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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/19/00694/RM

Recommendation The Deputy Director - Economic Development and 
Planning recommends that the Planning Committee 
be minded to grant approval of all matters reserved 
by condition 5 of planning permission 
19/000693/REM, subject to the applicant and all 
persons having an interest in the land entering into 
a Deed of Variation to the existing agreement made 
under Section 106 of the Town and Country 
Planning Act 1990 in accordance with the draft 
Heads of Terms, and subject to the Deputy Director 
- Governance being satisfied with the nature of 
such an Agreement delegate to the Deputy Director 
of Economic Development and Planning approval to 
grant the necessary planning permission, subject to 
the conditions set out in section 10 of this report 

1. Background

1.1 The application was registered on 12 September 2019 and was due for a decision on 
12 December 2019. An extension of time for the determination of the application has 
been sought to allow determination by the Planning Committee.

1.2 The application has been referred to the Planning Committee in accordance with the 
adopted Scheme of Delegation.

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


2.      The site and surrounding area 

2.1       The application site is located to the east of the city centre comprising a parcel of 
land which is approximately 4.3 hectares in size and currently consists of a variety of 
low density industrial/commercial structures and uses. It incorporates Sherriff Street 
Trading Estate, Sherriff Street commercial Complex and Newtown Road Trading 
Estate. It also includes land on the south east corner or Newtown Road and 
Williamson Road currently occupied by a commercial business (Ron Smith Ltd) and 
open space associated with Cromwell’s Trench, a Civil War feature.

2.2      The site is bordered by the railway line to the west, Sherriff Street to the east, 
Tolladine Road to the north and Newtown Road/Williamson Road to the south.

2.3      The surrounding area has a variety of land uses including low density industrial and 
commercial units, retail, health care and residential.

2.4      The application site forms part of wider site allocated as an Opportunity Zone for 
mixed use development in the South Worcestershire Development Plan (Shrub Hill 
SWDP44/4).

2.5      The application site does not contain any listed buildings, is not located in a 
conservation area and is not governed by any environmental designations. However 
the former Locke building (a Victorian factory producing china products which once 
rivalled Royal Worcester Porcelain) is a building of local significance and part of the 
site is within an archaeologically sensitive area due to its proximity to a Scheduled 
Ancient Monument and part of the site adjoins a Green Network.

2.6      A footpath runs adjacent to the existing Ron Smith building which will need to be 
diverted in order for the full development to proceed in accordance with condition 17 
of application 19/00693/REM:

“Within 6 months of the commencement of the superstructure works of the 
development in that Phase measures shall be undertaken to ensure that any existing 
public right of way crossing that Phase of development or the application site as 
appropriate have been diverted or stopped up in accordance with a scheme to be 
agreed in writing with the local planning authority. “



     

3. The proposals

3.1 This Reserved Matters submission seeks to obtain approval the matters reserved by 
condition 5 of the hybrid application 19/00693/REM (formerly P12G0199), which are 
namely:

a) The appearance of the buildings(s);
b) The scale of the building(s);
c) The layout of the phase; and 
d) The landscaping of the phase.

3.2 The application is accompanied by a full set of plans together with significant 
additional information in respect of transport matters. As a reserved matters 
application it also relies on the extensive documentation previously submitted in 
relation to the original application P12G0199.

3.3 The design approach to the development is consistent across the site and reflects the 
original permission – that is to say contemporary simple elevations with flat roofs of 
varying heights. The scheme now comprises of:

 Building A: 6,7and 8 storey height containing 212 apartments; 94 bed care home 
facility and a small convenience store of 233sqm and associated parking.

 Building B: 2 and 6 storey in height containing 76 apartments with retail space on 
the ground floor of 3,075 sq.m, together with associated parking.

 Building C: 8 storey car park with 649 vehicle spaces of which 446 (including 46 
electric vehicle parking spaces) are residential spaces for buildings B and D, and 
203 spaces are pay and display space (including 25 accessible spaces, 10 
Motorcycle spaces and 24 electric vehicle spaces).



 Building D: 5 and 8 storey in height with 180 apartments and a convenience 
store of 314 sq.m floor area, together with associated parking. 

 Building E: 8 storey in height with 200 bed hotel and leisure use (cinema);

3.4 Significant upgrades to traffic junctions and pedestrian and cycling facilities are 
proposed as part of the wider package of transport improvements. 

3.5 For information the proposals would be delivered in the following phases: 

 Phase 1: Building A; 
 Phase 2: Buildings C and D, together the restoration of the Locke Building for B1 

Business Use; 
 Phase 3: Buildings B and E;
 Phase 4: Construction of Ron Smith Units 1 and 2 and the construction of the 

footbridge link.

