
Application Number 19/00997/FUL

Site Address 145 Bromyard Road, Worcester, WR2 5DL

Description of 
Development

Construction of concrete ramp and steps to front 
entrance door.   

Case Officer Sally Watts Applicant Worcester City 
Council

Ward Member(s) St. John Ward Agent Worcester City 
Council

Reason for Referral to 
Committee

Proposal on 
Worcester City 
Council land

Expiry 
Date

 4 March 2020

Key Issues The principle of development and whether the proposal 
would be sustainable form of development having regard 
to the 3 dimensions of sustainable development in terms 
of its economic role, social role and environmental role.  

Web link to application https://plan.worcester.gov.uk/Planning/Display/19/00997/FUL

Recommendation The Deputy Director - Economic Development and 
Planning recommends that the Planning Committee 
grant planning permission, subject to the 
conditions set out in section 9 of this report.

1. Background

1.1 The application was registered on 8 January 2020 and is due for a decision on 4 
March 2020.

1.2 The application has been referred to the Planning Committee in accordance with the 
adopted Scheme of Delegation as the site is owned by the City Council.  

2.       The site and surrounding area 

2.1 The proposals relate to a detached property that is owned by the City Council as a 
hostel that is currently vacant and undergoing refurbishment for occupation as 
temporary housing for persons on the housing list. The intention is to ensure the 
building is particularly able to accommodate residents that have specific user needs. 
The plans include changes to allow for ramped access into the building.

 
2.2 The site was originally a large Victorian villa facing Bromyard Road which is 

characterised by dwellings of this nature, particularly on the north side. It is the last 
of this type of property before the later car sales development (Honda garage) which 
has a higher ground level which relates to Watery Lane.

  
2.3 The property to the left is an extended nursery school which occupies the ground 

and first floor as well as a large outbuilding in the rear garden space. To the frontage 
is an existing bus stop which obscures many of the front views of the villa. 

https://plan.worcester.gov.uk/Search/Results


2.4 The refurbishment project is due to finish 20th March  2020 with occupation in April 
2020. The principle entrance has small steps to access the centrally located front 
door within a facade which is symmetrical with a double bay front and central 
window. 

2.5 The property is served by a vehicular access to the right hand side with timber gates 
on the side. There is pedestrian access to the left hand side which also runs along 
the left of the detached property to the rear entry and the garden area. There is an 
existing low level wall along the frontage and an existing small landscaped area 
containing established tree and shrub planting and a grassed area. 

3.      The proposals

3.1 The proposal is for a new ramped access to the main entrance to the property in the 
front elevation and two steps to the level access on the western side. It includes a 
handrail also. 

3.2 The proposal is part of wider refurbishment works which will provide new tarmac 
path next to the ramp for users. This will foreshorten the landscaped area on the 
frontage. However the key aspects of the tree and shrubs will be retained. 



3.3 The application is accompanied by a full set of plans together with a suite of  
supporting  documents that include:

 Location Plan
 Site Plan
 Proposed Plan, revision: 1
 Front Elevation Existing, revision: 1
 Front Elevation Proposed, revision: 1

3.4 In accordance with Article 15 (7) of The Town and Country Planning (Development 
Management Procedure) (England) Order 2015 (as amended), full details of the 
application have been published on the Council’s website. As such, Members will 
have had the opportunity to review the submitted plans and documents in order to 
familiarise themselves with the proposals prior to consideration and determination of 
the application accordingly.

4. Planning Policy 

4.1 The Town and Country Planning Act 1990 (‘the Act’) establishes the legislative 
framework for consideration of this application subject to Regulations 3 to 11A of the 
Town and Country Planning General Regulations 1992.. Section 70(2) of the Act 
requires the decision-maker in determining planning applications/appeals to have 
regard to the Development Plan, insofar as it is material to the application/appeal, 
and to any other material consideration. Where the Development Plan is material to 
the development proposal it must therefore be taken into account.  Section 38(6) 
of the Planning and Compulsory Purchase Act 2004 requires the application/appeal to 
be determined in accordance with the Plan, unless material considerations indicate 
otherwise.

4.2 The Development Plan for Worcester now comprises:

 The South Worcestershire Development Plan (SWDP) which was adopted 
February 2016, and;

 The Worcestershire Waste Core Strategy, which was adopted on December 2012. 

