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YOUR REGULAR UPDATE ON HOW WE ARE WORKING TO KEEP CHELTENHAM A GREAT PLACE TO THRIVE

Welcome to our new home!
In April, Cheltenham Civic Society’s
Trustees completed the sale of
Parmoor House in Lypiatt Terrace.
Then in June, the purchase of a new
HQ building – 26 Cambray Place – was
also completed.

negotiations on 26 Cambray Place
being stretched out from February
2021 to June 2022! But perseverance
eventually paid off and we now have a
building with the potential to become a
fabulous HQ for the Civic Society.

location, has parking spaces at the
front and can house a good-sized
meetings and events space, as well as
office and archive space for the
Society, plus lettable accommodation
on the upper and lower levels.

The respective sale and purchase did
not go at all smoothly – with an initial
offer for Parmoor House falling by the
wayside last autumn and the

It fulfils all but one of the search
criteria we set down several years ago.
While it does not have a garden, it is in
a much more accessible town centre

The Trustees are now working with the
selected architect and builder to bring
the building up to scratch as soon as
possible. Read more on pages 8-9. ●

What’s in OurTown this time
Cambray Court discovery page 2 ● Manifesto stirs town centre action page 3 ● What should a town centre masterplan
cover? pages 4-5 & 10 ● Should we be worried about M&S? pages 6-7 ● Creating the new ‘Parmoor’ pages 8-9
Around town – street art page 11 ● Circumspice and other news page 12
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Shocking
plans for
Cambray
Court
discovered
In May, the Civic Society came across
an outrageous scheme for the
development of a block of 30 flats on
top of the river wall at the back of
Cambray Court.

Above: The developer’s block illustration for
the building of some 30 1-bed and 2-bed
flats to the rear of Cambray Court. The River
Chelt can just be glimpsed running between
the car park and the new block.

The scheme illustration we found (top
right) showed the grey mass of a new
building block positioned on the site of
the existing garages.
This proposal appeared on the website
of a development management
company with links to the freeholder of
Cambray Court. But the scheme has
never been put in front of either the
residents or Cheltenham Borough
Council.
The scheme conflicts with the
freeholder’s own plans for rebuilding
the river wall and replacing all of the
existing garages on a like-for-like
basis. It also conflicts with the Society’s
alternative scheme for an
environmentally-friendly creation of a
riverside pocket park on the site.
Worried that this new scheme could
well explain the freeholder’s highly
over-engineered, below-river-level
foundations for its replacement
garages scheme – and thereby reveal
the freeholder’s true intent – the Civic
Society brought the scheme to the
attention of the local media and
provided this quote by Andrew Booton:
“This proposal is an outrageous affront
to Cheltenham. It is quite shocking by
any standard and shows that the
freeholder and its developer have no
respect for our town.
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Above: The developer’s website page that
revealed the scheme.
Right: The freeholder’s overengineered foundations for its
replacement garages scheme.

“We see little enough of the River
Chelt as it flows through the town
centre and this development would
lock it out of sight behind a 30-foot
wall of concrete for at least another
100 years.
“It is a complete contrast to the Society's
aim of making the river accessible by
creating a pocket park for both the
residents and the public to enjoy – a
scheme which we submitted as a
planning application a few weeks ago.
“The developer's scheme for a block of
30 flats right on top of the river wall
can't be brushed aside as some
daydream or doodle.
“It is at the very least a bit of kite flying
to see which way the wind is blowing.
Schemes like this are never really

dropped. Experience shows that
developers just go back to the drawing
board, make some changes to
ameliorate the main objections, and
then try again at a later date.”
In response to the adverse publicity in
The Echo (9th June), the freeholder
claimed that the scheme had been
created a long time ago and was just
“an ambitious mock-up … that is neither
possible nor being pursued.”
But only time will tell what the
freeholder actually decides to do.
In the meantime, the Society’s
imaginative and much more attractive
application for a pocket park providing
access to the River Chelt is scheduled
for consideration by the Council’s
Planning Committee on 18th August. ●
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Manifesto stirs councils into action
Our Town Centre Manifesto sought to
redress the dilapidation of our central
shopping area. Most of the points
related to getting the town centre up
to a baseline of good repair,
cleanliness and presentation – the
bare minimum below which it should
not have been allowed to drop in the
first place.
What has our Town Centre Manifesto
achieved so far? Amongst other
things, it has forced the following to
happen:

f

One of the most quirky tributes
during the Queen’s Platinum Jubilee
celebrations at the beginning of
June was this woolly headwear
adorning one of Cheltenham’s eight
Penfold pillar boxes – this one being
on the corner of Hewlett Road and
Pittville Circus Road. ●

New corporate member
Further to our recent success in
signing up new corporate members,
our Membership Secretary, Hugh
Curran, has also signed up the
Cheltenham-based property
developer and construction group,
County To County. ●

Councillors and officers should take
note that our campaign is only just
warming up! If they don’t want to be
embarrassed, they ought to be
prepared to work with us to ensure
steady and tangible improvement.
(HINT: we’re expecting an improvement
in Ubico’s street cleaning or we’ll soon
be exposing its shortcomings.) ●

Our demands for Town
Centre Policies

f

A masterplan for Cheltenham
Town Centre, to include
creation of new public spaces,
distinct zones, design guides,
greening, maintenance and
repair, and redevelopment
opportunities. Cycling, walking
and reduction of vehicles to be
at the core of the plan. This
plan to be adopted by 31st
March 2024 and implemented
within five years.

f

A coherent design and
performance policy for all
street furniture for the
Borough of Cheltenham. A
moratorium on any spending
on street furniture until the
policy is adopted. This policy to
be adopted by 31st March 2023
at the latest.

f

Revise and adopt the
Shopfront Policy and apply it
consistently to all retail
premises in the Borough of
Cheltenham. The revised
policy to be adopted by 31st
March 2023 at the latest.

f

Devise and adopt a residential
and commercial Bin Storage
Policy and apply it consistently
to all premises in the Borough
of Cheltenham. This policy to
be adopted by 31st March 2023
at the latest. ●

f Cheltenham Borough Council will

shortly hand over the paved area
outside John Lewis to the Highway
Authority (GCC) for formal adoption
and will make a financial
contribution to reduce the risk to
GCC.

f

Inappropriate street furniture seems
to have made its way into
Montpellier Gardens – though the
blue one looks like it’s just about to
do a runner! ●

Cheltenham Borough Council’s
Director of Planning and
Gloucestershire County Council’s
Director of Transport and Highways
have been tasked to examine what
needs to happen to bring the town
centre’s pedestrianised area up to
an appropriate standard, especially
around The Strand/Cambray Place.

degree of perceived complacency.
That’s a sorry state of affairs.

f

The owner of the former Sports
Direct shop at 102-104 High Street
has agreed to tidy up the premises
and our friends at Cheltenham BID
have been working tirelessly to
have a set of their excellent vinyls
installed to improve its window
presentation. The Civic Society logo
will appear on it alongside that of
the BID as a gesture towards our
support.
CBC’s Planning Enforcement Team
has completed an audit of
enforcement activity identified by
our 2018 High Street Audit and,
along with a physical inspection,
have issued letters to property
owners requiring remedial action to
improve their appearance.

