
Application Number 20/00249/OUT

Site Address University Park Development, Bromyard Road, 
Worcester, 

Description of 
Development

Outline planning application for the development of up to 
120 dwellings together with access, green infrastructure 
and associated engineering works.

Case Officer Mike Nicholls Applicant University of 
Worcester

Ward Member(s) Bedwardine Ward Agent Mr Tim Collard

Reason for Referral to 
Committee

This is a major 
application and is a 
departure from  
development plan

Expiry 
Date

 2 July 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/20/00249/OUT

Recommendation The Deputy Director – Economic Development and 
Planning recommends that the Planning Committee 
is minded to grant outline planning permission with 
access agreed (matters of landscaping, layout, the 
external appearance of the buildings and scale 
reserved for subsequent approval), subject to the 
applicant and all persons having an interest in the 
land entering into an agreement under Section 106 
of the Town and Country Planning Act in 
accordance with the agreed Heads of Terms, and 
subject to the Deputy Director - Governance being 
satisfied with the nature of such an Agreement 
delegate to the Deputy Director - Economic 
Development and Planning approval to grant the 
necessary planning permission, subject to the 
conditions set out in section 9 of this report. 

1. Background

1.1 The application was registered on 2nd April 2020 and is due for a decision on 2 July 
2020. An extension of time has been requested to allow a determination by 
Committee. 

1.2 The application has been referred to the Planning Committee as it is outside the 

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


scope of the adopted Scheme of Delegation.
 
2.       The site and surrounding area 

2.1 The application site extends to approximately 4.75 ha (11.74 acres) and lies in the 
west of the Worcester centre and adjacent to the City’s boundary with Malvern Hills 
District. It is generally rectangular in shape, and comprises two roughly equal sized 
parcels lying to the north and south of the hedgerow and trees that run across the 
centre of the site.

2.2 The whole of Oak View Way (which is unadopted) is included in the application site 
boundary, as access is proposed from it. The site area excluding Oak View Way is 
4.37 ha (10.8 acres).

2.3 The northern parcel contains a substantial area of scrub and, towards its north-
eastern corner, an area of hardstanding.  A raised mound in the southern part of the 
northern parcel comprises made ground created it is understood from spoil arising 
from the development to the east of Oak View Way. The southern parcel comprises 
semi-improved grassland. A row of conifers is situated along the southern boundary.

2.4 The site is bounded by Bromyard Road to the north, and by Oak View Way to the 
east from which access will be taken. Oak View Way also serves the Sanctuary Care 
Home development and St John’s Medical Centre to the east, as well as the land to 
the south which is being developed by Bloor Homes following the grant of full 
planning consent (P18C0175) on 1 February 2019.



2.5 Land to the west is within Malvern Hills District Council’s administrative area. 
Malvern Hills District Council (MHDC) granted outline planning permission 
(16/00972/OUT) to Spenhill Developments on 10 July 2018 for the development of 
this site for up to 150 dwellings (known as Grove Park). Access to the Grove Park 
site was proposed from Bromyard Road and from the west, with provision for 
emergency access across the land that is subject to this outline planning application. 
The Grove Park site is also owned by Bloor Homes.

2.6 Further north and to the east are predominantly residential areas interspersed with 
commercial uses. Land to the south beyond the railway line includes areas of 
residential development located off Bransford Road and Worcester Golf & Country 
Club.

3.      The proposals

3.1 This is an outline planning application for residential development of up to 120 
dwellings. It seeks agreement of means of access, with two points of access being 
proposed from Oak View Way. All other detailed matters are reserved for later 
approval (i.e. landscaping, the detailed layout of the site, the external appearance of 
the buildings and scale of the development). 

3.2 The application is supported by an Indicative Masterplan and illustrative Layout Plan 
which indicate a development structure that  incorporates  green infrastructure 
across 40% of the site area. The green infrastructure will comprise:

 various public open space typologies which will be available to the local    
community;

 an ecological buffer area to be managed to support slow worm and 
other species;

 a Local Area of Play (LAP), and;

 a multi-functional space across the centre of the site incorporating 
retained hedgerows and trees and a pedestrian and cycle link along the 
alignment of the existing PROW , which is to be retained.

3.3 As stated, the application proposes that the site could be developed for up to 120 
units. However, this is dependent on the eventual outcomes in terms of layout, 
design, density and housing mix, all of which will be determined at the reserved 
matters stage.

3.4 The application is accompanied by an extensive suite of supporting documents that 
include the following:

 Site Location Plan and Indicative Masterplan (Development Framework)

 Design and Access Statement including and Illustrative Masterplan 

 Planning Statement incorporating Affordable Housing statement, Planning 
Obligations Statement and



 Statement of Community Involvement

 Heritage Statement and Archaeological Field Evaluation Assessment 

 Tree Survey and Arboricultural Impact Assessment

 Flood Risk Assessment and Outline Drainage Strategy

 Preliminary Ecological Assessment, protected species surveys and outline 
mitigation strategy 

 Transport Statement

 Noise Assessment

 Phase 1 Site Investigation Report 

 Utilities Statement

 Health Impact Assessment 

 Energy Assessment

 Air Quality Assessment

3.5 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 to have regard to the 
Development Plan, insofar as it is material to the application, 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 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 2 – Development Strategy and Settlement Hierarchy