3.6 The main changes to the quantum of the development from the originally approved 
scheme are as follows:

Development Quantum
Land Use 2012 2019 Difference

A1/A2/A3/A4/A5 
(sq.m) 14083 4610 -9473
Leisure (sq.m) 5464 4015 -1449
B1 Offices (sq.m) 10291 1730 -8561
Hotel (beds) 99 200 101
Residential 
(units) 135 366 231
Residential Care 
(units) 88 94 6
Residential 
Student (units) 102 0 -102
Trade Counter 
(sq.m) 0 1500 1500

3.7 There is a greater proportion of residential accommodation in phases 1 and 2 than 
the original proposals; the multi-storey car park goes into phase 2 and the 
footbridge link being provided in the final phase. It is understood that the applicants 
desire to bring forward the residential component is to take advantage of the 
currently available Government grant funding for affordable housing: this funding is 
however time limited.

3.8 As agreed at the outline stage, the external public areas would have extensive high 
quality hard landscaping to reflect the site location adjacent to the railway and near 
the City Centre. This hard landscaping includes stone flag stones and brick paviours, 
with public art and granite spherical bollards. Building A would also a public area 
with Petanque courts and seating. Across the site there would be semi-mature tree 
planting and near to the Ron Smith Buildings there would be extensive planting of 
native naturalised bulb drifts. Building D would also have a residents’ garden.

3.9 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 History

4.1 The site has been the subject of numerous planning applications, however the main 
relevant ones are P12G0199 and 19/00693/REM.

4.2 In 2012 a hybrid planning application (i.e. part full and part outline) for the 
comprehensive redevelopment of the site with a mixed use development proposed in 
4 phases. The application, reference P12G0199, was eventually approved on 14th 
December 2018 following the signing of a Section 106 planning agreement.

4.3 P12G0199 gave full detailed planning permission for the provision of Phase 1 to 
include:

 135 no. apartments; 
 633sqm food retail;
 442sqm café/bar/takeaway;
 2742 trade counter space;
 597 space multi-storey car park (200 for the station);
 17 parking spaces for new Ron Smith buildings;
 Improvements to the Newton Road tunnel under the railway;
 Highway mitigation measures.

4.4 The outline part of the application related to:

 Further residential;
 Residential care home;
 Hotel, retail;
 Leisure;
 Commercial;
 Car parking;
 Trade counters (sui generis);
 Café/bar/takeaway along with associated works.

4.5 A second application relating to the site was then approved at the December 
Planning Committee: application 19/00693/REM varied conditions 1, 2, 11, 12, 13, 
14, 15, 17, 21, 23, 26, and 27 of P12G0199 relating to the original application, 
P12G0199. It also agreed to a variation in the phasing of the various elements of 
development.

5.        Planning Policy 

5.1      The Town and Country Planning Act 1990 (‘the Act’) establishes the legislative 
framework for consideration of this application. 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.



5.2 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

5.3    In the SWDP the site forms part of a wider site known as the Shrub Hill Opportunity 
Zone (SWDP 44/4). Lying east and west of the railway line, this is a 19.72 hectare 
site which seeks to provide approximately 750 new dwellings, including student 
accommodation and extra care units, plus other mixed use and commercial 
development. The policy indicates that the bulk of the residential accommodation 
should be on part of the site to the east of the railway i.e. the application site.

5.4      The policy states that redevelopment proposals in Opportunity Zones will be 
supported providing that they:
  
i.        Incorporate a range and variety of land uses to create a truly mixed use 

development;
ii. Make a contribution to achieving the SWDP objective for creating new B1 

office Space in Worcester;
iii. Will not result in residential development being the predominant use across 

the opportunity zone as a whole;
iv. Offer genuine sustainable travel choices;
v. Do not result in retail or leisure dominating the other land uses within the 

zone;
vi. Secure refurbishment and future of listed buildings and structures within the 

zone;
vii. Encourage existing businesses to remain or alternatively provide suitable 

relocation opportunities;

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

SWDP 1 – Overarching Sustainable Development Principles
SWDP 2 – Development Strategy & Settlement Hierarchy
SWDP 4 – Moving around Worcestershire
SWDP 5 –  Green Infrastructure
SWDP 6 –  Historic Environment
SWDP 7 –  Infrastructure
SWDP 13 – Effective Use of Land
SWDP 15 – Meeting Affordable Housing Needs
SWDP 21 – Design
SWDP 27 – Renewable & Low Carbon Energy
SWDP28 –  Management of Flood Risk
SWDP 29 – Sustainable Drainage Systems
SWDP 30 – Water Resources, Efficiency & Treatment
SWDP 31 – Pollution & Land Instability
SWDP 33 – Waste
SWDP 39 – Provision for Green Space & Outdoor Community Uses in New   
Development



Material Considerations

1. National Planning Policy Framework

5.6 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. 

