
Application Number 20/00076/CLPU

Site Address 146 Bath Road, Worcester, WR5 3EP

Description of 
Development

–Retrospective application for demolition of existing 
conservatory and the construction of a garden room.

Case Officer Miss Ruth Lambert

Ruth.lambert@worce
ster.gov.uk

01905 722175

Applicant Councillor Stephen

Ward Member(s) Cathedral Ward Agent Anita Marles

Reason for Referral to 
Committee

The applicant is an 
elected member 

Expiry 
Date

 11th May 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/20/00076
/CLPU

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

1. Background

1.1 The application was registered on 3 February 2020 and is due for a decision on 24 April 
2020. However, an extension of time until 11th May 2020 has been agreed 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 on the following grounds:

 The applicant is an elected member.

2.       The site and surrounding area 

 2.1     The property is located on the west side of Bath Road within a distinctive run of 
residential properties within the Cathedral Ward.

mailto:Ruth.lambert@worcester.gov.uk
mailto:Ruth.lambert@worcester.gov.uk
https://plan.worcester.gov.uk/Search/Results
https://plan.worcester.gov.uk/Search/Results


3.      The proposals

3.1 The applicant has demolished a previously approved conservatory (see below) and has 
commenced construction of a single storey garden room with sun canopy at the rear of 
the property.  The extension is almost complete and has been constructed in brickwork 
to match the existing house with white UPVC windows.  

3.2 The garden room would have a depth of 3.038 metres, a width of 3.59 metres wide 
and would stand 2.76 metres at its highest point. The canopy would have a depth of 4 
metres, a width of 5.37 metres wide with an angled roof that would stand 2.76 metres 
at its lowest height and 3.4 metres at its highest point. The canopy is designed to 
shield the garden room from too much sun during the warmest part of the day.  

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

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

SWDP 21 Design
SWDP 29 Sustainable Drainage Systems

The Waste Core Strategy for Worcestershire - Adopted Waste Local Plan 2012-
2027 

4.3 The Waste Local Plan was adopted by Worcestershire County Council on 15 November 
2012 and is a plan outlining how to manage all the waste produced in Worcestershire 
up to 2027. The following policies are relevant to this application: 

WCS1   (Presumption in favour of sustainable development) 

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. 

4.5 The NPPF outlines a series of considerations against which delivering sustainable 
development should be assessed. Paragraph 186 of the NPPF encourages Local 
Planning Authorities to approach decision taking in a positive way and to foster the 
delivery of sustainable development. LPAs are advised at paragraph 187 of the NPPF to 
look for solutions rather than problems and decision-takers are asked to approve 
applications for sustainable development where possible.

4.6 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 

4.7 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, Determining a planning application and Use of Planning Conditions. 

3. Supplementary Planning Documents

4.8 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. 



5. Planning History

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

 74/0486 - Garage and carport to replace exiting timber garage: Approved Jun  7 
1974 

 P03L0703 - Erection of a conservatory to the rear: Approved Jan 29 2004 

 P15D0375 - Installation of 36 solar PV panels in rear garden on wooden frame. 
Approved Oct 23 2015 

6.       Consultations

6.1 Formal consultation 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 proposals and are summarised as follows:

Neighbours and other third party comments 

No comments received

Local Councillors

No comments received

Consultees

No consultation with other parties was required in respect of the proposals.

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. 
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:

- residential amenity;
 

3.  The environmental role:

- design and appearance;
         
These issues will now each be considered in turn. 

The Principle of Development

7.2 The property is located within an established run of residential properties where the 
principle of extending such properties would be considered acceptable so long as the 
alterations are designed to a high quality and would not have a detrimental  affect on 



the amenities of the neighbouring properties.  Notwithstanding the above, it is 
appreciated that where new development is introduced, it is important to evaluate 
whether the proposals would represent a sustainable form of development.

  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. In my opinion, this weighs in favour of granting planning   
permission.

2. The social role 

7.4 The key aim is to provide additional living space for the existing dwelling.  As a 
consequence, it has a social role which weighs in favour of granting planning 
permission. However, one must also consider the impact of the development on nearby 
residents

3. The environmental role

Design 

7.5 The design of the extension is modern yet using matching brickwork to still ensure it 
would be in-keeping with the current architectural characteristics of the property.  The 
canopy roof and garden room introduce a modern addition using single membrane roof 
covering, an angled roof pitch and white feature windows.

Impact on neighbouring amenity

7.6 The site lies adjacent to residential properties located within an established run of 
residential development within the Cathedral Ward. 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 extension is sited in the central section of the rear of the property and would thus 
be largely unseen from neighbouring properties.  The adjoining semi (148) also has a 
single storey extension on the boundary with the application site.  There would not be 
any concern with and loss of light, outlook or privacy to the neighbouring properties.

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 The following material planning issues are relevant to this application:

- Principle of the development
- Design
- Impact on the amenity of neighbouring properties



8.3 The proposed development has been well designed and would not have any detrimental 
impact on the amenities of the neighbouring properties.

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

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:

AL-0-01
AL-0-03
AL-0-05
AL-0-06

Reason: To ensure compliance with the approved scheme.