South Worcestershire Development Plan

4.3 The following policies of the SWDP are considered to be relevant to the proposal:

SWDP 21 Design
SWDP 4 Moving Around South Worcestershire

Policy SWDP 21 of the South Worcestershire Development Plan 2016 which requires 
development proposals to maximise opportunities for pedestrian and cycle linkages 
to the surrounding area and local services and should be generally accessible for all 
users, including those with disabilities;

Supplementary Planning Documents

1.1 The following Supplementary Planning Documents (SPD) are relevant to the 
application proposals:-

• South Worcestershire Design SPD



The South Worcestershire Design SPD was adopted on 5th March 2018 and replaces 
the previous Supplementary Planning Guidance Note 3: Design (SPG3). Both 
documents encourage high standards of design for development proposals in 
accordance with the aims and interests that the NPPF seeks to protect and promote 
in this regard. The Design Quality SPD is consistent with the planning policies in the 
SWDP.

Material Considerations

1. National Planning Policy Framework

4.4 The latest version of the National Planning Policy Framework (NPPF) was published 
and came into effect in February 2019. The NPPF sets out the Government's planning 
policies for England and how these are expected to be applied. It constitutes 
guidance for local planning authorities and decision takers and is a material planning 
consideration in determining planning applications. 
The NPPF outlines a series of considerations against which delivering sustainable 
development should be assessed. The Government believes that sustainable 
development can play three critical roles in England: an economic role, contributing 
to a strong, responsive, competitive economy; a social role, supporting vibrant and 
healthy communities; and an environmental role, protecting and enhancing our 
natural, built and historic environment.

National Planning Policy Framework – relevant guidance is included at Chapter 12: 
Achieving well-designed places – provides general advice about the need for good 
design. Paragraph 127 (f) states that planning policies and decisions should ensure 
that developments:

“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.”

4.5 Paragraph 38 of the NPPF encourages Local Planning Authorities to approach decision 
taking in a positive way and to foster the delivery of sustainable development. Local 
Planning Authorities are advised to approach decisions on proposed development in a 
positive and creative way. They should use the full range of planning tools available, 
including brownfield registers and permission in principle, and work proactively with 
applicants to secure developments that will improve the economic, social and 
environmental conditions of the area. Decision-makers at every level should 
seek to approve applications for sustainable development where possible.

4.6 On 6th March 2014 the Government also published National Planning Practice 
Guidance (NPPG) that has been updated in the meantime and comprises, amongst 
other matters:  Design and determining a planning application. 

National Design Guide (October 2019) 

4.7 The document illustrates how well-designed places can be achieved in practice. It 
forms part of the Government’s collection of planning practice guidance and should 
be read alongside the separate planning practice guidance on design process and 
tools. For example, one of the 10 identified characteristics of well-designed places is 
‘Movement’ i.e. accessible and easy to move around.

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/843468/National_Design_Guide.pdf


4.8 Notwithstanding the above, each application will always be judged on its individual 
merits with regard to the particular circumstances of the site with due consideration 
given to consultation responses of technical consultees.

4.9 Relevant legislation is provided in the Accessibility and Equalities Act 2010 that 
requires reasonable adjustments to be made in relation to accessibility. In practice, 
this means that due regard must be given to any specific needs of likely building 
users that might be reasonably met. 

4.10 Approved Document M of The Building Regulations is separate from planning 
guidance and sets out minimum requirements to ensure that a broad range of people 
are able to access and use facilities within buildings. However, compliance with the 
requirements of Part M does not signify compliance with the much broader 
obligations and duties set out in the Equality Act. 

5. Planning History

5.1 The site has been the subject of the following planning applications:

 83/1495 -Widening of existing access. Condition Approval 31st January 1984 

 P89C0128- Modification of dwelling house to form a class C1 hostel. Conditional 
Approval 30th March 1989 

 P90C0078 Erection of rear extension and internal alterations to form class C1 
hostel. Conditional Approval 29th March 1990 

 P17K0417- Proposed window and door replacement scheme to HMO –Withdrawn 
17th August 2017 

6.    Consultations

6.1 Formal consultation, including display of site notices, has been undertaken in respect 
of the application. The following comments from statutory and non-statutory 
consultees and interested third parties have been received in relation to the original 
and amended proposals and are summarised as follows:

Neighbours and other third party comments: No objections or comments have 
been received. 

6.2 At the time of writing this report no other consultation responses have been 
received. Any additional responses received will be reported to members verbally or 
in the form of a late paper, subject to the date of receipt. 

7. Comments of Deputy Director - Economic Development and Planning

7.1 Policy SWDP1 of the South Worcestershire Development Plan sets out overarching 
sustainable development principles and these are consistent with the Framework. 
The various impacts of the development have to be assessed and the benefit and 
adverse impacts considered, to establish whether what is proposed is sustainable 
development. 



