application also includes a minor amendment to the proposed 
external compound within the grounds of the school. At the request of the 
Academy Trust the size of the compound has been increased, thus the 
opportunity has been taken within this application to also seek approval for 
that minor amendment.

8.3 The main considerations material to the determination of the original planning 
application were: 

 the relevant legislative and planning policy context. This includes 
statutory instruments, the national policy context such as the NPPF, the 
existing Development Plan, and any draft policy including any proposed 
allocations within the emerging Cheltenham Local Plan;

 highways and transport;
 ecological impact including species protects under the Wildlife and 

Countryside Act 1981 and lighting;
 landscape impact including glint and glare;
 AONB impact;



 archaeology – including the setting of the SAM;
 heritage assessment – listed buildings;
 design;
 amenity impact (including noise, dust and air quality);
 energy efficiency and carbon footprint and its relationship with policy on 

climate change; and 
 other relevant planning issues.

8.4 These issues were considered in full in the report and were discussed in full at 
the Planning Committee in May 2020. The principle of development was 
established at that Committee and through the subsequent granting of 
planning permission upon completion of the planning obligation to secure the 
biodiversity offset land, by decision notice dated 21st July 2020. 

8.5 As stated by the Cotswold Conservation Board in their consultation response, 
the proposed development is located in the setting of the Cotswolds AONB, 
approximately 1.7km from elevated AONB viewpoints on Leckhampton Hill. In 
addition to the policy context, the material considerations relevant to the 
current application relate not to the siting of a new school in this location, but 
to the potential landscape and visual impact of the proposed additional PV 
panels on the roof and the potential glint and glare arising from them, together 
with the increase in the height of the parapet.

Planning Policy Context 

8.6 The National Planning Policy Framework (NPPF3) was revised on 19th 
February 2019. The Framework sets out the Government’s economic, 
environmental and social planning policies for England and details how these 
are expected to be applied. It is, in itself, a material consideration in planning 
decisions. In assessing and determining planning proposals, local planning 
authorities should apply the presumption in favour of sustainable 
development, which is the main focus of the NPPF3 in relation to both the 
plan-making and decision-making process. Relevant policy is detailed in 
section 4 of this report.

8.7 The Development Plan comprises the Cheltenham Plan (Adopted 20th July 
2020), the Joint Core Strategy (Adopted December 2017) (JCS), the 
Gloucestershire Waste Core Strategy (2012) (WCS). 

8.8 The relevant Cheltenham Plan (Adopted 20th July 2020) policies relate to 
design, landscape and setting, land allocated for mixed use development are 
set out in section 4.11 of this report.  Policy H2 Land allocated for mixed 
development and Policy MD 4: Leckhampton, relate to a site allocated for 
approximately 350 dwellings and a secondary school. 

8.9 Policy MD4 states “Originally a JCS site, development at this location will need 
to take into account landscape impacts, highways issues and green space. 
Site boundaries are based on the JCS Inspector’s comments in her Note of 
Recommendations from 21 July 2016. Development at this location will need 
to ensure that the JCS examination’s consideration and findings related to this 



site are fully taken into account. Along with this, the site has an extensive 
planning history related to the earlier, larger proposal (13/01605/OUT); the 
Inspector’s and Secretary of State’s findings in this appeal should also be 
reflected in any future scheme.”

8.10 In terms of the construction of a new secondary school and the site specific 
requirements in respect of pedestrian and cycle access, the form and layout of 
the site, impact upon heritage assets, and layout and form of development that 
respects the visual sensitivity and landscape character of the site as part of 
the setting for the AONB, were examined in detail in consideration of the 
original application. The implications or material considerations of the current 
proposal are set out below.

8.11 In an attempt to make the new building more energy efficient, the current 
proposal will introduce additional PV cells, covering a majority of the available 
roof area and increase the height of the roof parapet wall. The area covered 
by PV panels will increase from 650m2 to 1,500 m2. This will introduce PV 
panels onto the roof of the classrooms forming the sides of the ‘U’ shape and 
in addition to those already approved on the main part of the building between 
the halls. The parapet wall will increase by 450mm on the main classroom 
buildings and 575mm on the main hall. The PV panels will not be on the roof 
of the sports hall or the main hall. The roof edge parapet has been increased 
in size to provide a safe working environment to any operative that needs to 
visit the roof for maintenance and to screen the solar array from view. Further 
to this two extra fire escapes will be provided which will be screened from view 
by the parapet edge.

8.12 These additions have two main implications that affect the visible aspects of 
the building. Where the roof parapet has increased in height, the building has 
become slightly taller and the proportion of brick work above the first floor 
windows to the parapet coping is larger. Secondly, the roof has more PV 
panels on it. These changes need to be viewed in the context of the approved 
building. 
https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=sho
w&appName=planning&appNumber=20/0032/CHR3MJ 

Landscape and AONB Impact

8.13 JCS Policy SD6 sets the context for landscape and states that “development 
will seek to protect landscape character for its own intrinsic beauty and for its 
benefit to economic, environmental and social wellbeing.  Proposals will have 
regard to the local distinctiveness and historic character of the different 
landscapes in the JCS area, drawing, as appropriate, upon existing 
Landscape Character Assessments and the Landscape Character and 
Sensitivity Analysis. They will be required to demonstrate how the 
development will protect or enhance landscape character and avoid 
detrimental effects on types, patterns and features which make a significant 
contribution to the character, history and setting of a settlement or area. All 
applications for development will consider the landscape and visual sensitivity 
of the area in which they are to be located or which they may affect. Planning 

https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=show&appName=planning&appNumber=20/0032/CHR3MJ
https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=show&appName=planning&appNumber=20/0032/CHR3MJ


applications will be supported by a Landscape and Visual Impact Assessment 
where, at the discretion of the local planning authority, one is required. 
Proposals for appropriate mitigation and enhancement measures should also 
accompany applications.”

8.14 JCS Policy SD7 provides the context for the Cotswolds AONB. All 
development proposals in or within the setting of the Cotswolds AONB will be 
required to conserve and, where appropriate, enhance its landscape, scenic 
beauty, wildlife, cultural heritage and other special qualities.

Glint and Glare

8.15 Glint and glare from the PV panels have been identified by the CPA as a 
potential area for concern, particularly when viewed from the AONB. The 
Applicant provided a design amendment statement and a glint and glare study 
(Nov 2020) in support of the planning application. Paragraph12 of NPPG - 
Renewable and low carbon energy June 2015ID states that “the proposal’s 
visual impact, the effect on landscape of glint and glare (see guidance on 
landscape assessment) and on neighbouring uses and aircraft safety” should 
be considered.

8.16 Pager Power was retained by the Applicant to assess the possible effects of 
glint and glare from a solar PV development on the roof of the proposed 
Cheltenham Secondary School in the Leckhampton area of Cheltenham. The 
assessment relates to the possible impact of glint and glare upon surrounding 
dwellings, pedestrians on the nearby Cotswolds, and aviation activity 
associated with Gloucestershire Airport.

8.17 The closest aerodrome to the proposed development is Gloucestershire 
Airport, which is located approximately 5km northwest of the development. 
Gloucestershire Airport is a Civil Aviation Authority (CAA) licensed aerodrome 
used predominately by jet and fixed wing propeller aircraft for private and 
commercial use. The relevant aviation receptors assessed within the report 
are considered to be the Air Traffic Control Tower and approaching aircraft.

8.18 The analysis by Pager Power has shown “that solar reflections from the 
proposed solar development towards the ATC Tower are geometrically 
possible however reflections will not be experienced in practice due to the 
intervening terrain.  No impact upon the ATC Tower is therefore expected and 
no mitigation is expected to be required. The modelling has shown that solar 
reflections are predicted towards the entirety of all assessed 2-mile approach 
paths. However, all predicted solar reflections will be outside the pilot’s field of 
view or have glare intensities of low potential for temporary after-image. 
Therefore, all solar reflections are deemed acceptable under the associated 
guidance. No significant impact upon pilots on any 2-mile approach path is 
expected.” 

8.19 Pager Power state that “there is no formal guidance with regard to the 
maximum distance at which glint and glare should be assessed. From a 
technical perspective, there is no maximum distance for potential reflections. A 



1km buffer is considered appropriate for glint and glare effects on ground-
based receptors. Receptors within this distance are identified based on 
mapping and aerial photography of the region. The analysis has considered 
dwellings that are within, or close to one kilometre of the proposed 
development; and have a potential view of the panels.” 

8.20 The Pager Power analysis considered PROW that are within two kilometres of 
the proposed development; and have a potential view of the panels. (These 
PROWs are identified on figure 9 of the Pager Power  report which can be 
viewed through public access.)  

Figure 9 Public right of way receptors (Pager Powell Report 30/11/2020)

8.21 “The results of the modelling indicate that solar reflections are geometrically 
possible towards seven out of the 12 assessed dwelling receptors. However, a 
review of the available imagery and the Landscape Masterplan has shown 
screening in the form of existing trees and vegetation surrounding the 
proposed development will obstruct views of the reflecting panels for the 
dwellings represented by dwelling receptors 3 and 9 to 12.” (See figure 8 
below extract from Pager Powell Report 30/11/2020).