5.7 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.

5.8 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.

5.9 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.

2. National Planning Practice Guidance 

5.10 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: Air Quality, Design, Determining a planning application,  Health and 
Wellbeing, Housing & Economic Land Availability Light Pollution, Noise, Travel Plans, 
Transport Assessments and Statements in Decision-Taking, Use of Planning 
Conditions, and Planning Obligations. 

3. Supplementary Planning Documents

5.11 The following Supplementary Planning Documents are relevant to the application 
proposals:-

 Design Quality SPD

The Design Quality 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. 



 Planning for Health in South Worcestershire SPD

The Planning for Health SPD primarily focuses on the principal links between 
planning and health. It provides guidance and interpretation of the SWDP from a 
public health perspective. The SPD addresses following
nine health and wellbeing principles:

 Sustainable development
 Urban form - design and the public realm
 Housing and employment
 Age-friendly environments for the elderly and those living with dementia
 Community facilities
 Green infrastructure and play spaces/recreation
 Air quality, noise, light and water management
 Active travel
 Encouraging healthier food choices

 Developer Contributions SPD

The Developer Contributions SPD - was adopted by the South Worcestershire 
Councils on the 20th October 2016. The Developer Contributions SPD sets out the 
South Worcestershire Councils’ approach to seeking developer contributions via the 
SWDP for infrastructure or environmental improvements required as a result of 
development. The SPD provides guidance about when planning obligations will be 
expected, the scale of developer contributions, and how developer contributions will 
be used.

 Affordable Housing SPD

Adopted Affordable Housing SPD - The Affordable Housing Supplementary Planning 
Document covers the administrative areas of Worcester City Council, Malvern Hills 
District Council and Wychavon District Council and was adopted by The South 
Worcestershire Councils on the 20th October 2016.  The SPD explains the details of 
the South Worcestershire Development Plan (SWDP) policies that relate to the 
provision of affordable housing.  It is a guide intended to help developers, 
landowners, and applicants applying for planning permission, registered providers 
and others who are seeking to provide or benefit from affordable housing.

 Renewable and Low Carbon Energy SPD

The SPD relates to policy SWDP 27 of the South Worcestershire Development Plan, 
which seeks to promote a percentage of energy requirements on qualifying 
development sites to be provided from renewable energy and/or low carbon sources. 
The policy also requires large scale development to examine the potential for 
decentralised energy and heating networks, and also sets out the policy approach for 
stand alone renewable and low carbon energy schemes (with the exception of wind 
turbines).

4. Worcestershire’s Local Transport Plan (LTP4) 2018 – 2030

5.12 LTP4 set out issues and priorities for investment in transport infrastructure, 
technology and services, focussed on supporting travel by all modes. In accordance 
with national and local objectives, a series of local transport-specific objectives are 
identified in the LTP4:



 “To support Worcestershire’s economic competitiveness and growth through 
delivering a safe, reliable and efficient transport network.

 To limit the impacts of transport in Worcestershire on the local environment, by 
supporting enhancements to the natural environment and biodiversity, investing 
in transport infrastructure to reduce flood risk and other environmental damage, 
and reducing transport-related emissions of nitrogen dioxide, particulate matter, 
greenhouse gases and noise pollution. This will support delivery of the desired 
outcomes of tackling climate change and reducing the impacts of transport on 
public health.

 To contribute towards better safety, security, health and longer life expectancy in 
Worcestershire, by reducing the risk of death, injury or illness arising from 
transport and promoting healthy modes of travel.

 To optimise equality of opportunity for all of Worcestershire’s citizens with the 
desired outcome of creating a fairer society.

 To enhance the quality of life for Worcestershire’s residents by promoting a 
healthy, natural environment, for people, wildlife and habitats, conserving our 
historic built environment and preserving our heritage assets."

5. Worcestershire County Council Streetscape Design Guide (2018)

5.13 The ‘Streetscape Design Guide' (SDG) was produced to aid architects, engineers, 
planners, developers, designers and other professionals in preparing transport 
infrastructure related to new developments. It is to be considered in conjunction with 
Manual for Streets 1 and 2, as well as the Design Manual for Roads and Bridges.