        SWDP 4 – ‘Moving around South Worcestershire’ requires under part A

        SWDP 5 – Green Infrastructure

        SWDP 8 – Providing the Right Land and Buildings for Jobs

        SWDP 13 - Effective Use of Land 

SWDP 14 – Market Housing Mix

SWDP 15 – Meeting Affordable Housing Needs

SWDP 21 – Design 

SWDP 22 – Biodiversity and Geodiversity 

SWDP 26 – Telecommunications and Broadband 

SWDP 27 – Renewable and Low Carbon Energy 

SWDP 28 – Management of Flood Risk

SWDP 29 – Sustainable Drainage Systems 

SWDP 30 – Water Resources, Efficiency and Treatment 

SWDP 33 – Waste

SWDP 38 – Green Space

SWDP 39 – Provision for Green Space and Outdoor Community Uses in New 
Development 

4.6    This planning application covers part of the site allocated under SWDP 43/18 
(University campus, medical centre/care home/close care and extra care 
housing, business uses, research and development). This application is 
therefore a departure from the adopted development plan.

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

4.7 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) 
WCS3   (Re-use and recycle)
WCS17 (Making provision for waste in new development)

Material Considerations



1. National Planning Policy Framework

4.8 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. 

4.9 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 

4.10 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 and Economic Land Availability Assessment, Light Pollution, 
Natural Environment, Noise, Public Rights of Way and Local Green Space Viability, 
Travel Plans, Transport Assessments and Statements in Decision-Taking, Use of 
Planning Conditions, and Planning Obligations. 

3. Supplementary Planning Documents

4.11 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. 

 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. Economic Development Needs Assessment (EDNA) Report (part 1) 2018

4.12 This provided details of the objectively assessed need for employment land across 
south Worcestershire up until 2041. It includes an audit of the amount, quality and 
market attractiveness of existing and allocated employment sites in the current 
SWDP. Within the EDNA, SWDP 43/18 is included in the audit with 4ha of 
employment land. The audit identifies the University’s change of focus away from 
business and innovation land uses and also the surrounding planning applications 
relating to residential development.

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

4.13 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."

6. Worcestershire County Council Streetscape Design Guide (2018)

4.14 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.

4.15 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.

4.16 Car and cycle parking standards are provided within the SDG which replace those 
contained 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.

7. Case Law 

4.17 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.”

8. Relevant Legislation 

4.18 The following legislation is also relevant and has been taken into account when 
considering this application: - 

Town and Country Planning Act 1990 (as amended)
Planning Act 2008
Planning and Compulsory Purchase Act 2004
The Town and Country Planning (Development Management Procedure)
(England) Order 2015
Localism Act 2011 - Section 143 (amending S70 of the Town and



Country Planning Act 1990) regarding local finance considerations.
Growth and Infrastructure Act 2013
Human Rights Act 1998
Accessibility and Equalities Act 2010
Section 17 of the Crime and Disorder Act 1998
Wildlife and Countryside Act 1981 (as amended)
Conservation of Habitats and Species Regulations 2010
The EU Habitats Directive
Flood and Water Management Act 2010
Water Frameworks Regulations 2011
Air Quality (England) 2000 Regulations
The Human Rights Act 1998 (Article 8)

5. Planning History

5.1   The site and the adjacent areas have been the subject of the following relevant 
planning applications:

P11K0588

Full details approval for the erection of a medical centre (use class D1), including site 
access, pharmacy (use class A1), car parking, landscaping and associated works, 
and outline planning application with all matters reserved for mixed use development 
comprising education (use class D1), business (use class B1), hotel (use class D1), 
care home/extra care (use class C2), crèche and nursery (use class D1), health and 
fitness (use class D2) and retail (use class A1). Approved 31 October 2012 

P13K0216

Application for approval of Reserved Matters for Phase 1A and landscaped buffer to 
be provided for Phase 1B of Planning Permission P11K0588 as shown on Site Wide 
Phasing Plan P0217 DR-5-017 Rev B. Approved 23 May 2013 

P13K0248

Application for Approval of Reserved Matters (pursuant to Outline  Approval 
P11K0588) for the development of the Health and Well-Being  campus comprising 
40no. Close Care apartments, 60no. Extra Care apartments, a community hub and a 
60no. bed care home. Approved 25 July 25 2013 

P14K0052

Application for non-material amendments following the grant of planning permission 
P13K0248 (alterations to roof design of the extra care and close care buildings to a 
single pitch profile; removal of low level brick plinths to projecting gables; minor 
internal alterations; removal of ventilation louvres at high level to hub and addition 
of CHP flue exhaust to hub roof; addition of 2 small windows to extra care stairwell 
02, and; alteration of roof design to care home link with hub at first floor and roof 
level). Approved 17 March 2014 



P14K0371

Application for a non material amendment following grant of planning permission 
P13K0248 for removal of windows and change in balcony design. Approved 2 
September 2014 

P18C0175

Erection of 175 dwellings, public open space and associated infrastructure. Approved 
1 February 2019 

19/00258/NMA

Upgrade of mown footpath through the country park to a 2m wide hoggin path and 
minor update to material distribution at Land of Oak View Way, Approved 17 May 
2019
 
19/00265/REM

Removal of condition 15 of application P18C0175 (footpath improvement works). 
Approved 22 August 2019 

Pre-application Engagement

Extensive Pre-application discussions took place between the applicants, 
representatives from the City Council and the County Highways Team in 2019. The 
applicants were advised to make this submission.