Figure 8 Dwelling receptors (1 to 9) (Pager Powell Report 30/11/2020)

Figure 14 Dwelling receptors (10 to 12) (Pager Powell Report 30/11/2020)



8.22 Pager Power conclude for dwellings that “solar reflections are geometrically 
possible towards seven out of the 12 assessed dwelling receptors; however, 
effects are only predicted to be experienced at dwellings represented by 
dwelling receptors 7 and 8 due to significant screening in the form of existing 
trees and vegetation.

For these dwellings, despite screening in the form of existing vegetation, 
formal tree planting, and the raised parapet, it cannot be conclusively 
determined whether views of all of the panels will be completely obscured 
from the upper floors of the dwellings. A site survey or visibility analysis may 
reveal that views of the reflecting panels are completely obstructed by the 
identified screening.

Based on a conservative approach, whereby it is assumed that partial views of 
the panels are possible, a moderate impact is predicted…However, mitigation 
is not recommended for these dwellings because:

• The duration of effects will be significantly or entirely reduced by the 
identified screening;
• Effects could only be experienced from the upper floors of the dwellings 
due to the existing vegetation and proposed native hedgerows.”

8.23 Pager Power state that “compared to road users, safety is much less of a 
concern for pedestrians on a public right of way. Conclusions have therefore 
been based on the nuisance of the proposed development. The 
considerations for determining impact significance are:

• Whether a reflection will be experienced in practice;
• The duration of effects;
• The relative position of the Sun and the reflection.

8.24 The modelling indicates that solar reflections are geometrically possible 
towards 24 out of the 53 assessed public right of way receptors. 
https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=sho
w&appName=planning&appNumber=20/0032/CHR3MJ
 However, a review of the available imagery, Landscape Masterplan, and 
building elevations has shown that solar reflections will not be experienced by 
pedestrians along the entirety of the potentially affected public rights of way in 
practice due to screening in the form of existing trees and vegetation 
surrounding the proposed development, as well as the raised parapet. This 
review has included historical imagery of the area, which suggests that the 
vegetation in the area is evergreen will also provide sufficient screening during 
the winter months.”

8.25 For impact upon the PROW’s, Pager Power conclude that “solar reflections 
are geometrically possible towards 24 out of the 53 assessed public right of 
way receptors. Effects will, however, not be experienced in practice due to 
significant screening in the form of existing trees and vegetation, which will 
block views of the panels for pedestrians at all locations throughout the entire 
year, as well as the raised parapet. No impacts upon pedestrians are 
expected and mitigation is therefore not required.”

https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=show&appName=planning&appNumber=20/0032/CHR3MJ
https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=show&appName=planning&appNumber=20/0032/CHR3MJ


8.26 The Pager Power report has been reviewed by Atkin’s Glint and Glare Advisor 
(GGA) specialists acting on behalf of the County Planning Authority (CPA). 
They have twice asked for and received clarification on the information 
submitted. The GGA are satisfied that the aviation receptors for both the 
approaches, runways and ATC control tower are covered well and taking the 
report at face value there are no issues. The GGA states that “you have to 
accept all the assumptions within the report to get to this conclusion. However 
noting that Pager Power are specialists in this area their knowledge is good 
indication that the assumptions are reasonable for the airport.”

8.27 In the GGA’s final observations regarding dwellings and PROW they state 
“I've read the report, the bottom line is the report is not very well put together. 
It basically says that there is the possibility of glare and glint for short periods 
of time for some of the ground level receptors but it is difficult for me to assess 
the validity of their statement as there is not enough detail about the local 
topology. The additional data provided within the report helps the overall 
understanding of the installation but has not been altered to take account of 
our comments e.g. site survey or accounting for the parapet both of which 
require the applicant to make significant changes to their current report. The 
applicant statement about what they have done is take a more worse case 
analysis is true, but does not aid a lay person, say one of the identified 
receptors understand whether they are likely to be affected.”

8.28 In conclusion the GGA states “It is our view that the report should be accepted 
on the basis that the level of affected residential and rights of way receptors is 
small but if there is a specific objection from one of the receptors for glare and 
glint then the applicant should be required to provide additional information to 
support that specific case which may include a site survey and additional 
information.”

Landscape

8.29 The Applicant submitted an addendum to the LVIA (dated May 2020) which 
reviews the potential changes to landscape and visual effects of the LVIA 
(August 2019) in relation to the approved Landscape Masterplan P19-
0501_02 Rev A and the addition of PV solar panels on the school building 
roof.

8.30 Changes have been made to the submitted Landscape Masterplan P19- 
0501_02 REV A to provide increased ecological benefit and to include 
additional tree survey information along Hatherley Brook. Amendments have 
been made to include increased vegetation retention along the Hatherley 
Brook, and along Farm Lane, further planting for ecological enhancement, 
substations relocated, hockey pitch relocated plus associated changes to 
retaining walls to accommodate this. Relevant revised photomontages have 
been supplied.

8.31  The amended LVIA concludes that “The proposed changes to the Landscape 
Masterplan will result in a small change to landscape elements, overall 
character and views of the site. The retention of hedgerows and trees along 



Farm Lane and Hatherley Brook and proposed planting within and around the 
site will have a beneficial impact, predominantly for ecological benefit but also 
in preserving the field pattern through retention of existing boundaries and 
maintaining screening. There would be no change to the overall landscape 
and visual effects assessed within the LVIA (2019).”

8.32 The County Landscape Advisor (CLA) initially expressed concerns about the 
need to increase the height of the parapets but accepts the findings of the 
LVIA that it is probably insignificant. He also asked to see the completed 
Arboricultural Survey. The additional information provided by the agent; in 
particular the Evans Jones letter of 2nd October 2020 was reviewed by the 
CLA who is content with the justification given as being the best H&S solution 
for operatives working on the roof.

8.33 The CLA was disappointed that the agent sought to dismiss consideration of 
glare impacts on the AONB on the grounds of no safety impacts and considers 
"annoyance" not to be an issue. A revised report and supporting letter from 
David Jones of Evan Jones of 3rd December 2020 (Ref: 14229) was submitted 
with additional comments and assessment from Pegasus Landscape 
Architects. The CLA is content with their assessment and thanks them for 
drawing his attention to the cross-section showing the parapet wall and 
association with the PV array. Considering the above, the CLA offered no 
further comments in respect of landscape or visual matters.

Comments of the Cotswold Conservation Board (CCB)

8.34 The CCB noted the location of the development within the setting of the 
AONB. They state that whilst they do not have the capacity to provide a 
substantive response to the consultation that should not be taken that the 
Board has the view that the proposed development would, or would not, have 
any adverse impacts on the AONB. In their response the CCB helpfully 
provided links to their relevant policy documents (para. 6.7 above).

8.35 The CCB refer to the general duty of public bodies exercising or performing 
any functions in relation to, or so as to affect, land in an AONB, to have regard 
to the purpose of conserving and enhancing the natural beauty of the AONB. 
As required by Section 85 of the Countryside and Rights of Way Act 2000, 
which is further reinforced by policy CC2 of the Cotswold AONB Management 
Plan (CMP).

8.36 This proposal is for the provision of additional PV panels on a building which 
has planning permission, in an area outside of, but close to the AONB. It is 
this aspect that needs to be assessed against the CMP policies and whether 
this will have a greater impact upon the AONB. The CLA and GGA have, on 
balance, concurred with the findings of the Applicant’s consultant. Having 
reviewed the revised photomontages, especially the view from Leckhampton 
Hill, the CLA does not consider that the increase in height of the parapet will 
be discernible at that distance. Clearly the greater number of PV panels may 
be distinguishable, but they will be set against the background of a grey roof.



8.37 Policy CC7 of the CMP relates to climate change.  Part 1 of this policy seeks 
to reduce greenhouse gas emissions through a range of measures, inter alia:

 improving energy efficiency, including building energy-efficient new 
buildings and retrofitting existing buildings;

 using small-scale forms of renewable energy that are compatible 
with the purpose of AONB designation.

Part 2 of the policy seeks to ensure that climate change mitigation should be a 
key consideration in all new development.

8.38 Policy CE1 of the CMP relates to landscape and part 1 seeks to ensure that 
“proposals that are likely to impact on, or create change in, the landscape of 
the Cotswolds AONB, should have regard to, be compatible with and reinforce 
the landscape character of the location, as described by the Cotswolds 
Conservation Board’s Landscape Character Assessment and Landscape 
Strategy Guidelines”. Part 2 requires that these “proposals should have regard 
to the scenic quality of the location and its setting and ensure that views – 
including those into and out of the AONB – and visual amenity are conserved 
and enhanced.”

8.39 The CCB Cotswolds AONB Landscape Strategy and Guidelines make 
reference to solar farms on or in the setting of the escarpment. Whilst this is 
not considered to be a solar farm, or a solar array of that scale, the principles 
can be applied as a starting point. It reviews the potential landscape 
implications and suggests strategies and guidelines which the Applicant has 
complied with for this application. 