5.14 Chapter 4 relates to ‘Planning for Parking’ and seeks to provide an approach as to 
how car parking in Worcestershire should be provided to support development in a 
manner which embraces the NPPF. It is considered that if the applicant is the end 
user that they are well placed to assess operational demands but all sites must be 
considered against a planning use class to ensure they equally address the needs of 
future users. Therefore applications should provide a suitable evidence base to 
ensure vehicles are not displaced onto the highway to ensure highway safety is not 
compromised and maintain the free flow of traffic to the benefit of the local 
economy. This document only reflects a small part of managing vehicle demands and 
therefore should be read alongside the Local Transport Plan (above) which contains 
policies to promote sustainable travel through the provision of physical infrastructure 
and travel planning initiatives.

5.15 Car and cycle parking standards are provided within the SDG which replace those 
ontained in WCC's Interim Car Parking Standards (2016). With regard to car parking 
standards for residential development the SDG states as follows:

‘There is no direct relationship between car parking provision and choice of transport 
mode, so a minimum provision for residential need should be made to ensure 
suitable in curtilage storage.

The following are the minimum requirements:

1 Bedroom Unit                1 Space, 1 cycle space
2 – 3 Bedroom Units        2 Spaces, 2 cycle spaces
4 – 5 Bedroom Units        3 Spaces*, 2 cycle spaces



These are the minimum requirements. They apply to both Affordable/Social Housing 
and Market Housing. The requirements apply to flats/apartments and houses. Cycle 
parking must be sheltered, secure and easily accessible

Car and cycle parking standards are provided within the SDG which replace those 
contained in WCC's Interim Car Parking Standards (2016). Car parking standards for 
non-residential development proposals are not provided within the SDG. However, 
with regard to non-residential development proposals the SDG states that operators 
should have a good understanding of their needs and will determine how land under 
their control could be managed. Provision for car parking will be determined based 
on operational need: 

“Car parking need is a subjective matter particularly in the mind of neighbours; the 
applicant should provide a minimum parking provision for each development along 
with an evidence base to demonstrate the appropriateness of the provision. Trip 
rates accumulation should either be derived from first principles or from existing 
data, for example; TRICS or comparison to facilities of similar size and geographic 
circumstance.

Adequate space for heavy goods, delivery and public service vehicles must be made 
within the site boundary, which should not conflict with the proposed parking 
arrangements.”

6. Case Law 

5.16 Consideration of Development Plan policies is not a legalistic forensic exercise.  Often 
policies will pull in different directions.  Decision makers need to consider whether 
the proposal broadly accords with those policies as confirmed in the case of R. on the 
application of Laura Cummins and London Borough of Camden, SSETR and Barrett 
Homes Limited [2001] in which Ouseley J. cited R. v Rochdale MBC ex parte Milne 
[2000].  As Sullivan J. said in the Milne case 48. “It is not at all unusual for 
development plan policies to pull in different directions.  A proposed development 
may be in accord with development plan policies which, for example, encourage 
development for employment purposes, and yet be contrary to policies which seek to 
protect open countryside.  In such cases there may be no clear cut answer to the 
question: “is this proposal in accordance with the plan?”  The local authority has to 
make a judgement bearing in mind such factors as the importance of the policies 
which are complied with or infringed, and the extent of compliance or breach.”

Citing City of Edinburgh Council v. Secretary of State for Scotland [1997] Sullivan J. 
went on to say that “I regard it as untenable to say that if there is a breach of any 
one policy in a development plan, a proposed development cannot be said to be “in 
accordance with the plan”. Given the numerous conflicting interests that 
development plans seek to reconcile: the needs for more housing, more 
employment, more leisure and recreational facilities, for improved transport facilities, 
the protection of listed buildings and attractive landscapes et cetera, it would be 
difficult to find any project of any significance that was wholly in accord with every 
relevant policy in the development plan. Numerous applications would have to be 
referred to the Secretary of State as departures from the development plan because 
one or a few minor policies were infringed, even though the proposal was in 
accordance with the overall thrust of development plan policies.  



For the purposes of section 54A it is enough that the proposal accords with the 
development plan when considered as a whole. It does not have to accord with each 
and every policy therein.”

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: 

The application has been publicised by site notice, press notice and extensive 
neighbour notification without response. 

Worcester City Council Archaeological Officer: 

Originally expressed concerns regarding potential changes to the building heights and 
the increased impact upon the setting of the adjacent scheduled monument compared 
to the previously approved scheme. 