In addition the applicants have engaged with the local authority in respect of the 
application site during the course of the SWDP Preferred Options Review. This 
Review has seen the application site being given a revised draft allocation for 
residential purposes (see below).
 
Public Consultation by Applicant

None

6.     Consultations

6.1 Formal consultation, including a press notice and the 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 have been received.

Worcester City Council – Policy Planning:

Comment as follows:



The Adopted Development Plan

This planning application covers part of the site allocated under SWDP 43/18 
(University campus, medical centre/care home/close care and extra care housing, 
business uses, research and development). In terms of progress made on SWDP 
43/18, the care home and medical centre elements of the site have been completed 
but the University of Worcester are no longer developing the site as a 
learning/business and innovation campus. Part of the site is now being redeveloped 
for 175 dwellings (application ref: P18C0175). The remaining land (i.e. the location 
of this planning application) is proposed as a new residential site allocation site 
under SWDP NEW 3.

Emerging SWDP (2021-2041)

The site features as part of the emerging South Worcestershire Development Plan 
Review (SWDPR) and is a proposed allocation in the ‘Preferred Options’ version of 
the emerging SWDP for approximately 105 dwellings (Ref: SWDP NEW3, CFS0477). 

It is stated that the relevant policy considerations for this application are: 

The relevant policy considerations for this application are: SWDP 2, SWDP 4, SWDP 
5, SWDP 8 (and Economic Development Needs Assessment Report 2018), SWDP 13, 
SWDP 14, SWDP 15, SWDP 21, SWDP 22, SWDP 26, SWDP 27, SWDP 28, SWDP 29, 
SWDP 30, SWDP 33, SWDP 38, SWDP 39 and SWDP 43/18.

Policy Planning Conclusion:

The application would be a departure from the adopted development plan. 

The adopted site (SWDP 43/18) is not specifically allocated for Use Class ‘C3’ 
dwellings (although some of the care home/extra care element may be classed as C3 
depending on living arrangements). The indicative ‘100 dwellings’ requirement has 
therefore already been delivered on site through the care home and extra care 
delivery. However, the site overall is in a very different position in terms of proposed 
land uses since the site was originally adopted as allocation SWDP 43/18 in the 
adopted SWDP. Since the University of Worcester’s decision to no longer develop a 
learning/business and innovation campus development, a significant area of land 
within the current allocation site has been granted planning permission for residential 
development (P18C0175) and is now being built out.

The planning application site is a proposed allocation site for housing in the emerging 
SWDP review. The EDNA evidence base has informed the review of the plan and it is 
considered that its findings are a material planning consideration and provide 
justification for proposals to deallocate the site for employment land use and allocate 
housing land in its place.

Ultimately policy Planning conclude that:

“It is considered that whilst this planning application conflicts with the 
adopted development plan, there are material planning considerations 
relating to this application which justify a departure from the adopted 
development plan.”



Worcester City Council Archaeological Officer: 

No objection. Notes potential for medieval or earlier remains; advises conditions in 
respect of an archaeological field investigation and reporting of any finds. States that 
the hedgerow appears to be historic and may need protection.

Worcester City Council Landscape and Biodiversity Adviser:

No objections at this stage. Overall considers surveys undertaken to support 
submission to be comprehensive; states that all recommendations should be 
undertaken either as condition or to support any Reserved Matters (RM) submission. 
Detailed landscaping information will be required at RM stage: this is especially 
important to delivering bio-diversity enhancements and should include more 
additional tree planting than is shown on masterplan. 

Worcester City Council Consulting Arborist:

No objection. Points out that 2 trees shown within the masterplan are no longer 
present; some trees have veteran features and may need root protection; need to 
consider underlying soil conditions in relation to trees; any loss of bio-mass will need 
mitigation; adjoining sites should be reviewed in respect of retention of existing 
features.

Worcester City Council - Economic Development & Regeneration: 

No objection – endorses the comments from Policy Planning. State that there could 
be potential to consider a small area of the site for employment opportunities in 
future e.g. starter business units. Note that drainage and bio-diversity will be 
important considerations at the RM stage. The use of local suppliers and employment 
& training opportunities could be the subject of a condition of any permission.

Worcester City Council - Refuse and Recycling: 

No objection. Provides detailed requirements for future refuse/recycling facilities: 
this could be a potential condition.

Worcestershire County Council (Highway Authority):  

No objection subject to conditions and a S106 contribution. They state that the 
locations of two vehicular accesses from Oak View Way are shown on drawing
04692-007-PO are generally acceptable.

In summary the conditions relate to: Residential parking provisions as per adopted 
parking standards; provision of electric vehicle charging points; provision of cycle 
parking; and a Constructional Environmental Management Plan (CEMP).

In terms of a potential S106 agreement they require a maximum contribution of 
£26,400 (based on £220 per dwelling). This would be for Personal Travel Planning 
services to future residents.