Local Forces For Change Potential Landscape Implications Landscape Strategies and Guidelines 
Solar Farms on or in the 
setting of the Escarpment  Industrialisation of the rural 

landscape 
 Change of character due to colour 

and texture and heliographic glint 
 Loss of seasonal change in the 

landscape 
 Loss of characteristic pastoral 

landscape 
 Damage to and loss of landscape 

features such as Ridge and Furrow, 
Strip Lynchets, trees, walls and 
hedgerows. 

 Concealment of geomorphological 
or archaeological features 

 Impact of supporting infrastructure 
such as buildings and cables, 
roadways, security fencing, CCTV 
masts and lighting. 

 Decline in quality of landscape 

 Prevent proposals for solar farms 
that will impact negatively on 
landscape character and/or intrude 
into views to and/or from the 
Escarpment 

 Avoid proposals that will result in 
the loss or harm to landscape 
features such as Strip Lynchets, 
hedgerows and walls 

 Ensure a comprehensive LVIA is 
undertaken (including potential 
cumulative effects) 

 Ensure a glint/glare assessment is 
undertaken to determine the 
heliographic impact on receptors. 

 Reduce landscape impact with 
appropriate screening 

 Bury cables underground and seek 
opportunities to bury existing 
power lines 

 Keep supporting infrastructure to a 
minimum and ensure it is in 
keeping with landscape character 

 Ensure removal and restoration on 
temporary construction access. 



8.40 In 2014 the CMB produced a position statement on renewable energy which 
recognises that the Cotswolds AONB along with other areas must play its part 
in reducing emissions, and this may be helped by the small-scale, local 
generation of energy from renewable sources. However, any schemes should 
ensure the conservation and enhancement of the natural beauty of the area. 
Particular reference is made to solar photovoltaic (domestic scale and solar 
farms). 

8.41 The position statement states “generally, solar power installations will be 
micro- or small-scale, usually serving individual properties, and are likely to 
have minimal landscape or other impacts if appropriately sited on buildings or 
land. The Board will therefore generally not object to such installations, many 
of which now benefit from permitted development rights. Concerns may arise 
in connection with micro- or small-scale schemes in respect of listed buildings 
or non-designated heritage assets, and in Conservation Areas, where a solar 
array may detract from the character and appearance of the building or area. 
With careful design and siting even these locations may be appropriate for 
such installations.”

8.42 “Subject to the location of panels on the top (and in exceptional 
circumstances) the side of existing buildings, large well-designed solar arrays 
are likely to be acceptable. There are many large farm buildings where panels 
could be placed with little or no negative impact on the landscape of the 
AONB.”

8.43 The CPA considers that the Applicant has addressed the potential for impact 
of this proposal upon the setting of the AONB. As recognised by the CCB, PV 
panels benefit from generous permitted development rights on domestic 
properties. There would be no control or consideration of the possible effects 
of PV panels across the roof tops of the recently constructed neighbouring 
residential properties upon the AONB.

8.44 Given the comments of the CLA and the GGA and the information within the 
documents submitted in support of the application, the CPA does not consider 
that the proposal would be contrary to the policies of the CCB. In accordance 
with JCS Policies SD6 and SD7 the proposal will not detract from the setting 
of the Cotswold AONB, the raised parapets will help to screen the PV panels, 
without adversely affecting the visual appearance of the proposed building.  

Heritage Assets 

8.45 Paragraph 190 of NPPF3 states that “Local planning authorities should identify 
and assess the particular significance of any heritage asset that may be 
affected by a proposal (including by development affecting the setting of a 
heritage asset) taking account of the available evidence and any necessary 
expertise. They should take this into account when considering the impact of a 
proposal on a heritage asset, to avoid or minimise any conflict between the 
heritage asset’s conservation and any aspect of the proposal.”



8.46 The school site is located approximately 245m North West of the remains of a 
medieval settlement known as ‘Moated site and fishponds at Church Farm’, 
also known as ‘Leckhampton Moat’ and designated as a Scheduled 
Monument. The County Archaeologist and Historic England (HE) were 
consulted because this development may therefore have the potential to 
impact on the setting of that Scheduled Monument. The monument is located 
to the north of Church Farm Leckhampton. HE did not wish to offer any 
comments on this application and suggested that the County Archaeological 
Advisor be consulted. The latter is satisfied that archaeology and wider 
heritage assets are being adequately dealt with by condition 19 of the 
planning consent. 

Design 

8.47 Policy SD4 of the JCS, Policy D1 of the Cheltenham Plan require 
development to be of a high standard of architectural design that responds 
positively to and respects the character of the site and its surroundings. Policy 
SD6 of the JCS seeks to ensure proposals seek to respect landscape 
character, local distinctiveness and historic landscapes and introduces the 
need for LVIAs in support of applications. Policy SD7 of the JCS seeks the 
protection of the AONB.

8.48 The design of a building is very important for, as well as being aesthetically 
pleasing, it should blend naturally with its neighbouring structures and be easy 
to use for its occupants. In addition it must meet with Building Regulations. 

8.49 The Applicant put very careful consideration into the design of the School, 
both to meet the ambitions of the potential users and to ensure that it is 
sympathetic to the local environment whilst making the best use of the 
available space within the key site constraints.   

8.50 JCS Policy SD4 states “ Where appropriate, proposals for development - 
which may be required to be accompanied by a masterplan and design brief - 
will need to clearly demonstrate how the following principles have been 
incorporated:

i. Context, Character and Sense of Place
ii. Legibility and Identity
iii. Amenity and Space
iv. Public Realm and Landscape
v. Safety and Security
vi. Inclusiveness and Adaptability
vii. Movement and Connectivity”

8.51 The Applicant submitted a Design Amendment Statement (dated July 2020)  
https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=sho
w&appName=planning&appNumber=20/0032/CHR3MJ

https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=show&appName=planning&appNumber=20/0032/CHR3MJ
https://ww3.gloucestershire.gov.uk/gccdocs/gcc_docs_start.aspx?action=show&appName=planning&appNumber=20/0032/CHR3MJ


together with appropriate plans, artists’ impressions, elevational and block 
plans and supporting documents, which demonstrate how the above principles 
have been incorporated.  

8.52 In paragraph 8.12 above the main change to the building is to the roof parapet 
which has increased in height, the building has become slightly taller and the 
proportion of brick work above the first floor windows to the parapet coping is 
larger. There will be no change to the ground floor internal arrangement of the 
building. The internal arrangement of the first floor of the amendment design 
remains largely as the approved scheme. The only developments are the 
addition of two escape /egress ladders from the roof providing fire escape 
options for any roof operatives that may need them in a fire escape situation. 
The supporting documents illustrate the differences between the approved 
building compared to the amended building. The revised sections through the 
building demonstrate that the additional height on the parapet has minimal 
effect on the overall perception of the building in terms of height and scale.

8.53 The Applicant states that “one of the key criteria for upgrading the schemes 
energy criteria was to minimise impact on the overall building appearance, 
recognising the sensitivity of its setting. The parapet were set at a minimum 
height which provides safe access to the roof and at the same time screening 
of the PV panels.” 

8.54 The CPA does not consider that this will have a significant impact upon the 
overall appearance and will not disrupt the visual appearance of the building. 
Given the scale and massing of the building it is unlikely that the change will 
be discernible. 

Amendment to the Storage compound.

8.55   The Applicant states that “the requirement for a large compound results from a 
review of the storage requirements undertaken by the Balcarras Academy 
Trust.” The larger external compound will allow 4 high cube containers and is 
located adjacent to the MUGA on the Kidnappers Lane, elevation of the 
school. The County Ecologist considers that the loss of one tree that will arise 
from this amendment results in a negligible reduction of biodiversity 
enhancement represented in the landscaping scheme. 

8.56 The CLA initially had concerns that, “on an already heavily developed site, the 
doubling in size of the storage building could not be off-set by appropriate 
biodiversity gain and landscape improvements. From reviewing the revised 
site plan and the LVIA addendum, as set out in paras 1.5 and 1.6, it is clear 
that there are significant visual, landscape and biodiversity gains now 
proposed compared to 19/0058/CHR3MJ with increased hedgerow retention, 
new hedgerow and tree planting and other improvements.”

8.57 The CPA considers that, overall, the amendment to the storage compound is 
acceptable.

Energy efficiency and carbon footprint



8.58 NPPF3 Chapter 14 - ‘Meeting the challenge of climate change, flooding and 
coastal change’, paragraph 148 requires the planning system to support the 
transition to a low carbon future in a changing climate and support renewable 
and low carbon energy and associated infrastructure.