Further information regarding this aspect of the proposal has been provided. In 
response, there are no objections to the scheme.

Worcester City Council Landscape and Biodiversity Adviser: 

No comment received.

Worcester City Council - Economic Development & Regeneration: 

States that the application is supported as this will see significant regeneration of the 
area; considers that the additional housing may reduce pressures elsewhere within 
Worcester; and further states that the employment opportunities/supply chain during 
the construction phase and during occupation of the buildings would be welcomed.  

Worcester City Council - Refuse and Recycling: 

No comment received.

Worcestershire County Council (Highway Authority):  

No objection, subject to a deed of variation to the planning obligations.

Worcestershire County Council - Strategic Planning and Public Health: 

No comment received.

Worcester County Council – Education & Planning:

No objection.

Worcestershire Regulatory Services: 



No comment received.

South Worcestershire Land Drainage Partnership: 

No objection - comments are per the original approval, P12G0199.

Lead Local Flood Authority: 

No objection – they refer to the comments of the SWLDP.

Conservation Advisory Panel: 

Whilst the panel supports the principle of redevelopment of this important site, the 
panel concludes that the scheme is not acceptable in its current format. A copy of 
the full consultation response is attached as Appendix 1.

Highways England:

No objection. 

Historic England:

While having no objection in principle, nevertheless originally expressed concerns 
regarding potential changes to the building heights and the increased impact upon 
the setting of the adjacent scheduled monument compared to the previously 
approved scheme. 

Further information regarding this aspect of the proposal and additional information 
on the landscaping in the southern part of the application site was requested and has 
been provided. Further comments in response are awaited and will be reported as a 
late paper.

6.2 Members have been given the opportunity to read all representations that have been 
received in full. At the time of writing this report no other consultation responses 
have been received. Any additional or updated 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, establishing whether what is proposed is sustainable 
development.           As this is a reserved matters submission the principle of the 
redevelopment of the application has been agreed: the matters to be assessed by 
this application are those appearance, scale, site layout and landscaping.

7.2    Taking the above matters into account I consider the main issues raised by the 
proposal relate to the principle of development and 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:

1.  The economic role;



2.  The social role:

3.  The environmental role:
              

These issues will now each be considered in turn. 

The Principle of Development

7.3 Planning application P12G0199 established the principle of the mixed use 
redevelopment of the site: this is supported by the Opportunity Zone allocation and 
policy. Application 19/00693/REM amended the conditions originally imposed.

7.4   Notwithstanding the above, it is appreciated that the final designs solutions in term 
of layout, scale, appearance and landscaping and amended quantum of development 
bring may have some slightly differing impacts than originally envisaged. As such, it 
is important to evaluate whether the revised proposals would represent a sustainable 
form of development.

  Sustainable Development 

1. The economic role

7.5 In the short term the proposal would see the creation of jobs for the construction 
period of the project and on-going opportunities for the provision of leisure 
opportunities and services. Construction would also help boost the local supply 
chain. The scheme would also provide a significant level of market and affordable 
housing for local people. This in turn would contribute towards the maintenance and 
vitality of services and facilities. In the longer term, the development would 
reinvigorate underutilised land and create a mixed use renewal scheme on a large 
(4.3 hectare) site, in accordance with Council policy. Jobs would also be created via 
the hotel/leisure/retail uses proposed as well as the care home facility. In my 
opinion, this weighs in favour of granting planning permission.

2. The social role 

7.6 The key aim of the proposals overall is to provide a quality mixed use development 
in line with Council policy. In particular, the early provision of affordable housing and 
residential care would have a significant social benefit. Such new housing would be 
built to modern living standards and to provide an increased standard of 
accommodation and amenity for many. As a consequence, it has important social 
roles which also weigh in favour of granting planning permission. 

3. The environmental role

7.7 The complete redevelopment of the 4.3 hectare brown field site adjacent to the 
railway station and the town centre is welcome. The site is underutilised and – in 
general terms – run down and unattractive visually. Comprehensive, coherent and 
well designed development would, in my opinion, significantly improve the both the 
application site and the general area. 

7.8      The proposals accord with the SWDP allocation for mixed use development (Shrub 
Hill SWDP44/4). SWDP1 “Overarching sustainable Development Principles” states 
that planning applications that accord with policies in the SWDP will be approved 
unless material considerations indicate otherwise. 