They also suggest that informative information be added to any approval notice in 
respect of Section 38 Agreement Details, Drainage Details for Section 38, Protection 
of Visibility Splays, Construction Environmental Management Plan (CEMP).

Worcestershire County Council – Landscape & Sustainability Team: 

Landscape Issues: No objection on landscape and visual impact grounds. Suggest 
conditions (either separate or combined) relating to landscape and ecology which in 
summary relate to: landscaping plan & schedule of maintenance; method statements 
detailing creation of semi-natural habitats; tree, hedgerow and scrub planting and 
establishment. The agreed plans to be implemented in the first planting season 
following completion and any planting lost within the first 5 years to be replaced.

Sustainability Issues: No objection. State that the NPPF requires new development 
to be planned for in ways that avoid increased vulnerability to the range of impacts 
arising from climate change, and that help to reduce greenhouse gas emissions, such 
as through its location, orientation and design. Comment that detailed consideration 
needs to given at the reserved matters stage to climate change adaptation, waste 
and water matters.

Worcestershire County Council – The Children First Team: 

No objection in principle – they have provided a very detailed assessment of the 
impact of this proposed development on local schools and wish to seek a planning 
obligation for education infrastructure based on this. In summary, this assessment 
concludes that although there are enough early years places available in existing 
settings to meet the needs generated by this development, Primary and Secondary 
provision is insufficient. They therefore seek a S106 contribution as follows: 

Primary School Contribution: £544,256. The contribution will be used to support 
additional provision at Dines Green Primary School.
Secondary School Contribution: £559,248. The contribution will be used to provide 
additional provision at a related secondary school.

The total education contribution required via a s106 is therefore £1,103,504.

Worcestershire Acute Hospitals NHS Trust:

Has produced a supporting document that details the impacts of housing 
developments on the Worcestershire Acute Hospitals NHS Trust (“the Trust”). In 
summary this states that the Trust is operating at full capacity in the provision of 
both acute and planned healthcare and concludes this development will create a 
potentially long-term impact on the Trust’s ability to provide services as required. 

They further comment that S106 of the Town and Country Planning Act 1990 (as 
amended) allows the Local Planning Authority to request that a developer contribute 
towards the impact that a development creates on the services. Therefore a 
contribution in the amount of £82,308.79 is being sought to go towards the gap in 
funding created by each potential patient from this development. Their detailed 
explanation and calculations are provided within the supporting document.



They furthermore state that without the requested contribution, access to adequate 
health services is rendered vulnerable thereby undermining the sustainability 
credentials of the proposed development due to conflict with NPPF and Local 
Development Plan policies.

Worcestershire Regulatory Services (Nuisance): 

No objection. State that at the reserved matters stage there will need to a 
revised/updated noise assessment detailing noise mitigation measures for units on 
Bromyard Road. Also require and Construction Environment Management Plan.

Worcestershire Regulatory Services (Air Quality):

No objection. Suggests conditions relating to: electric vehicle charging points; cycle 
parking provision; low emission boilers.

Worcestershire Directorate of Public Heath:

No objection but require a Health Impact Assessment at RM stage

South Worcestershire Land Drainage Partnership: 

No objection subject to an 8m buffer on top of the bank on both sides of Laugherne 
Brook. There also need to be an advisory note re SuDS on any approval.

Lead Local Flood Authority: 

No objection subject to imposition of conditions relating to the following: infiltration 
tests; SuDS Management Plan; surface water design and calculations; exceedance 
flow routing plan

West Mercia Constabulary Crime Risk Manager: No objection at this stage, will 
comment further on any RM submission.

Malvern Hills District Council:

State that the District Council do not raise objection but make the following 
comments:

SuDS are pushed to the periphery of the site when they should form a thread 
running throughout the site. This sloping site provides the ideal opportunity for the 
incorporation of SuDS tree pits within the street scene for example. Capturing water 
as it flows downhill, providing interest to the street layouts, providing greater 
attenuation capacity, improving the eventual (water) purifying potential of the SuDS 
at point of discharge, while providing greater assurance that the associated 
landscaping will actually get watered after planting, as it so infrequently does.

The illustrative plan shows the removal of a large area of already established juvenile 
native woodland (G2) in the tree survey. While the retention of boundary hedgerows 
and associated trees is supported, we would suggest that consideration should be 
given to the retention of this existing native green infrastructure asset.



6.2 In assessing the proposal due regard has been given to consultation responses as 
material planning considerations. 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 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 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:

- Impact on neighbouring amenity
          - Standard of living environment for future occupants
          - Provision of affordable housing

3.  The environmental role:

 - design and appearance;
- impact on green space;

   - drainage and flooding;
   - biodiversity and protected species;

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

The Principle of Development

7.1 As stated above, the proposed residential use would be a departure from the 
adopted development plan. The site is part of a wider site allocated under SWDP 
43/18 for the University campus, medical centre/care home/close care and extra 
care housing, business uses, research and development. 

7.2 However, the site also features as part of the emerging South Worcestershire 
Development Plan Review 2021-2041 (SWDPR) and is a proposed allocation in the 
‘Preferred Options’ version of the emerging SWDP for approximately 105 dwellings 
(Ref: SWDP NEW3, CFS0477). 