8.59 NPPF3 Paragraph 150 (b) seeks to ensure that new development should help 
to reduce greenhouse gas emissions. NPPF3 Paragraph 154 (b) suggests that 
an authority should approve the application if its impacts are (or can be 
made) acceptable.’ JCS Policy INF5 applies to proposals concerning 
renewable energy or low carbon energy-generating technologies and supports 
such proposals “provided the wider environmental, social or economic benefits 
of the installation would not be outweighed by a significant adverse impact on 
the local environment.”

8.60 Hydrock has produced a revised energy statement (dated June 2020) on 
behalf of the Applicant. The purpose of this document is to inform the design 
team, and Gloucestershire County Council, of the energy strategy for the 
project and how it relates to national and local planning requirements.

8.61 Hydrock state “the school will have a high electricity demand throughout the 
day and makes use of the available roof space. It has a relatively good 
payback period, easy to install, maintain and long lifetime warranty which will 
benefit the school over the duration of the building’s lifespan. When the 
schools demand is lower than the output of the PV array, they will be able to 
sell the excess energy back to the grid further benefitting the school.”

8.62 The Hydrock report concludes that “after analysis of carbon emissions under 
Building Regulations Part L2A using the Simplified Building Energy Model 
(SBEM) it is proposed that the development will provide a 100% reduction of 
the Target  CO2 Emission Rate (TER)1 to meet the target of net zero carbon 
by 2030 set by the Council.”

8.63 The CPA considers that the design of the proposed new school, through the 
use of appropriate materials and technology together with innovative design, 
has met the requirements of JCS Policy INF5 and  Paragraph 150 (b) of the 
NPPF3 which seeks to ensure that “new development should be planned for in 
ways that can help to reduce greenhouse gas emissions, such as through its 
location, orientation and design.” This amendment to the approved design will 
contribute towards meeting the Council’s Climate Change Strategy.

Planning Obligation.

8.64 The original planning permission 19/0058/CHR3MJ approved in May 2019 
was subject to a planning obligation, the requirements of which are still 
applicable to this S.73 variation application. A copy of the obligation can be 
viewed through public access. 

1 The target CO2 emission rate (TER) sets a minimum allowable standard for the energy performance 
of a building and is defined by the annual CO2 emissions of a notional building of same type, size and 
shape to the proposed building. TER is expressed in annual kg of CO2 per m2. 



https://planning.gloucestershire.gov.uk/publicaccess/ . Paragraph 8.1 of the 
obligation states that “any new permission(s) granted pursuant to Section 73 
of the 1990 Act with effect from the date that the said new planning permission 
is granted the obligations in this Deed shall(in addition to continuing to bind 
the Site) relate to and bind all subsequent planning permission(s) in respect of 
the Site granted pursuant to Section 73 of the 1990 Act and the site itself 
without the automatic need to enter into any subsequent deed of variation or 
new agreement pursuant to Section 106 of the 1990 Act.”

8.65 Paragraph 8.2 states “This Deed shall be endorsed with the following words in 
respect of any future Section 73 application ‘ The obligations in this Deed 
relate to and bind the Land in respect of which a new planning permission 
reference [           ] has been granted pursuant to Section 73 of the Town and 
Country Planning Act 1990 (as amended)”.

8.66 The requirements of the obligation dated 17th July 2020 will be carried forward 
with this new permission.

Human Rights  

8.67 From 2nd October 2000, the Human Rights Act 1998 has the effect of 
enshrining much of the European Convention on Human Rights in UK law. 
Article 8 of the Human Rights Act 1998 guarantees a right to respect for 
private and family life and Article 1 of the First Protocol guarantees the right to 
peaceful enjoyment of possessions.  Article 8 also provides that there shall be 
no interference by a public authority with the exercise of this right except in the 
interests of national security, public safety, or the economic well-being of the 
country, for the prevention of disorder or crime, for the protection of health or 
morals, or for the protection of the freedom of others. 

8.68 No objections have been received from a statutory consultee or public 
comments made.  For the reasons set out in the Planning Considerations 
above it is not considered that the granting of planning permission would result 
in any breach of Convention rights.  Even if there was to be an interference 
with Convention rights then, in this case, it is considered that the interference 
would be justified in the interests of economic well-being and to be a 
proportionate and balanced decision.  Accordingly, it is considered that it 
would not be unlawful to grant planning permission for this development.

  
Summary Reasons for the recommendation to Grant of Planning 
Permission

8.69 The planning condition 2 which is proposed to be varied is a direct response to 
the Council’s commitment to address the climate change emergency. The 
revisions include covering the whole of the proposed roof with PV cells in so 
doing lifting the sustainability credentials of the building to a net zero carbon 
emission with an energy performance certificate rating of ‘A’.

8.70 There is a minor amendment proposed to increase the size of a storage 
compound adjacent to the MUGA. It results in a negligible reduction of 

https://planning.gloucestershire.gov.uk/publicaccess/


biodiversity enhancement represented in the landscaping scheme and will be 
screened from views outside of the school by existing and proposed  
landscape planting.

8.71 The material considerations relevant to this application relate not to the siting 
of a new school in this location, but to the potential landscape and visual 
impact of the proposed additional PV panels on the roof and the potential glint 
and glare arising from them, together with the increase in the height of the 
parapet.

8.72 The possible effects of glint and glare arising from the solar PV development 
on the roof of the proposed Cheltenham Secondary School have been 
assessed. It relates to the possible impact of glint and glare upon surrounding 
dwellings, pedestrians on the nearby Cotswolds, and aviation activity 
associated with Gloucestershire Airport. No impacts upon pedestrians or upon 
the aviation receptors for both the approaches, runways and ATC control 
tower are expected. Solar reflections are geometrically possible towards 
seven out of the 12 assessed dwelling receptors; however, effects are only 
predicted to be experienced at dwellings represented by two dwelling 
receptors along Farm Lane in the immediate vicinity of the school. Based on a 
conservative approach, whereby it is assumed that partial views of the panels 
are possible, a moderate impact is predicted, however no mitigation is 
recommended because the duration of effects will be significantly or entirely 
reduced by the identified screening; and the effects could only be experienced 
from the upper floors of the dwellings due to the existing vegetation and 
proposed native hedgerows.

8.73 Given the comments of the CLA and the GGA and the information within the 
documents submitted in support of the application, the CPA does not consider 
that the proposal would be contrary to the policies of the CCB. In accordance 
with JCS Policies SD6 and SD7 the proposal will not detract from the setting 
of the Cotswold AONB, the raised parapets will help to screen the PV panels, 
without affecting the visual appearance of the proposed building.  

8.74 The CPA considers that the design of the proposed new school, through the 
use of appropriate materials and technology together with innovative design, 
has met the requirements of Paragraph 150 (b) of the NPPF3 which seeks to 
ensure that “new development should be planned for in ways that can help to 
reduce greenhouse gas emissions, such as through its location, orientation 
and design.” This amendment to the approved design will contribute towards 
meeting the Council’s Climate Change Strategy.

Positive and Proactive Statement

8.75 In determining this planning application, the CPA has worked with the 
Applicant in a positive and proactive manner based on seeking solutions to 
any potential problems arising in relation to dealing with the planning 
application by liaising with consultees and the agent, and by discussing 
outcomes, findings and comments with the applicant where considered 
appropriate or necessary.  This approach has been taken positively and 



proactively in accordance with the requirement in the NPPF, as set out in the 
Town and Country Planning (Development Management Procedure) 
(England) (Amendment No.2) Order 2012.

9.0 RECOMMENDATION
                    
9.1 That planning permission be granted for the variation of condition 2 in 

accordance with Regulation 3 of the Town and Country Planning General 
Regulations 1992, for the reasons set out in sections 8.69 to 8.74of this report 
and subject to the following conditions and the existing planning obligation 
being endorsed.

It should be noted that schemes have been submitted and approved in writing 
for conditions 14, 16 and 23. The conditions have been amended accordingly 
to ensure compliance with the approved schemes. Submissions have been 
made for conditions 12 (materials) and 26 (hedgerow planting) and an update 
will be provided at the Committee meeting.

Commencement

1. The development hereby authorised shall begin not later than the expiration of 
3 years from the date of this permission. Written notification of the date of 
commencement shall be sent to the County Planning Authority within 7 days 
of such commencement.

Reason: To comply with the requirements of Section 91 of the Town and 
Country Planning Act 1990 as amended by the Planning and Compulsory 
Purchase Act 2004.