SWDP2 “Development Strategy and Settlement Hierarchy” states the principles for 
site allocation and hierarchy to be:

           i. Provide accessible, attractive employment sites and positive policies to deliver job 
creation opportunities.

           ii. Provide for and facilitate the delivery of sufficient housing to meet objectively 
assessed needs to 2030. 

           iii. Safeguard and (wherever possible) enhance the open countryside. iv. Encourage 
the effective use and re-use of accessible, available and environmentally acceptable 
brownfield land. 

          v. Maintain the openness of the Green Belt (as shown on the Policies Map). 

           vi. Focus most development on the urban areas, where both housing needs and 
accessibility to lower-cost public services are greatest.

7.9 SWDP2 states that, at the top of the development hierarchy, the city will continue to 
fulfil its role, accommodating the largest amount of employment, housing and retail 
development. Allocation policies SWDP 44 (of which the application site is part) is 
said to be of particular relevance. The application is clearly therefore incompliance 
with policies SWDP1 and SWDP2.

7.10    SWDP4 “Moving Around South Worcestershire” states that proposals must 
demonstrate that the layout will minimise the demand for travel, offer genuinely 
sustainable travel choices, address road safety and are consistent with the delivery 
of Worcestershire Transport Plan objectives. The application site is directly adjacent 
to the train station and the town centre. The proposal contains extensive information 
relating to transport matters has good pedestrian links, including a substantial 
transport assessment, travel plan information and a pedestrian and cycle strategy. 
The design and principles of any highway changes are based on the Manual for 
Streets, the WCC Local Transport Plan and the WCC Highways Design Guide as 
required by this policy. The planning obligations required at the outline stage (and 
which are to be updated by this submission) include contributions to upgrade 
Worcester Shrub Hill Station and the local highway network (both of which are stated 
requirements of the policy). Policy SWDP7 “Infrastructure” also states (in part) that 
development will be required to provide or contribute towards the provision of 
infrastructure needed to support it.

7.11 This aspect of the proposals has been looked at in detail by the Highway Authority 
that has commented as follows:

“The applicant has submitted further information which seeks to address the
concerns expressed by the Highway Authority. The submitted information is
based on clarification on the approved quantum of development associated with
application P12G0199 and 19/00693, and in particular the permitted number of
residential units, the consented quantum has been confirmed by the Planning
Authority and it is those numbers which are considered in the updated Transport
Assessment (TA). 

The drawings that these comments are based on the revised drawings:

 1874 C-4000
1874 C-4100B



1874 C-4200B
1874 C-4300A

The applicant has provided a TA which looks at the variations in demand resulting 
from the revised development mix and the implications for parking. The Highway 
Authority recognises that 19/00693 includes several conditions to address matters 
of car and cycle parking, and off site highway alterations however it considers it 
essential to ensure that the details of the reserved matters and the outline 
condition align and therefore preventing the need for future revisions.

The TA includes for a walking and cycling strategy which in particular assesses 
routes to schools, shops and transport interchange, the result of this is that 
additional mitigation works are required which could take the form of developer led 
works or Highway Authority led works funded by the applicant, the initial details can 
be found in appendix F of the TA. Given the scope of the works it has not been 
possible to identify the detailed designs of the mitigation or whom is best to deliver 
it, the consequence of this is that an obligation is needed to agree the full scope and 
procurement method. Appendix F sets the framework for the mitigation but to 
ensure that the is sufficient flexibility within the discussions the Highway Authority 
recommends that a walking and cycling strategy is submitted for agreement and the 
obligation does not expressly reference the implementation of appendix F. Due to 
the mix of section 278 works and contributions this needs to be obligated through a 
Section 106 agreement and therefore a deed of variation to the existing S106 
Agreement is required to accommodate this.

The proposal has also amended the layout to ensure that car and cycle parking 
reflected the published requirements in the Streetscape Design Guide. This results 
in several floors of the multi-storey car park being retained for residential 
purposes. The new multi-storey car park now provides 649 parking spaces, of 
which 446 (including 46 electric vehicle parking spaces) are residential spaces for 
buildings B and D, and 203 spaces are pay and display space (including 25 
accessible spaces and 24 electric vehicle spaces). Building A has its own designated 
parking area. The car parking levels for residential units meet the published 
standards in the Streetscape Design Guide and a reserved for residential use only.

Additionally 928 cycle spaces are provided and these are provided in secure areas. 
Condition 11 of 19/00693 requires the final details to be provided, but it appears that 
suitable space has been provided to accommodate this. It is however noted that no 
external visitor cycle spaces are provide and it is therefore required that this is 
addressed through the future discharge of conditions application for condition 11.