7.3 As part of the SWDPR process, an Economic Development Needs Assessment (EDNA) 
Report (part 1) 2018 was produced. 

This provided details of the objectively assessed need for employment land across 
south Worcestershire up until 2041. It includes an audit of the amount, quality and 
market attractiveness of existing and allocated employment sites in the current 
SWDP. Within the EDNA, SWDP 43/18 is included in the audit with 4ha of 
employment land. The audit identifies the University’s change of focus away from 
business and innovation land uses and also the surrounding planning applications 
relating to residential development.

7.4 In summary, the EDNA concludes that approvals on surrounding parcels for 
residential use and the University’s changing investment priorities mean employment 
land is unlikely to come forward in this location. 

7.5 The EDNA evidence base report has been used to inform the production of the SWDP 
review and provides justification of the proposed allocation site for residential use in 
this location (SWDP NEW 3). Therefore, it is considered that the conclusions of this 
work are a material planning consideration and that it would not be constructive to 
seek compliance with the current SWDP allocation.

7.6 In addition, the application site is located within the development boundary of 
Worcester City, which is at the top tier of the SWDP settlement hierarchy and is the 
focus for growth in South Worcestershire.

7.7 The site is in a highly sustainable location for development with good access to a 
range of services and facilities. It may be readily accessed from Oak View Way and 
there are no technical or other constraints to development (having regard to its 
allocation and planning history). 

7.8 The site is bound to the west, south and north by existing and committed Class C3 
housing development, and to the east by Class C2/C3 uses, so that housing on the 
site is entirely compatible with adjacent uses. Moreover, adjacent housing 
development has diminished the site’s suitability for B-Class uses.

7.9  The site is both ‘available’ and ‘deliverable’ for residential uses and can make a 
significant contribution to meeting local housing need now.

7.10 The proposed new employment allocations in the SWDP Review total 294 ha which 
would significantly exceed the gross demand for employment land, which further 
justifies the proposed allocation of the site for residential uses.

7.11 Paragraph 48 of the NPPF states:

Local planning authorities may give weight to relevant policies in emerging plans 
according to:

a) the stage of preparation of the emerging plan (the more advanced its preparation, 
the greater the weight that may be given); 

b) the extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given); and 



c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given)

7.12 It is considered that whilst this planning application conflicts with the adopted 
development plan, there are material planning considerations relating to this 
application – in particular the SWDP Review - which justify a departure from the 
adopted development plan.

7.13 For the reasons given above it is considered that the residential development of the 
site is acceptable in principle.

  Sustainable Development 

1. The economic role

7.14 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. The scheme would also provide housing for up to 120 
dwellings who would contribute towards the maintenance and vitality of local 
services and facilities. In my opinion this weighs in favour of granting planning 
permission. 

2. The social role 

7.17 The key aim is to provide housing provision. As a consequence, it has important 
social roles which weigh in favour of granting planning permission. However, one  
also  consider the impact of the development on nearby residents

Design and residential amenity 

7.18 The application site lies adjacent to existing residential development, a medical 
practice, other local facilities and public transport links. Policy SWDP 21 requires that 
new development does not have a significant adverse effect on neighbouring 
amenity. This is an outline application with all matters reserved for future approval, 
except access. As such, it is difficult to comment with certainty on these aspects of 
the proposed development. However, indicative layout plans are included in the 
Design and Access Statement submitted as part of the application to demonstrate 
how the site could be developed. In addition, relevant guidance is contained in the 
South Worcestershire Design Guide SPD that would inform the future assessment of 
reserved matters applications. The key objectives of the design guide are to raise 
the standard of residential design, create places where people want to live, 
incorporate sustainable design techniques, deliver a diverse mix of dwelling types, 
including affordable homes, and deliver adaptable housing. 

7.19 Provided that the development follows these principles through to the reserved 
matters, I am satisfied that a good standard of amenity can be achieved for 
residents of the new development and that the amenity enjoyed by existing 
residents in the surrounding area will not be significantly affected by the 
development.



7.20 The introduction of the proposed development could give rise to potential noise and 
disturbance for the occupiers of the surrounding properties as a result of the 
movement of construction and related traffic, construction works, and from the 
operation of the site on completion from activities on site and movements to and 
from the site. However, it is important to recognise that the movement of traffic will 
not be constant during construction works. There will inevitably be higher volumes at 
the start when material from the site preparation works is excavated and removed 
from site and from the delivery of construction materials and workers vehicles. There 
will be peaks and troughs of movements through the construction period and as a 
result the risks and management will alter during this period.

7.21 Consideration also needs to be given to potential mitigation measures which may be 
used to reduce the impact on local residents. As noted above, disturbance during 
construction is to be expected and is not normally a material planning consideration 
as this would not be permanent. Nevertheless, it is possible to reduce the degree of 
intrusion during this time. For example, a construction environment management 
plan (CEMP) to specify working hours and delivery times, parking for operatives 
vehicles, how operations will be undertaken during the construction phase, the 
sequence that would be undertaken for construction and the envisaged construction 
period. In setting these controls the impact on the amenity of the neighbours would 
be reduced to a minimum during the construction period and can reasonably be 
secured by way of an appropriately worded planning condition. 