Scope of the Development 

2 The development hereby permitted shall be carried out in accordance with the 
submitted application form, its accompanying documentation, and the 
approved drawings except as varied by other condition(s) of this consent as 
follows:
000893-AHR-XX-ZZ-RP-A-0001-AP Design and Access Statement ( August 
2019)
T19002-AHR-ZZ-ZZ-RP-A-0001-AP-P1Design Amendment Statement 
(July 2020)
000893-AHR-XX-00-GA-A-2001 - P1 Ground Floor Plan
T19002-AHR-ZZ-00-GA-A-2001-AP-P1 Ground Floor Plan
000893-AHR-XX-01-GA-A-2001 - First Floor Plan
T19002-AHR-ZZ-01-GA-A-2001-AP-P1 - First Floor Plan
000893-AHR-XX-RF-G A-A-2001-AP P2 Roof Plan
T19002-AHR-ZZ-RF-GA-A-2001-AP-P1 - Roof Plan
000893-AHR-XX-ZZ-E E-A-2003-AP P2 Elevations
T19002-AHR-ZZ-ZZ-EE-A-2003-AP-P1 - Elevations
000893-AHR-XX-ZZ-E E-A-2031-AP P1 Detail Façade Study -Farm Lane- 
Teaching Wing



000893-AHR-XX-ZZ-E E-A-2032-AP P1 Detail Facade Study - Farm Lane - 
Main Entrance & Admin
000893-AHR-XX-ZZ-E E-A-2033-AP P1 Detail Facade Study - Kidnappers 
Lane - Main Hall
000893-AHR-XX-ZZ-R P-A-0001-AP P1 Design and Access Statement
T19002-AHR-ZZ-ZZ-EE-A-2004-AP-P1  - Elevations - Comparison with the 
Approved Scheme
000893-AHR-XX-ZZ-S E-A-2001-AP P1 Sectional Elevations 01 – West
T19002-AHR-ZZ-ZZ-SE-A-2001-AP-P1 - Sectional Elevations 01 - West
000893-AHR-XX-ZZ-S E-A-2002-AP P2 Sectional Elevations 02 – East
T19002-AHR-ZZ-ZZ-SE-A-2002-AP-P1 - Sectional Elevations 02 - East
000893-AHR-XX-ZZ-S E-A-2003-AP P1 Sectional Elevations 03 – South
T19002-AHR-ZZ-ZZ-SE-A-2003-AP-P1 - Sectional Elevations 03 - South
000893-AHR-XX-ZZ-S E-A-2004-AP P2 Sectional Elevations 04 – North
T19002-AHR-ZZ-ZZ-SE-A-2004-AP-P1 - Sectional Elevations 04 - North
000893-AHR-XX-ZZ-S E-A-2005-AP P1 Site Sections
T19002-AHR-ZZ-ZZ-SE-A-2005-AP-P1 - Site Sections
000893-AHR-XX-ZZ-V S-A-2001-AP P3 Artists Impression 01 - View of Main 
Entrance Approach from Farm Lane
LaneT19002-AHR-ZZ-ZZ-VS-A-2001-AP-P1Artists Impression 01 - View of 
Main Entrance Approach from Farm Lane
000893-AHR-XX-ZZ-V S-A-2002-AP P2 Artists Impression 02 - View of Main 
Entrance
T19002-AHR-ZZ-ZZ-VS-A-2002-AP-P1 Artists Impression 02 - View of 
Main Entrance
000893-AHR-XX-ZZ-V S-A-2003-AP P2 Artists Impression 03 - View of the 
Entrance Colonnade
T19002-AHR-ZZ-ZZ-VS-A-2003-AP-P1Artists Impression 03 - View of the 
Entrance Colonnade
000893-AHR-XX-ZZ-V S-A-2004-AP P2 Artists Impression 04 - View of 
Community Entrance
T19002-AHR-ZZ-ZZ-VS-A-2003-AP-P1Artists Impression 03 - View of the 
Entrance Colonnade
000893-AHR-XX-ZZ-V S-A-2005-AP P2 Artists Impression 05 - View of the 
Courtyard
000893-AHR-XX-ZZ-V S-A-2006-AP P2 Artists Impression 06 - View of the 
Covered Dining
000893-AHR-XX-ZZ-V S-A-2007-AP P2 Artists Impression 07 - View of 
Teaching Block
000893-AHR-XX-ZZ-V S-A-2008-AP P2 Artists Impression 08 - View from 
Sports Pitches
T19002-AHR-ZZ-ZZ-VS-A-2005-AP-P1 Artists Impression 05 - View from 
Sports Pitches
000893-AHR-XX-ZZ-V S-A-2009-AP P3 Artists Impression 09 - Site & 3D 
Massing 01
T19002-AHR-ZZ-ZZ-VS-A-2006-AP-P1 Artists Impression 06 - Site & 3D 
Massing 01
000893-AHR-XX-ZZ-V S-A-2010-AP P3 Artists Impression 10 - Site & 3D 
Massing 02



T19002-AHR-ZZ-ZZ-VS-A-2007-AP-P1 Artists Impression 07 - Site & 3D 
Massing 02
000893-AHR-XX-ZZ-V S-A-2011-AP P3 Artists Impression 11 - Site & 3D 
Massing 03
T19002-AHR-ZZ-ZZ-VS-A-2008-AP-P1 Artists Impression 08 - Site & 3D 
Massing 03
000893-AHR-XX-ZZ-V S-A-2012-AP P3 Artists Impression 12 - Site & 3D 
Massing 04
000893-AHR-XX-ZZ-V S-A-2013-AP P3 Artists Impression 13 - Site & 3D
T19002-AHR-ZZ-ZZ-VS-A-2009-AP-P1 Artists Impression 09 - Site & 3D 
Massing 04
T19002-HYD-R-C-0002 P01 Sustainable Drainage System Strategy 
24/02/2020
CSS ASHP With PV_brukl Report on air source heat pumps and photovoltaics 
- BRUKL output Document
Cheltenham Secondary School _ brukl Op3 BRUKL - Output Data
11689-HYD-XX-ZZ-RP-ME-0003 Hydrock Energy statement - PV + 
photovoltaics
11689-HYD-XX-ZZ-RP-ME-0003 Revised energy statement (17 July 2020) 
000893-HYD-XX-XX-D RE-8000 P09 Lighting Details-electrical services 
external lighting lux plot
Construction Method V2 March 2020) Statement
P19-0501 01 Rev A 28/02/2020 Location Plan sheets 1 &2
P19-0501 02 Proposals Rev B 4/02/2020 Landscape Masterplan
P19-0501 03 Rev A Vegetation Retention Protection & Removal plan
P19-0501 04 Hard landscape Proposals
P19-0501 05 Boundaries and Fencing
P19-0501_06_1 to 7 Rev A Planting Plan and Schedule
CTP-18-102 SK02 Rev H Offsite Key Works Plan
CTP-18-102 SK03 Rev E Off Site Works Sheet 1of7
CTP-18-102 SK04 Rev G Off Site Works Sheet 2of7
CTP-18-102 SK05 Rev H Off Site Works Sheet 3 of 7
CTP-18-102 SK06 Rev G Off Site Works Sheet 4of7
CTP-18-102 SK07 Rev E Off Site Works Sheet 5of7
CTP-18-102 SK08 Rev H Off Site Works Sheet 6of7
CTP-18-102 SK09 Rev F Off Site Works Sheet 7of7
CTP-18-102 SK10 RevD Access Visibility
CTP-18-102 SK13 Rev C A46 Traffic Calming
CTP-18-102 SP08 Rev B Swept Paths A46 Junction Works
CTP-18-102 SP09 Rev A Swept Paths Road Narrowing
VRP1098 - RSA 1 Stage 1 Road Safety Audit (September 2019)
PROW Supporting Statement PROW Supporting Statement
CHESC-HYD-XX-XX-DR-C-7020 P09 Cut and Fill Sections
CHESC-HYD-XX-XX-DR-C-7022 P10 Cut and Fill Sections
CHESC-HYD-XX-XX-DR-C-7023 P10 Cut and Fill Sections
R9092 Geo Environmental Report
Air Quality Assessment Report (August 2019)
J3837A/2/F2 AQA Construction Dust Assessment
Western Power - area plan diversions Plan showing diversion of electrical 
supply crossing site 26/04/2019



Archaeology WSI for post approval further investigations (February 2020)
GN2019011A_PEA_Protected_Species report v5 Preliminary Ecological 
Appraisal & Protected Species Report
GN2019011Fv1 Ecology - Leckhampton (offsite) Highways Prelim
Ecological Appraisal
K.3235_AS/AIA_ACU_REV1_Aug 19) Arboricultural impact assessment 
addendum (offsite)
GN2019011H_CEMP (March 2020) Construction Ecology Management Plan
T19002-HYD-R-C-0002 _24.02.2020 SuDs strategy
Drawing Number T19002-HYD-00-XXRD- C-7004 Drainage strategy
T19002-HYD-00-XX-DR-C-7002 Drainage strategy
P19-0501_01_2A landscaping details
P19-0501_01_01A landscaping details
P19-0501-02 B Landscape Masterplan
P19-501_02 C Landscape Masterplan
P19-0501_09 Landscape Site Sections (kidnappers Lane)
P19-0501_08 Landscape Site Sections (Farm Lane)
P19-0501_07 Landscape Site Sections (Wildlife & Habitat
P19-0501_11 Off Site Highways Improvement Works -
Landscape Proposals
P19-0501_10 Land Adjacent to Moat Cottages - Ecological Mitigation drawing
211_002 Highway street lighting offsite calculation report
J3837_B F2 March 2020 Construction dust assessment
GN2019011H_CEMP_ Leckhampton2020 v3
Construction Ecology Management Plan (CEMP) 11/03/2020
K.3235_AIA CSS Leckhampton (Main site and Highways) Addendum Feb 
2020
Arboricultural Impact assessment - offsite highway works and main site 
updates
P19-0501 01_1A Location Plan Revised location plan
P19-0501 01_2A Location Plan revised location plan
P19-0501-12 Landscape and ecology management plan (LEMP) 02/2020
SP1187 Rev 1 CSS Leckhampton Farm Lane Lighting Impact Report All 
weather pitch lighting design
SP1187 Rev 1 Leckhampton Lane_200 Lux Philips at 2.m All weather pitch 
lighting design
SP1187 Rev 1 Leckhampton Lane_200 Lux Philips at 2.m All weather pitch 
lighting design
SP1187 Rev 1 Leckhampton Lane_200 Lux Philips at 0m All weather pitch 
lighting design
SP1187 Rev 1 Leckhampton Lane_200 Lux Philips at 0m All weather pitch 
lighting design
SP1187 Rev 1 Leckhampton Lane_200 Lux Philips at 10m All weather pitch 
lighting design
SP1187 Rev 1 Leckhampton Lane_200 Lux Philips at 10m All weather pitch 
lighting design
SP1187 Rev 1 Leckhampton Lane_200 Lux Philips at 5m All weather pitch 
lighting design
SP1187 Rev 1 Leckhampton Lane_200 Lux Philips at 5m All weather pitch 
lighting design