Overall, a promising start. Sadly,
though, these actions also show that
we were right to launch and prosecute
our manifesto to break through a
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What should a town centre masterplan cover?
SW

As you will read
elsewhere, we
continue to
stress the need
for Cheltenham
to have a
masterplan to
guide the
development
and
management of
the town centre.
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In this edition of
OurTown, we
set out what
such a
masterplan
might cover
and, in future
editions, we will
expand on
these key areas.
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Andrew Booton,
Chair
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Royal Well
Royal Well is the starting point for
Cheltenham’s town centre masterplan.
This once-beautiful space is fronted
on two sides by the Grade II* listed
buildings of Royal Crescent and the
municipal offices. Yet it has been
blighted by the inexplicable siting of
a bus station in the middle and the
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ugly back of the municipal building
itself. The 13 town houses forming the
municipal building plus the bus station
and Royal Well car park are owned by
Cheltenham Borough Council.
The land is worth well over £20m and
that value is why the area is pivotal to
Cheltenham’s future. The funds

released from an underused and
much-abused set of properties
could reset CBC’s finances as well
as enabling sensible reinvestment
and reinstatement of important
features.
If only CBC had the vision and
courage to realise its potential.
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The Promenade and Cavendish House
The Prom is the town’s spiritual
barometer. Even if most people
don’t shop there, the townspeople
have a strong concern for it.
That’s why it is so distressing to
see it in such poor condition. Add
to that the continuing uncertainty
over House of Fraser’s occupation
of Cavendish House.
The Cav House building is owned
by Canada Life, which also owns
Regent Arcade. But it has no
appetite for redevelopment of
property. If Cav House closes, it
will probably be sold for

redevelopment. That
could mean years of
empty dilapidated
buildings in one of our
most important and
historic streets.
CBC, Canada Life and
others have been in
discussions, but we
need a plan for the site
to minimise its
potential downtime
and to improve the
connectivity and
economic diversity of
the site.

Albion Street is another bruised and
battered road that has some exceptional
listed buildings along its length.
But it has lived in the shadow of the
neighbouring High Street such that
almost everything to the south has
turned its back on it.

Albion Street

Albion Street provides flexible
access to the inner ring, excellent
permeability to the High Street and
useful width. That’s why it should
be the bus/coach spine instead of
Royal Well, The Promenade and
High Street.

The West End
Lower High Street is supposed to
be the oldest part of town.
It is a complex mixture of beautiful
but badly neglected buildings,
fabulous businesses, social
challenges and excellent potential
public spaces.
The masterplan will look at the
opportunities to level up this
overlooked part of town.

Continued on page 10 f
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Should we be worried about M&S?
M&S announced their annual results in
May. With it, they warned of 32 store
closures over the next three years.

Chief Executive Steve Rowe said M&S
was "Moving with the customer, where
the customer is working and shopping".

M&S said that many town centres had
‘lost impetus’ due to ‘failed local
authority or government policy’. It said
it was now relocating some shops from
older, multi-floor buildings with poor
access and parking. ‘As a result, a high
proportion, but not all, of our
relocations are to the edge of town.’

M&S IN CHELTENHAM
M&S occupies an acre of once-prime
real estate between High Street, Albion
Street and Pittville Street, with over
90,000 square feet of space over three
floors – note the point above about
older, multi-floor buildings with poor
access and parking.

More importantly, it has two other
stores, both on Kingsditch Retail Park,
owned by DTZ Investors. One is for
M&S Home (18,087 sq ft that could be
increased) and one for M&S Food
(14,488 sq ft that could be doubled).
Free parking is on site, they have an
existing landlord/tenant relationship
and they are on a major route on the
edge of town – note the point above
about poor access and parking.
OTHER FACTORS
John Lewis & Partners (JLP) has also
threatened (and made) store closures
recently.
It invested £23m in its 115,000 sq ft
High Street shop. Cheltenham was
promised great things with JLP’s
arrival, not least the ripple effect.
That positive consequence has not
materialised, unless you count a Tesco
Express and a Barnardo’s shop.
JLP continues to review its store
configuration nationally.
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CONCLUSION
Yes, we should be
worried!
SO WHAT?
Cheltenham must
address its serious
planning policy gaps
and their
implementation,
including:

The new branding on the slowly emerging
makeover of the former Jones shop in the
Prom appears to be revamping the name
of the now long-gone school outfitters. ●

f A town centre

masterplan to reinforce
strengths and obviate
weaknesses.
This should include
increasing the amount
of residential units,
concentrating and
revitalising the retail
area, improving the mix
of independent retailers
to make Cheltenham’s
experience more
special or unique, and
improving the town
centre’s appearance
and ambience.

f An out-of-town (big

box) retail strategy to
control and optimise out-of-town
retailing and to obviate threats to
the town centre.