7.22 Whilst I accept that there would be some impact upon amenity from noise associated 
with construction traffic, nevertheless this must be balanced against the duration of 
the construction period, the nature and frequency of traffic movements. Overall, 
whilst the temporary adverse impact on local residents during the construction phase 
is recognised, nevertheless it is considered that these can be suitably mitigated.

3. The environmental role

Landscape Character and Visual Impact

7.23 The Green infrastructure (GI) is one of the most effective tools available in managing 
environmental risks such as flooding and heatwaves. GI provides opportunities to 
create healthier, more socially cohesive and biodiverse urban environments and a 
connected ecosystem for people and wildlife that also builds in resilience measures 
against climate change in the form of storm, flood, heat, droughts and pollution. 
‘Green Infrastructure’ is defined in the Worcestershire Green Infrastructure Strategy 
(2013) as comprising many different elements, including “biodiversity, the 
landscape, the historic environment, the water environment and publicly accessible 
green spaces and informal recreation sites”.

7.24 Policy SWDP5 of the Development Plan sets out that development is required to 
contribute towards the provision, maintenance, improvement and connectivity of 
Green Infrastructure. The Policy requires that for greenfield sites exceeding 1ha 
gross then 40% of the site should be Green Infrastructure. 

7.25 The proposed application would provide approximately 40% Green Infrastructure 
space, excluding private gardens, within the development area, but in addition 
affords access to the much wider Green Infrastructure on the adjoining sites, which I 
consider is an important community benefit. 



Information has also been included within the application in respect of the sites 
landscape context, and general landscaping proposals (SWDP21 and SWDP25): pre-
application discussions were also sought with the local planning authority. Conditions 
would however be required in this respect.

Access and Highway Safety

7.26 At this stage the application only seeks to agree entry to this site from Oak View 
Way. The Highway Authority considers that, overall the traffic generation from a 
residential development of the site would be advantageous when compared with 
potential currently allocated uses. The site is also served by public transport links on 
Bromyard Road.

7.27 Overall the Highway Authority has no objections to the proposals at this outline 
stage but require the imposition of conditions detailed in Section 6 above in line with 
SWDP 4 and SWDP 21.

Biodiversity 

7.28 Significant survey work has been undertaken in relation to ecological appraisals, 
protected species and a mitigation strategy in support of the proposals. This 
concludes that there are no known bat roasts and that the site has poor to moderate 
foraging capacity. It is recommended that bat boxes are provided and lighting of 
existing linear features is minimised. This could be done via planning conditions 
(SWDP22).

7.29 The site has been assessed as being of local value only for invertebrates. The report 
suggests that suitable planting and habitats could be provided to support 
invertebrates in the future development of the site via planning condition (SWDP22).

7.30 The presence of slow worms has been recorded in a site survey. Although the 
population is recorded as low, this would need to be addressed in any future 
development. Following discussions with the Council’s Biodiversity officer, these are 
to be retained on site and would again be the subject of a condition.

7.31 A total of 28 bird species have been recorded to nest on the site, including 5 with a 
classification of “Conservation Concern” (either Red or Amber Listed). The survey 
notes that hedgerows and trees of are particular importance to nesting birds and 
should be retained where possible: in any future development that involves 
tree/hedgerow removal, a suitably qualified ecologist must be engaged to check for 
nesting birds and advise accordingly. Bird boxes should be installed throughout any 
future scheme.

7.32 The applicants ecological appraisal recommends that a dedicated biodiversity 
management plan must be developed to ensure appropriate management of the 
site’s ecological interests, especially foraging bats, foraging and nesting birds, 
reptiles (if retained), invertebrates and especially the botanical interest.

7.33 The approach and recommendations detailed within the specialist ecological surveys 
is supported by the Council’s Biodiversity Officer and the County Councils Landscape 
& Sustainability Team, who suggest that appropriate suitable conditions be imposed 
on any approval.



7.34 A tree survey has been carried out and this should form the basis of future 
landscaping conditions (SWDP22).

Flooding and Drainage

7.35 The application site is within Flood Zone 1 and therefore at low risk of flooding. The 
applicants have provided and Flood Risk Assessment and Drainage strategy, which 
proposes to utilise sustainable drainage systems to deal with for surface water 
issues. Foul drainage would need connects to the existing sewer in Oak View Way.

7.36 Suitably worded conditions in line with the requirements of the Lead Local Flood 
Authority would need to be attached to any approval to deal with drainage issues as 
required by SWDP28, SWDP29 and SWDP30. 

Affordable Housing

7.37 Details of future affordable housing provision in line with SWDP15 have not been 
finalised at this outline application stage.

7.38 The provision and delivery of affordable housing will however need to be secured 
through a Section 106 agreement.

Planning obligations

7.39 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 (as amended) and as policy tests in the National Planning 
Policy Framework. 

7.40 In accordance with Community Infrastructure Levy Regulations 2012 (as amended), 
the applicants are willing to enter into a legally binding agreement to deliver 
contributions to provide improvements to the infrastructure that the development 
will impact upon. This legal agreement will be made under Section 106 of the Town 
and Country Planning Act 1990 (as amended). 

7.41 A draft Heads of Terms for a s106 Agreement are currently being negotiated with the 
applicants. This should be agreed and finalised in time for the Planning Committee 
and will include detail of education provision, affordable housing, and highways

7.42 Worcestershire Acute Hospitals NHS Trust has requested that this planning 
application is subject to developer contributions of £82,308.79 towards acute health 
services provision.