Additional Documents
S73 Planning Statement – Evans Jones (31/07/2021)
000893-HYD-ZZ-RF-DR-E-6200 P02 PV ROOF PLAN 
Cheltenham Secondary School _ epc EPC certificate 
9917a- Solar Photovoltaic Glint and Glare Study Cheltenham Secondary 
School (Pager Powel 3rd Issue 30Nov 2020)

Reason: To ensure the development is carried out in accordance with the 
submitted details and for the avoidance of doubt.

Construction hours of working

3 No construction works authorised by this permission shall be carried out on 
site except between the following hours:
08.00 to 17.00 hours Monday to Friday.
08.00 to 13:00 Saturday
No construction work related to the development shall take place on Sundays, 
Bank or Public Holidays.
The term 'construction work' shall, for purpose of clarification of this condition 
include: the use of any plant or machinery (mechanical or other), the carrying 
out of any maintenance/cleaning work on any plant or machinery, deliveries to 
and from the site and the movement of construction vehicles within the 
curtilage of the site.

Reason: In the interests of the amenity of the area in accordance Joint Core 
Strategy Policy SD14.

Highways

4 Throughout the construction period of the development hereby permitted 
provision shall be made within the site that is sufficient to accommodate the 
likely demand generated for the following:
i. parking of vehicles of site operatives and visitors;
ii. loading and unloading of plant and materials;
iii. storage of plant and materials used in constructing the development;
iv. provide for wheel washing facilities.

Reason: To reduce the potential impact on the public highway and 
accommodate the efficient delivery  of goods and to ensure that the adjoining 
public highway is kept free from mud and debris in  accordance with 
Paragraph 108 and 110 of the National Planning Policy Framework.

 5 The vehicle routeing strategy as submitted T1902/Site logistics/03 
(02/07/2019) (Construction Method Statement, Appendix A, March 2020) shall 
be adhered to throughout the construction period.

Reason: To reduce the potential impact on the public highway and 
accommodate the efficient delivery of goods in accordance with Paragraph 
110 of the National Planning Policy Framework.



 6 The details contained within the submitted interim travel plan shall form the 
basis of a detailed Travel Plan to be submitted for the written approval of the 
County Planning Authority prior to the first occupation of the development 
hereby approved. The detailed Travel Plan shall commence with a base study 
with the achieved results and targets being annually monitored and reviewed 
with the results being submitted the County Planning Authority by the 31st 
December each year for their approval in writing. The detailed Travel Plan 
shall be implemented as approved from the first occupation of the school 
building.

Reason: The development will generate a significant amount of movement 
and to ensure that the appropriate opportunities to promote sustainable 
transport modes a re taken up in accordance with Paragraphs 108 and 111 of 
the National Planning Policy Framework.

 7 Prior to first occupation of the proposed development hereby permitted the 
first 10 metres of the proposed access road, including the junction with the 
existing public road and associated visibility splays, shall be completed to at 
least binder course level.

Reason: - To minimise hazards and inconvenience for users of the 
development by ensuring that there is a safe, suitable and secure means of 
access for all people that minimises the scope for conflict between traffic and 
cyclists and pedestrians in accordance with Paragraphs 108 and 110 of the 
National Planning Policy Framework.

 8 The development hereby permitted shall not be occupied until the cycle 
storage facilities have been made available for use in accordance with the 
approved plan and those facilities shall be maintained and made available 
thereafter for that purpose at all times thereafter.

Reason: To give priority to cycle movements by ensuring that adequate cycle 
parking is provided, to promote cycle use and to ensure that the appropriate 
opportunities for sustainable transport modes have been taken up in 
accordance with Paragraph 108 of the National Planning Policy Framework.

 9 The buildings hereby permitted (or part of building where phased handover is 
required) shall not be first brought into use until the vehicular parking, turning 
and loading/unloading facilities and external highway improvements leading to 
the site have been provided in accordance with the approved plans and those 
facilities shall be maintained and made available for those purposes at all 
times thereafter insofar as the vehicular parking, turning and 
loading/unloading facilities are required to serve the occupied part of the 
building.

Reason: To ensure that a safe, suitable and secure means of access for all 
people that minimises the scope for conflict between traffic and cyclists and 
pedestrians is provided in accordance with the Paragraphs 108 and 110 of the 
National Planning Policy Framework.



Landscaping

10 For the first five years, an annual landscape inspection by the Applicant and a 
suitably qualified Landscape Architect of the approved and implemented 
landscaping scheme shall take place each year.  Thereafter the landscape 
inspection should take place every three years for the duration of the 
Landscape and Environmental Management Plan  (LEMP). A report with 
appropriate mitigation measures should be prepared and submitted for the 
written approval of the County Planning Authority. Any mitigation measures 
should be implemented as approved.

Reason: To ensure the implementation of the LEMP to ensure the successful 
establishment and development of the landscape to meet landscape, visual 
and ecological mitigation requirements and provide for the expected 
biodiversity gain.

11 Any tree or shrub forming part of a landscaping scheme approved in 
connection with the development that dies, is damaged, diseased or removed 
within the duration of 5 years during and after the completion of the 
development (operations) shall be replaced during the next available planting 
season (October to March inclusive) with others of a similar size and species 
in accordance with the approved details.

Reason: To ensure that biodiversity and amenity is conserved and in 
accordance with National Planning Policy Framework paragraphs 8, 170 and 
175.

Building Materials

12 Prior to the construction of above ground works details and samples of the 
materials to be used for the external appearance of the building(s) shall be 
submitted for the written approval of the County Planning Authority. The 
details shall be based on the external building materials and the finishes 
detailed in section 5 of the submitted Design and Access Statement 000893- 
AHR-XX-ZZ-RP-A-0001-AP-P1 (August 2019)Only the external building 
materials and the finishes detailed in section 5 of the submitted Design and 
Access Statement 000893-AHR-XX-ZZ-RP-A-0001-AP-P1 (August 2019) 
shall be used in the development.

Reason: In the interests of the visual amenity of the area in accordance with 
Saved Policy CP7 of the Cheltenham Borough Local Plan.

Water and Drainage

13 The drainage plan drawing no.: T19002-HYD-00-XX-DR-C-7001 Rev P08 for 
the disposal of foul and surface water flows shall be implemented in full as 
approved by the County Planning Authority before any part 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 prevent or to avoid exacerbating any flooding 
issues and to minimise the risk of pollution and in accordance with Joint Core 
Strategy Policy INF2.

Sustainable Drainage System (SuDS) (amended wording condition 
discharged)

14 The detailed Sustainable Drainage System (SuDS) Strategy document was 
submitted on 17/08/2020 (Drainage Strategy Report Hydrock 24/06/2020, 
Sustainable Drainage System Strategy Hydrock 24/06/2020 and Hydrock 
Technical Note and plan for condition 14.22/09/2020) and approved in writing 
by the County Planning Authority on 13/10/20.  The approved SuDS Strategy 
shall be carried out in full and in accordance with the approved details before 
the development is first put in to use/occupied.

Reason: To ensure the development is provided with a satisfactory means of 
drainage and thereby preventing the risk of flooding. It is important that these 
details are agreed prior to the commencement of development as any works 
on site could have implications for drainage, flood risk and water quality in the 
locality.

15 With the exception of the archaeological investigation works as detailed in 
condition 19 and within the agreed WSI, no works shall commence on the 
construction of the artificial grass pitches and MUGA until details of the design 
and layout have been submitted to and approved in writing by the County 
Planning Authority. The artificial grass pitches and MUGA u shall not be 
constructed other than in accordance with the approved details.