Cavendish House (160,000 sq ft) has
been under threat from Fraser Group
moving out.
Canada Life owns the site but its
investment strategy does not include
redevelopment, so if a new tenant did
not want the store (and why would
they when it is ugly, expensive to let
and run, and poorly configured for
modern retailing), it would probably be
sold to a developer.

f

That could mean years of emptiness
and associated dereliction.
The lack of security of these big
anchor sites should raise serious
concerns in the marketplace and
especially in the municipal building.
On the bright side, the Brewery Quarter
has successfully diversified its tenant
base and is looking healthy and the
lower High Street, despite its image, has
few unoccupied units and short voids.
If only it were not so down-at-heel!

A car parking policy that aims to
support the vitality of the town
centre and integrate both on- and
off-street parking, while also
accommodating both
Gloucestershire County Council’s
and Cheltenham Borough Council’s
interests.
However, it should not be viewed
as a cash cow and neither should it
be anti-car!

f

The revamped ‘Clarence Fountain’ at
Boots Corner completed in May has
already gained the approval of at least one
seagull, as well as quite a number of
Cheltonians – and it’s certainly an
improvement on the fake grass. But will it
stand the test of time? Such piecemeal
projects tend to look like temporary
stopgaps – as what we really need is a
proper plan for Boots Corner that’s an
integral part of a wider town centre plan. ●

A ‘15-minute neighbourhood’
review of the town, where
neighbourhoods are planned
around access to daily needs
around a 15-minute walk or cycle
ride, to strengthen the town’s
economic and environmental
sustainability.
Andrew Booton, Chair ●

The attractive flower beds seen here at
the junction of London Road/High
Street/Berkeley Street with Hewlett
Road have received many plaudits from
CCS members commenting in the
Society’s WhatsApp group. One of the
first places to feature such planting was
Jenner Gardens in 2009. Often referred
to as ‘wild planting’ it should more
correctly be called ‘informal planting’, as
it includes many imported seeds such as
Californian Poppy and garden cultivars of
other poppies and cornflowers rather
than native wild flowers. ●
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A potential layout for the new ‘Parmoor’
One of the Civic Society’s ambitions
from the outset was to save a heritage
building from dilapidation and, through
our investment, revitalise both it and,
potentially, its vicinity. The Grade IIlisted 26 Cambray Place building fits
that bill precisely.

CAMBRAY PLACE

Having sold Parmoor House in
February for well in excess of a million
pounds, the Society then purchased 26
Cambray Place for more than £750,000
– thereby leaving sufficient funds
available for the conversion and
restoration of the new property.
The Trustees have already settled on a
name for the new building – ‘Parmoor’
– which obviously honours the original
gift from Lord Parmoor.
The process of appointing an architect
and a builder to undertake the
necessary work is also underway, with
the aim being to submit planning and
listed building applications this
summer and start the building work by
the end of this year.
The plans will be worked up shortly by
the appointed architect, so the
sketches we show on these pages are
just illustrative to show the potential
the building offers.
As well as providing town-centre
facilities that will help the Society
engage more effectively with the
community, the new building’s
meetings and events spaces will be
attractive to other organisations. The
income from this, plus rent from the
living accommodation, should more
than cover our overheads and
significantly contribute to the Society’s
activities. ●

GROUND FLOOR /
SITE LAYOUT PLAN

These potential layout sketches by former architect and Planning Forum
member, Mike Duckering, show the potential that the 26 Cambray Place building
can provide for the Civic Society.
On the ground level above, there is space for four parked cars on the forecourt,
with a ramp to the entrance for disabled people, plus space for bins storage and
access to the sides and lower ground level.