Matters of access points and junction improvement are addressed through
19/00693 and whilst the TA looks at vehicle impact no additional junction alteration 
has been identified to be necessary beyond that already proposed. It is recognised 
that the Highway mitigation was designed in 2012, the site benefits from a planning 
approval which includes those works and the applicant will need to ensure that any 
future technical submissions reflect the design standards at the time of the 
submission.



Therefore recognising the conditions and limitations placed on the development as 
part of application 19/00693 no further Highway conditions are required and there 
is no objection to this application subject to a deed of variation to provide details 
and implementations of the walking and cycling strategy.

The deed of variation should address the following matters.

No part of the development (excluding works of demolition or site clearance) hereby 
permitted shall be commenced until such time as a Cycling and Walking Strategy 
has been submitted to and agreed in writing by the Local Planning Authority in 
consultation with Worcestershire County Council. The Strategy shall demonstrate 
the mitigation measures required and a timetable for their provision.

The Strategy shall include, as a minimum the following elements:

 Identification of any requirements for cycling and walking infrastructure
mitigation associated with the development in order to make it acceptable;

 The mechanisms which will be used to deliver any requirements for cycling and 
walking infrastructure mitigation;

 The timeframes for implementation of the requisite cycling and walking
infrastructure mitigation; and

 The identification of appropriate contributions from the development to fund the
identified cycling and walking infrastructure.

The measures identified within the cycling and walking strategy approved under this 
obligation shall be agreed with the Local Planning Authority and Worcestershire 
County Council and implemented in accordance with the agreed provisions. No 
dwelling shall be occupied or commercial unit brought into use until the strategy has 
been implemented in accordance with the agreed detail.

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.”

7.12    On the basis of the information supplied I am of the opinion that the proposals are 
compliant with policies SWDP4 and SWDP7.

7.13    Policy SWDP6 “Historic Environment” states that proposals should conserve and 
enhance heritage assets, including assets of potential archaeological interest. The 
proposals refurbish the Victorian Locke Buildings and although these are not formally 
listed or within a Conservation Area, they are an important historical feature. 
Comparative drawings between the approved and proposed scheme have been 
submitted that show the proposals would (in part) actually reduce the height of the 
buildings nearest to the SAM. In respect of the landscaping, only low planting is 
proposed in the area to the front of the SAM to preserve views into Worcester City 
centre (as agreed at the outline stage).The views from the nearby Scheduled Ancient 
Monument (which is outside the site) would therefore be maintained. Archaeological 
matters can be dealt with via standard planning conditions. I conclude therefore that 
the proposal satisfactorily address policy SWDP6.



7.14    Policy SWDP13 “Effective Use of Land” states that in order deliver places more 
sustainable, development should encourage higher density housing on site with a 
high level of accessibility and reuse previously developed land. The application meets 
these requirements.

7.15    Policy SWDP15 “Meeting Affordable Housing Needs” requires developments of over 
15 dwellings on brownfield land to provide for 30% of the units to be affordable and 
provided on site. These proposals meet these criteria.

7.16    SWDP21”Design” is of particular importance to this reserved matters submission. It 
requires all new developments to be of high quality and to integrate effectively 
within its surroundings. New and innovative designs will be encouraged and 
supported where they enhance the overall quality of the environment. The policy 
states that the following Matters need to be addressed, including: siting/layout; mix 
of use; scale, height and massing; links, connectivity and access; detailed design; 
appropriate facilities; landscaping; public realm.

7.17    The proposals include substantial built development varying in height between 2 and 
4 storeys. The scale and massing reflect the context of the application site near to 
the city centre and the adjacent train station and in my opinion is appropriate and in 
accordance with the approach agreed at the outline stage. The layout is logical and 
reflects the previously agreed outline consent. There is excellent connectivity and 
links to the city centre and the scheme provides for a variety of uses. Whilst design 
and appearance matters are to a degree subjective, I am of the opinion that the 
proposals are satisfactory and again are reflective of the original proposals granted 
permission under P12G0199 (and 19/00693/REM).

7.18    Conditions an address policies SWDP27 “Renewal & Low Carbon Energy”, SWDP 28 
“Management of Flood Risk”, SWDP29 “Sustainable Drainage Systems”, SWDP 33 
“Waste”. The proposed planning obligations address policy SWDP39 “Provisions for 
Green Space and Outdoor Community Use”.

7.19    Extensive discussions between the developer and Worcester County Council 
Highways Department have taken place and considerable additional information has 
been produced and reviewed. This has resulted in additional amendments to the 
S106 Agreement.