7.43 The Trust asserts that the development will have a detrimental impact on its ability 
to continue to deliver services within required quality standards and timeframes. The 
Trust says that the developer contribution is being sought to enable the Trust to 
provide services needed by the occupants of the new development. 



The Trust suggests that funding that is requested from the developers cannot be 
sourced from elsewhere and without contributions to maintain the delivery of health 
care services at the required quality standard and to secure adequate health care for 
the locality the proposed development will put too much strain on the existing 
infrastructure, putting people at significant risk. The development imposes an 
additional demand on existing over-burdened healthcare services and failure to make 
the requested level of healthcare provision will detrimentally affect safety and care 
quality for both the new and existing local population. This, the Trust says, will mean 
that patients will receive substandard care, resulting in poorer health outcomes and 
pro-longed health problems, there will be a dramatic reduction in safety and quality 
as the Trust will be forced to operate over available capacity as the Trust is unable to 
refuse care to emergency patients. There will also be increased waiting times for 
planned operations and patients will be at risk of multiple cancellations.

7.44 It is an established element of the national planning system that developers have a 
part to play in the delivery of public service infrastructure and facilities. In 
accordance with national planning policy, need is generally assessed through the 
plan making process and its delivery, and the need for financial contributions 
towards it, is invariably the subject of local plan policy, whether in general or on a 
site-specific basis.

7.45 Developers have delivered school premises and/or health centres as part of large 
schemes, and/or made land or financial contributions towards new, or for the 
expansion of, existing premises. However, in the main contributions both nationally 
and locally have been in the form of land or the physical fabric of the infrastructure 
or service, rather than revenue costs associated with the delivery of the service 
which has traditionally been regarded as a matter to be funded through a central 
government funding formula.

7.46 The Acute Trust contends that the current central government funding formula for 
acute services does not fully fund demand for services associated with population 
growth arising from new housing development in its first year and this, with respect 
to continuing housing growth, creates a sustained rolling revenue budget deficit as 
the Acute Trust has no option other than to provide services to meet any increased 
demand arising from increases in its catchment area population. The Acute Trust has 
also pointed to some appeal decisions where revenue funding of the type now sought 
has been found to be reasonable and required to make development acceptable.

7.47 The Trust therefore seeks a contribution from developers in respect of this revenue 
funding gap.  It is not a request for funding for infrastructure that might be funded 
by Community Infrastructure Levy (CIL). Other elements of the NHS are responsible 
for requesting infrastructure contributions.

7.48 The need for, and provision of, healthcare facilities and infrastructure and health and 
wellbeing related services are clearly capable of being treated as a relevant material 
consideration in reaching planning decisions and therefore should be carefully 
considered The Trust has advanced a methodology for calculating financial 
contributions towards revenue funding of acute health services. However, the 
request needs to be considered in the context of reaching an overall planning 
judgement over obligations necessary to make the proposals acceptable in planning 



terms.

7.49 Whilst there is nothing preventing the Trust from making a request for developer 
contributions on an application it is important to note that no specific requests or 
methodology for making requests were identified during the Development Plan 
(SWDP) making process. The consultation arrangements for the SWDP and related 
Infrastructure Delivery Plan (IDP) included the NHS but there is no SWDP policy 
requirement associated with their specific requests other than Policy SWDP62: 
Implementation which sets out a broad requirement around mitigating negative 
impacts of development. 

7.50 While the Acute Trust may be subject to additional revenue budget shortfalls as a 
result of new housing delivery, and notwithstanding that the precise impacts are not 
wholly certain, they only arise because of the nature of the revenue funding formula 
adopted by central government.  Such a shortfall should be addressed by the Acute 
Trust making representations to central government about the perceived inadequacy 
of the formula.

7.51 The nature and merits of the Acute Trust’s requests have not been considered 
through the plan-making process which is the most appropriate forum for these 
matters to be assessed.     

7.52 The Acute Trust’s requests in terms of its chosen methodology, is not considered to 
be sufficiently robust in terms of whether the request meets the relevant legal test 
for planning obligations as set out in Reg.122(2) of the Community Infrastructure 
Levy Regulations 2012 (as mended) and para. 56 of the NPPF (2019) including: 

 Whether all projected service users are new to the Trust’s catchment area for 
services and facilities;

 Migration assumptions;

 Whether assumptions on demand arising from future affordable housing provision 
are correct;

 Demographic and household size assumptions;

 Whether all services to be provided are appropriate to be funded through 
developer contributions; and

 The specifics of per capita financial gearing employed to arrive at the 
contributions sought.

7.53 As such, it is not recommended that the developer be required to make a financial 
contribution towards acute healthcare services in this case.

7.54 Draft Heads of Terms will be circulated to members ahead of the meeting.

Human Rights Issues 



7.55 Article 8 of the Human Rights Act 1998 (as amended) states that everyone has the 
right to respect for his private and family life.  A public authority cannot interfere 
with the exercise of this right except where it is in accordance with the law and is 
necessary (amongst other reasons) for the protection of the rights and freedoms of 
others. Article 1 of Protocol 1 of the Act entitles every natural and legal person to the 
peaceful enjoyment of his possessions. 