Partition walls unnecessarily divide up
the spaces in the existing building,
making it hard to envisage the potential.
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Inside, the main meetings/events space would accommodate up to 96 seated
people, which would be complemented by kitchen, toilet and storage facilities,
as well as a lift to the first floor.
At the rear of the building there is space for a 1-bed flat. ●
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FIRST FLOOR PLAN
The first floor layout (left) could
provide two good-sized meeting
rooms, office and archive space for the
Society, plus a 1-bed flat.
There is also the potential for a rooftop terrace for events.

Part of what would be the landing and
meeting room 1 in the adjacent plan.

LOWER GROUND FLOOR PLAN

This space on the first floor might
become meeting room 2.

Potentially, this space could become
the dining/living room of a lower
ground floor flat.

The lower ground floor layout (left)
may provide one 2-bed flat and one
1-bed flat.
There is also outdoor space for a
shared patio.

9

OurTown • Summer 2022

What should a town centre masterplan cover? (continued from page 5)
CBC might prefer to call it Clarence
Fountain to avoid reminding
everyone of its failure to deliver a
worthwhile trial result four years ago.
But this important node is critical to
the town centre. It links a number of
essential streets, particularly High
Street and The Promenade.
We will explore ideas to create
amazing public spaces and to
design out a number of problems.

Boots Corner and the centre

The East End
The dilapidation of The Strand and
Cambray Place have been well
documented. However, it goes
further.

f
f

The ripple effect from John
Lewis has not been delivered.

Centre East car park is presently
closed due to a serious problem
with vandalism and anti-social
behaviour.
Cheltenham’s High Street is reputed
to be one of the longest in the country.

The monumentally ugly Town

Its retail area needs to be
concentrated and its residential
component increased to create a
constant population that will help to
sustain a vibrant town centre.
Our East End proposal will look at
how that could be achieved.

The Black & White site
While it is not in the central retail
area, the Black & White site –
incorporating the former Black &
White coach station site and the
Portland Street car park – is an
eyesore.
We’ve had scheme after scheme
fail on this site. Most recently, CBC
was forced to hand back three

10

million pounds to the government for
failing to deliver affordable housing on
the site. That is unacceptable.
There are plans for 10,000 homes on
greenfield sites round the town’s
periphery, permanently taking
productive farmland out of use and
forcing car dependency.

Those blocks are destined to
become unsustainable dormitory
towns. Yet we have huge chunks of
brownfield land (previously
developed land – PDL) that should
be used first.
Nothing should be developed on
green fields until work on the Black
& White site starts.●
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Around Town : STREET ART

The Midland pub, Gloucester Road (opposite the station)
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Circumspice 7

The Shell station at the junction of Lansdown Road and Gloucester Road has just
installed four electric vehicle (EV) charging points – yet to be commissioned at
the time of writing.

With huge rises in the cost of fuel,
many people are now seriously looking
at exchanging their petrol and diesel
cars for EVs – and we may well be
approaching the critical turning point
much sooner than anticipated.
But is the infrastructure up to it? With a
huge percentage of the town’s
residential accommodation having no
off-street parking, we need hundreds
of accessible on-street charging points.

EV charging points in Montpellier
Street – apparently out of order at the
time of writing.

The EV Zap Map app shows that we
currently have around 20 charging
locations in Cheltenham. But many of
the points appear to be out of order at
any one time. And many others are
restricted in some way – to hotel
guests, for example.
We need to up our game, and fast! ●

You can certainly discuss the
details of your tax reliefs here but,
before 1994, another kind of relief
might have been on your mind as
you stood on this spot.
Where and why?

*Unfortunately there are no prizes!

We are proud to be supported by the following companies and organisations.

CHELTENHAM CIVIC SOCIETY ● CHELTCIVICSOC.ORG
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Rig

The answers to this mini quiz* can
be found on the Society’s website:
https://cheltcivicsoc.org/
category/news