Reason: To ensure the development is fit for purpose and sustainable and to 
accord with Joint Core Strategy Policies SD3 and INF4.

Community Use Agreement.  (amended wording condition discharged)

16 The community use agreement prepared in consultation with Sport England 
dated 10th November 2020 and approved by letter o 28th January 2021 shall 
be implemented as approved. The development shall not be used otherwise 
than in strict compliance with the approved community use agreement.

Reason: In the interests of the amenity of local residents and to secure well 
managed safe community access to the sports facility/facilities, to ensure 
sufficient benefit to the development of sport and to accord with Joint Core 
Strategy Policy INF4.



17 Before the artificial grass pitches are brought into use, a Management and 
Maintenance Scheme for the facility including management responsibilities, a 
maintenance schedule and a mechanism for review shall be submitted to and 
approved in writing by the County Planning Authority. The said scheme shall 
contain measures to ensure the replacement of the Artificial Grass Pitch within 
the manufacturer's recommended period. The measures set out in the 
approved scheme shall be complied with in full, with effect from 
commencement of use of the artificial grass pitches.

Reason: To ensure that a new facilities are capable of being managed and 
maintained to deliver facilities which are fit for purpose, sustainable and to 
ensure sufficient benefit of the development to sport and to accord with Joint 
Core Strategy Policy INF4.

Lighting

18 All non-essential lighting on the school site shall be turned off every night by 
no later than 22:00 hours to 06:00 hours Mondays to Fridays, and 20:00 to 
06.00 hours Saturdays, Sundays and Bank / Public Holidays.

Reason: In the interests of seeking to protect the residential amenities of the 
occupiers of the neighbouring properties and in accordance with Saved Local 
Plan policy CP4, Joint Core Strategy Policy SD14.

Archaeology

19 The approved Written Scheme of Investigation for Archaeological Excavation 
Issue no.2 by Oxford Archaeology dated February 2020, shall be implemented 
in accordance with the approved details throughout the construction period of 
the school building and associated ground works.

Reason: The programme of archaeological work makes provision for the 
investigation and recording of any archaeological remains that may be 
destroyed by ground works required for the scheme. The archaeological 
programme will advance understanding of any heritage assets which will be 
lost, in accordance with Paragraph 199 of the National Planning Policy 
Framework.

Construction Method Statement

20 The submitted Construction Method Statement (Appendix v) and 
supplementary Construction Dust Assessment by Air Quality Consultants 
dated March 2020 shall be implemented and adhered to for the duration of the 
development works including any demolition works.

Reason: To safeguard the residential amenity of the area in accordance with 
Policy SD14 of the Joint Core Strategy.

Noise



21 Atmospheric noise emissions from any items of fixed building plant or 
equipment installed at the school site shall not exceed the criteria outlined in 
Table 6 of the submitted Acoustic Report by Hydrock (5/7/2019) when 
assessed in accordance with BS 2142:2014 to the nearest noise sensitive 
receptor, which are equal to the prevailing background noise levels.

Reason: To protect the amenity of adjoining land users and in accordance 
with Saved Local Plan Policy CP4, Joint Core Strategy Policy SD14 and 
Paragraph 127 of the NPPF.

Ecology

22 Prior to commencement of any tree, shrub and hedgerow removal on site or 
associated highways, except for imperative safety reasons, the County 
Planning Authority must be provided with either:
1. Evidence that a bat licence and a dormouse licence has been issued by 

Natural England pursuant to The Conservation of Habitats and Species 
Regulations 2017 (as amended) authorising the activities of the 
development can go ahead; or

2. a statement in writing from the relevant licensing body to the effect that it 
does not consider that the activities of the development will require a 
licence.

Reason: To ensure that certain activities in certain areas liable to cause harm 
to a European Protected Species will not likely to be in breach of the Habitats 
Regulations 2017 (as amended). This is also in accordance with ODPM 
Circular 06/2005.

(Amended wording condition 23 discharged)

23 The Arboricultural Method Statement July 2020 (Rev A) prepared by Barton 
Hyett was submitted on 17/08/2020 and approved in writing by the County 
Planning Authority on 23/09/2020 shall be implemented as approved. All 
protective structures installed shall be maintained until construction work has 
been completed. No materials, soils, or equipment shall be stored under the 
canopy of any retained tree or hedgerow within the application site unless 
indicated otherwise in the approved details.

Reason: To ensure that biodiversity and amenity is conserved and in 
accordance with Joint Core Strategy Policy SD9, ODPM Circular 06/2005 plus 
National Planning Policy Framework Paragraphs 8, 170 and 175. This is also 
in accordance with Section 40 of the Natural Environment and Rural 
Communities Act 2006, which confers a general biodiversity duty upon Local 
Authorities.

24 With the exception of the archaeological investigation works as detailed in 
condition 19 and within the agreed WSI, no works shall be  commenced in 
respect of the off-site highway improvement works until an off-site 
Arboricultural Method Statement based on the details of tree and shrub 
removal, retention and protection as set out within the submitted drawings 



BHA_667_02A Rev. A and BHA_667_03A Rev. A are submitted to and 
approved in writing by the County Planning Authority and then implemented 
as approved. All protective structures installed shall be maintained until 
construction work has been completed. No materials, soils, or equipment shall 
be stored under the canopy of any retained tree or hedgerow within the 
application site unless indicated otherwise in the approved details.

Reason: To ensure that biodiversity and amenity is conserved and in 
accordance with Joint Core Strategy Policy SD9, ODPM Circular 06/2005 plus 
National Planning Policy Framework Paragraphs 8, 170 and 175. This is also 
in accordance with Section 40 of the Natural Environment and Rural 
Communities Act 2006, which confers a general biodiversity duty upon Local 
Authorities.

25 Notwithstanding condition 18  above, prior to occupation and beneficial use of 
the development a final Exterior Lighting Scheme for the site and the 
immediately adjacent highways subject to facilitating works should be 
submitted for the written approval of the County Planning Authority. The said 
scheme is to be based on draft drawing External Lighting Lux Plot 000893- 
HYD-XX-XX-DR-E-8000 Rev. P04, the Lighting Impact Assessment report by 
Neil Johnson and the Outdoor Lighting report by Lighting Reality Ltd. External 
lighting to be implemented is to be restricted as follows:
(a) Any LEDs used must not exceed a colour temperature of 3,000K;
(b) The MUGA should not be illuminated to more than an average of 200

lux;
(c) All non-essential lighting on the school site must be switched off

between 22:00 and 06:00 hours throughout the year;
(d) Adjacent highways lighting must be dimmed between the hours of

22:00 and 05:30 throughout the year; and in addition;
(e) Floodlighting for the multi-use games area must be switched off between 

the hours of 20:30 and 05:40 from April to October inclusive plus between 
the hours of 21:30 and 06:00 from November to March inclusive;

The approved Exterior Lighting Scheme shall be implemented for the duration 
of the development hereby permitted and maintained in accordance with the 
manufacturer's recommendations and scheme details.

Reason: To conserve amenity and ensure that bats, dormice, otters and 
badgers are not discouraged at this location. In accordance with Joint Core 
Strategy Policy SD9, ODPM Circular 06/2005 plus National Planning Policy 
Framework Paragraphs 170, 175 and 180 and Section 40 of the Natural 
Environment and Rural Communities Act 2006 which confers a general 
biodiversity duty upon local authorities whilst exercising their functions.

(Amended wording condition discharged)

26 The tree, shrub, and hedgerow planting scheme to be implemented on other 
County Council owned land and approved in writing by the County Planning 
Authority on 24th February 2021 shall be implement as approved. The 
approved plans are  



 Drawing No: P190501-PPG-00-00-DR-L-0031 Rev F dated 19/02/2020 
Land Adjacent Moat Cottages - Ecology Mitigation (this is an update of 
an approved drawing to include additional planting as required by C26 
of 19/0058/CHR3MJ)

 Landscape and Ecological Management Plan Feb 2020 P19-051_12 
(already approved C2 [scope of the development], C10 [landscaping] 
and C27 [ecological mitigation land safeguarded])

 Table ‘Construction Programme View – Land Adj. Moat Cottage’ Rev. 
R1d1 dated 01/02/2021

Reason: In the interests of the conservation and enhancement of local 
biodiversity and amenity in accordance with Joint Core Strategy Policy SD9 
and Paragraphs 170 and 175 of the National Planning Policy Framework. This 
is also in accordance with Section 40 of the Natural Environment and Rural 
Communities Act 2006, which confers a general biodiversity duty upon Local 
Authorities.

Ecological mitigation land safeguarded. 

27 The Ecological offset mitigation area on land adjacent to Moat Cottages 
outlined blue and identified as number 2 on submitted drawing number P19- 
0501-01, sheet 1 Rev A dated 27/02/2020, shall be maintained in accordance 
with the details set out in the submitted Landscape and Ecological 
Management Plan (PL19-0501_12) dated February 2020 for the duration of 
this permission. The said offset mitigation area shall not be developed in any 
way that would impact upon its status as ecological mitigation land.