7.20    Overall though I am of the opinion that the changes encompassed by this reserved 
matters submission do not raise any significant additional concerns to any that were 
raised during the determination of P12G0199. 

8.     Planning obligations

8.1   It is recognised that new development can create the need for new or improved 
infrastructure and community facilities. Planning obligations mitigate the impact of 
development to make it acceptable in planning terms. Obligations should meet the 
tests that they are necessary to make the development acceptable in planning 
terms, directly related to the development, and fairly and reasonably related in scale 
and kind. These tests are set out as statutory tests in the Community Infrastructure 
Levy Regulations 2012 and as policy tests in the National Planning Policy Framework. 

8.2   In December 2018, the applicants entered into a S106 agreement in respect of the 
development. In the event of members being minded to grant the approval of 
reserved matters, a Deed of Variation (DoV) will be required to the existing S106 
Agreement . 



Full details of the required variations are to be agreed in particular with respect to 
affordable housing matters and highway issues. Discussions on this are ongoing and 
a will be reported by way of a late paper.

9. Conclusion and planning balance

9.1 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.

9.2   The principle of a mixed use development on the site has already been agreed by the 
approval of application P12G0199 9and subsequently 19/00693/REM. This reserved 
matters application in my opinion raises no significant new or additional matters 
sufficient such as to warrant refusal of permission: the scheme remains compliant 
with the Councils Opportunity Zone allocation. 

9.3 The following material planning issues are relevant to this reserved matters 
application relate to the principle of development and whether the development 
would be sustainable, having regard to the 3 dimensions of sustainability set out in 
the Framework: economic, social and environmental.

9.4 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.

9.5 The Council can currently demonstrate in excess of a 7 year housing land supply, 
and therefore its relevant housing policies are not out of date. Where a development 
is found to be sustainable development, a presumption in favour applies. In 
accordance with Policy SWDP1 the decision taker should grant planning permission 
for such developments, unless material considerations indicate otherwise or, where 
specific policies in the Development Plan or material considerations indicate 
development should be restricted.

9.6 This development would assist in delivering the objectively assessed housing need 
for South Worcestershire over the plan period to 2030 ensuring that there is an 
adequate supply of land for housing. It would also make a meaningful contribution 
towards affordable housing need. These are factors in support of the development to 
which substantial weight should be attached.

9.7 The proposed development would result in significant economic benefits; 
employment during construction and thereafter upon the occupation of the dwellings 
it is likely that the occupants would contribute towards maintaining the vitality of 
local services and facilities. Jobs would also be created via the hotel/leisure/retail 
uses proposed as well as the care home facility. For this role of sustainable 
development, the balance would clearly be in favour of granting planning permission.

9.8 With regard to the social role, the delivery of affordable homes, together with the 
care home component in this location would contribute to the continued economic 
and social sustainability of the City. This is a factor to which I also attach significant 
weight. There will also be benefits in the future footbridge connection which form 
part of the proposal.



.

9.9 On balance, I am of the opinion that the submitted scheme has indicated sufficient 
detail to warrant approval. 

9.10 I acknowledge all comments received as part of the consultation process and 
consider all material planning issues have been considered in the determination of 
this application. Having regard to the totality of the policies in the Framework, I 
consider that he proposed development is sustainable when looking at its social, 
economic and environmental credentials in the round. The adverse impacts of the 
development (taking into account the considerable importance and weight to be 
given to the less than substantial harm to the significance of the heritage assets) 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.

9.11 In light of all the information above, on balance I consider that the overall scheme 
addresses the outline application and therefore reserved matters as specified in 
condition 5 of 19/00693/REM (previously P12G0199) namely: the appearance of the 
buildings(s); the scale of the building(s); the layout of the phase; and the 
landscaping of the phase; are acceptable and agreed. The conditions attached to 
hybrid permission 19/00693/REM will automatically be applied.

10. Recommended Conditions

10.1 In the event that members resolve to grant approval of all matters reserved by 
condition 5 of planning permission 19/000693/REM, the following condition is 
recommended:

1. The development hereby approved shall be carried out in complete accordance 
with the submitted plans, reports and documents and thereafter shall operate in 
accordance with the specifications and recommendations contained therein, 
except where otherwise stipulated by conditions attached to this permission.

For the following reason:

For the avoidance of doubt and to secure a satisfactory form of development in   
accordance with policies SWDP 1, 2, 4, 5, 6, 7, 13, 15, 21, 27, 28, 29, 30, 31, 33 
and 39 of the South Worcestershire Development Plan and the aims and interests 
that the National Planning Policy Framework seeks to protect and promote.