Taking the above matters into account I consider the main issues raised by the 
proposal relate to whether the development would be sustainable, having regard to 
the 3 dimensions of sustainability set out in the Framework: economic, social and 
environmental, in particular with regard to:

7.2 1.  The economic role;

2.  The social role:
- residential amenity;

3.  The environmental role:
- design and appearance;

  - access, car parking and highway safety;
         
These issues will now each be considered in turn. 

  Sustainable Development 

1. The economic role

7.3 In the short term the proposal would see the creation of construction jobs for the 
construction period of the project and some on-going opportunities for the provision   
of goods and services. This weighs in favour of granting planning permission. 

7.3 The key aim of the site is to be a hostel to provide emergency housing and to able to 
deliver this to users who may have requirements regarding access and mobility 
which limits other housing options. The opportunity to provide a social benefit 
through the refurbishment and enabling works being undertaken, are significantly 
positive. 

7.4 As a consequence, it has important social roles which weigh in favour of granting 
planning permission. However, one must also consider the impact of the 
development on nearby residents. 

2. The social role

Residential amenity 

7.5 The site lies adjacent to commercial propoerties with a nursery and car sales garage 
adjacent and a public house opposite. I do not consider that the enabling 
development would have a detrimental effect on the adjacent properties as it would 
not have a significant impact on the functionality or operation of the hostel. 

7.6 Policy SWDP 21 requires that new development does not have a significant adverse 
effect on neighbouring amenity. This is consistent with paragraph 127 of the NPPF 
that requires planning policies and decisions, amongst other matters, to ensure a 
high standard of amenity for existing and future users of land and buildings. 

7.7 The works to implement the ramp could give rise to potential noise and disturbance 
for the occupiers of the surrounding properties however given the scale of the 
proposal this would be limited. 

3. The environmental role

Design 



Figure 1. Proposed front elevation

7.8 The submitted plan of the front elevation, as show above in figure 1, demonstrates 
the visual impact of the proposal. However, it does not account for the tree, small 
boundary wall and the existing bus stop which limit many of the existing front facing 
views of the property from within Bromyard Road. 

7.9 There is a clear visual intrusion caused by the handrail and concerns have been 
raised by officers of the nature of the handrail that it makes the front elevation 
appear institutional or communal rather than protecting its value as a Victorian Villa. 

7.10 However, these qualities have been lost along Bromyard Road generally with 
significant levels of development and changes to the frontage whereby the most 
positive aspect is the scale and massing and individual features retained by the 
buildings rather in their collective sense. Given these two points, I consider there is 
limited harm to the wider streetscene or the individual building by the insertion of 
the ramp and handrail.

 
Access and Highway Safety

7.11 The proposal does not affect highway safety or on site capacity for off road car 
parking. 

7.12 Access into the building would be improved for residents with mobility issues which is 
the main purpose and positive aspect of the proposals. 

8. Conclusion and planning balance

8.1 The NPPF identifies a series of the components that are considered critical to 
achieving sustainable development. In my opinion, the above assessment of the 
planning application proposals against the planning policy framework demonstrates 
that the application responds to, and is in accordance with, the requirements of the 
adopted planning policy within the development plan and material considerations 
relevant to the determination of the application.



8.2 Whilst the assessment is not an exhaustive list of all policies that are potentially 
applicable to this site, it seeks to address how the proposals respond to the key 
planning criteria in the planning policy framework against which the planning 
application will be determined.

8.3 This development would assist in aiding the City Council to house citizens with 
facilities appropriate to their needs. As such, I consider the proposal should be 
supported in allowing a sensitive minor adaption to the building to achieve this. 

8.4 The proposed development is sustainable when looking at its social, economic and 
environmental credentials in the round. The adverse impacts of the development do 
not significantly and demonstrably outweigh the benefits.  Overall it is considered 
that the proposals constitute an environmentally, socially and economically 
sustainable form of development that accords with the Framework and the 
Development Plan as a whole.

9. Recommended conditions

9.1 In the event that members resolve to grant planning permission the following 
conditions are recommended:

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission.

Reason: To conform with the requirements of Section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.

2. The development hereby permitted shall be carried out and completed in 
accordance with the following approved plans and associated documents and the 
specifications and recommendations contained therein, except where otherwise 
stipulated by conditions attached to this permission

Location Plan
Site Plan
Proposed Plan, revision 1
Front Elevation Existing, revision 1
Front Elevation Proposed revision 1

Reason: To ensure compliance with the approved scheme.