Reason: In the interests of the conservation and enhancement of local 
biodiversity and amenity in accordance with Joint Core Strategy Policy SD9.

Removal of Permitted Development Rights

28 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended) (or any order 
revoking or re-enacting that order with or without modification) no buildings, 
structures, alterations or operations, as defined within Class A of part 4, Class 
M of Part 7 and Class A of Part 12 of Schedule 2 of the Order, shall be carried 
out on the site otherwise than in accordance with a planning permission 
granted by the County Planning Authority.
 
Reason: To enable the County Planning Authority to adequately control, 
monitor and minimise the impacts on the amenities of the local area, and in 
the interests of the conservation of local biodiversity and public amenity in 
accordance with Joint Core Strategy Policies SD6, SD9 and SD14.

29 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking and re-enacting 
that Order with or without modification) the layby bay identified on the 
Landscape Master Plan no. P19-0501-02 Rev B (04/02/2020) shall not be 
installed without the benefit of express planning permission.         



Reason: To enable the County Planning Authority to adequately control, 
monitor and minimise the impacts on the amenities of the local area, and in 
the interests of the conservation of local biodiversity and public amenity in 
accordance with JCS policies SD6, SD9 and SD14.

 
INFORMATIVES :-

 Highways

1. The proposed development will involve works to be carried out on the public 
highway and the Applicant is required to enter into a legally binding Highway 
Works Agreement including an appropriate bond with the County Council as 
Highway Authority before commencing those works.

2. The school Safety Zone and parking restrictions as shown on the submitted 
plans will require Traffic Regulation Orders and the Applicant is advised to  
commence these procedures as soon as practicable. 

3. The improvements to the footways, cycleway and carriageways are shown 
and included on the submitted and amended application plans. These form an 
integral part of the documents for any approval of the application. For the 
avoidance of doubt and for the purposes of the works and improvements to 
the public highway under the terms of the T & C P Act 1990, the Highway 
Authority is satisfied that the statutory consultation period has been complied 
with.

4. The highway works hereby approved will require a Road Safety Audit Stages 
1, 2, 3 and 4 and the Applicant is advised to contact an approved Road Safety 
Auditor to formally adhere to those requirements.

Sports Pitches

5. The Applicant is advised that the design and layout of the artificial grass 
pitches, netball courts and pavilion should comply with the relevant industry 
Technical Design Guidance, including guidance published by Sport England, 
and England Hockey for Sport.

Severn Trent Water

6. 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 contact our Development 
Services Team (Tel: 0800 707 6600).

Ecology

7. If a protected species (such as any bat, great crested newt, dormouse, 



badger, water vole, otter, reptile, barn owl or any nesting bird) is discovered 
using a feature on site that would be affected by the development or related 
works all activity which might affect the species at the locality should cease. If 
such discoveries can be dealt with satisfactorily by the implementation of 
mitigation measures that have already been drawn up by your ecological 
advisor and approved by the County Planning Authority and/or you and your 
contractors then these should be implemented. Otherwise a suitably 
experienced ecologist should be contacted and the situation assessed before 
works can proceed. This action is necessary to avoid possible prosecution and 
ensure compliance with the Wildlife & Countryside Act 1981 (as amended), 
the Conservation of Habitats and Species Regulations 2017 (as amended) 
and the Protection of Badgers Act 1992. Works taking place between 1st 
March and 31st August require special care as trees, shrub, open fields or 
certain parts of built structures could harbour nesting birds unless it is 
reasonably determined by observation or survey by an experienced person 
that nesting bird activity is absent. This advice note should be passed on to 
any persons or contractors carrying out the development/works.

8. In relation to the County Council's Service Level Agreement with the Local 
Biological Records Centre and to assist in the strategic conservation of 
countywide biodiversity, all species and habitat records from the ecological 
work commissioned by the Applicant should be copied [if not already] to the 
Gloucestershire Centre for Environmental Records (GCER).

Environment Agency

9. For our flood risk comments please refer to our Area Flood Risk Standing 
Advice.

10. For contaminated land matters, you are advised to seek the comments of your 
Environmental Health Officer or Contaminated Land Officer, with reference to 
our 'Development Guidance' sheet.

11. For foul drainage matters, you are advised to seek the completion of the 'Foul 
Drainage Assessment Form' for your consideration.

12. For Pollution Prevention and any consent requirements (separate to planning) 
you are advised to refer to our 'Development Guidance' sheet which includes 
pollution prevention advice relating to specific activities.

The Lead Local Flood Authority (LLFA)

13. The LLFA will give consideration to how the proposed sustainable drainage 
system can incorporate measures to help protect water quality. However 
pollution control is the responsibility of the Environment Agency.

14. Future management of Sustainable Drainage Systems is a matter that will be 
dealt with by the County Planning Authority and has not, therefore, been 
considered by the LLFA.



15. Any revised documentation will only be considered by the LLFA when 
resubmitted through suds@gloucestershire.gov.uk  e-mail address. Please 
quote the planning application number in the subject field. 

Western Power Distribution.

16. Western Power Distribution have High Voltage overhead distribution network 
within this proposed development. The Applicant must agree to either a 
permanent easement to protect our access rights, or the diversion of our 
network from the area at the developer's cost.

17. We must emphasise that any alteration, building or ground works proposed in 
the vicinity of our network that may or may not directly affect our cables, must 
be notified in detail to Western Power Distribution.

Public Right of Way

18. In the event that Public Right of Way Leckhampton 9, is not permanently 
stopped up, an application will need to be made to the County Planning 
Authority to regularise any necessary amendments to fencing.

S106 Agreement

19. This planning permission should be read in conjunction with the planning 
agreement pursuant to S106 of the Town and Country Planning Act 1990 in 
relation to land at Farm Lane and Kidnappers Lane, Leckhampton, 
Cheltenham, dated 17th July 2020.

BACKGROUND PAPERS: 

 Planning Application file 20/0032/CHR3MJ which may be viewed by 
appointment with the case officer below or on the Council’s Public Access 
website https://planning.gloucestershire.gov.uk/publicaccess/  by a search 
with the application reference.

 Planning Application file 19/0058/CHRG3MJ containing the planning 
application, supporting statement, drawings, consultation responses and 
representations, decision notice and planning obligat

 ion may be viewed on the Council’s Public Access website 
https://planning.gloucestershire.gov.uk/publicaccess/ by a search with the 
application reference.

 Cheltenham Borough Council Air Quality Action Plan April 2014  
https://www.cheltenham.gov.uk/downloads/file/3780/air_quality_action_plan_2
014 

 County Council Cabinet Meeting 

mailto:suds@gloucestershire.gov.uk
https://planning.gloucestershire.gov.uk/publicaccess/
https://planning.gloucestershire.gov.uk/publicaccess/
https://www.cheltenham.gov.uk/downloads/file/3780/air_quality_action_plan_2014
https://www.cheltenham.gov.uk/downloads/file/3780/air_quality_action_plan_2014


Friday 20 December 2019 10.00 am Agenda Item 8 Leading The Response 
To The Climate Emergency Gloucestershire Climate Change Strategy 
2019/20 To 2024/25
https://glostext.gloucestershire.gov.uk/documents/g9232/Public%20reports%2
0pack%20Friday%2020-Dec-2019%2010.00%20Cabinet.pdf?T=10

 Planning Committee Meeting
Thursday 14th May 2020 10.0 an Agenda Item 7 Planning application number 
19/0058/CHR3MJ by Head of Property Services for Construction of a new 6 
forms of entry secondary school building, with a new all-weather pitch, sports 
playing fields, a multi-use games area, onsite parking and other associated
Works on land between Farm Lane/Kidnappers Lane Cheltenham
Gloucestershire. 
https://glostext.gloucestershire.gov.uk/documents/g9484/Public%20reports%2
0pack%20Thursday%2014-May-
2020%2010.00%20Planning%20Committee.pdf?T=10

CONTACT OFFICER:
Case Officer: Sarah Pearse, Principal Planning Officer
Telephone: 01452 425617
Email: planningdc@gloucestershire.gov.uk

https://glostext.gloucestershire.gov.uk/documents/g9232/Public%20reports%20pack%20Friday%2020-Dec-2019%2010.00%20Cabinet.pdf?T=10
https://glostext.gloucestershire.gov.uk/documents/g9232/Public%20reports%20pack%20Friday%2020-Dec-2019%2010.00%20Cabinet.pdf?T=10
https://glostext.gloucestershire.gov.uk/documents/g9484/Public%20reports%20pack%20Thursday%2014-May-2020%2010.00%20Planning%20Committee.pdf?T=10
https://glostext.gloucestershire.gov.uk/documents/g9484/Public%20reports%20pack%20Thursday%2014-May-2020%2010.00%20Planning%20Committee.pdf?T=10
https://glostext.gloucestershire.gov.uk/documents/g9484/Public%20reports%20pack%20Thursday%2014-May-2020%2010.00%20Planning%20Committee.pdf?T=10
mailto:planningdc@gloucestershire.gov.uk