7.56 The law provides a right to deny planning permission where the reason for doing so 
is related to the public interest. Alternatively, having given due consideration to the 
rights of others, the local planning authority can grant planning permission in 
accordance with adopted policies in the development plan.

7.57 As part of the consideration of this application, human rights issues have been 
considered in so far as they are relevant. It is considered that an appropriate balance 
between the interests and rights of the applicants (to enjoy their land subject only to 
reasonable and proportionate controls by a public authority in the public interest) 
and the interests and rights of those potentially affected by the proposal (to respect 
for private life and the home and peaceful enjoyment of their properties) has been 
achieved with conditions controlling the development where necessary

Public Sector Equality Duty 

7.58 In making this decision, the council has had due regard to the requirements of 
Section 149 of the Public Sector Equality Act 2010, which introduced a public sector 
equality duty that public bodies must, in the exercise of their functions, have due 
regard to the need to (a) eliminate discrimination, harassment, victimisation; (b) 
advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; and (c) foster good relations between 
persons who share a relevant protected characteristic and persons who do not share 
it. Protected characteristics are: age, disability, gender reassignment, marriage and 
civil partnership, pregnancy and maternity, race, religion or belief, sex and sexual 
orientation.

7.59 These considerations are relevant to the duties that decision makers have under 
s149(1) of the Equality Act 2010. 

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 outline application:

- Principle of the development

- Design

- Landscape character and visual impact 



- Access and highway issues

- Biodiversity

- Flooding and drainage

- Affordable housing

- Planning obligations

8.3 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.

8.4 As stated the proposed residential use is a departure from the adopted development 
plan and this is a key determining issue to which I give great weight.

8.5 The Town & Country Planning Act requires the decision-maker in determining 
planning applications to have regard to the Development Plan, insofar as it is 
material to the application, 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 to be determined in accordance with the Plan, unless 
material considerations indicate otherwise.

8.6 In my opinion the emerging SWDP Review and the application site’s proposed 
allocation in the ‘Preferred Options’ version of the emerging document for 
approximately 105 dwellings (Ref: SWDP NEW3, CFS0477) is a very strong material 
consideration when balanced against the current allocation.

8.7 I consider that the residential use of the site to be a logical and suitable use of the 
site that accords with emerging development plan policy. I am therefore of the 
opinion that whilst this planning application conflicts with the adopted development 
plan, there are strong and overriding material planning considerations which justify a 
departure from it.

8.8 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.

8.9 The proposed development would result in some 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. For this role of sustainable development, the balance would clearly be 
in favour of granting planning permission.

8.10 With regard to the social role, the delivery of affordable homes 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 open space enhancements. 

8.11 On balance, I am of the opinion that the submitted outline scheme would be 
acceptable. 

8.12 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 the proposed development is sustainable when looking at its social, 
economic and environmental credentials in the round. Overall it is considered that 
the proposals constitute an environmentally, socially and economically sustainable 
form of development that accords with the Framework and the emerging 
Development Plan as a whole.

9. RECOMMENDATION: In the event that members resolve that it is minded to grant 
planning permission the following conditions are recommended:

1. Application for the approval of all reserved matters shall be made to the Local 
Planning Authority before the expiration of three years from the date of this 
permission.  The development hereby permitted shall be begun before the 
expiration of two years from the date of approval of the last of the reserved 
matters to be approved.

Reason: In accordance with the requirements of Section 92 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:

15 Air Quality Assessment

14 Energy Assessment

13 Health Impact Assessment

9a Transport Assessment Report

6 Tree Survey And Constraints

2b  8949-Sk--01 G   Indicative Masterplan

2a 8949-L 01Revd Location Plan

3 Design And Access Statement

4 Planning Statement



5a Heritage Statement

5b Archaeology Assessment

7a Flood Risk Assessment And Drainage Strategy Part 1

7b Flood Risk Assessment And Drainage Strategy Part 2

8 Ecological Survey Reports

11 Phase 1 Geoenvironmental Desk Study

12 Utilities Assessment

9b Transport Assessment Appendices

10 Noise Assessment

Reason: To ensure compliance with the approved scheme.

3. No development shall take place until a written scheme of investigation (WSI) for 
archaeological field evaluation and mitigation has been submitted to and 
approved by the local planning authority in writing. The archaeological field 
evaluation shall be undertaken and a report submitted prior to submission of the 
first reserved matters application. For land that is included within the WSI, no 
development shall take place other than in accordance with the agreed WSI, 
which shall include the statement of significance and research objectives, and the 
programme and methodology of site investigation and recording and the 
nomination of a competent person(s) or organisation to undertake the agreed 
works The programme for post- investigation assessment and subsequent 
analysis, publication & dissemination and deposition of resulting material. This 
part of the condition shall not be discharged until these elements have been 
fulfilled in accordance with the programme set out in the WSI. 

Reason:To allow the historical and archaeological potential of the site to be 
recorded in accordance with policies SWDP6 and SWDP 24 of the South 
Worcestershire Development Plan and aims and objectives of the National 
Planning Policy Framework.

4. The maximum number of dwellings to be constructed on the application site shall 
be 120.

Reason: To define the permission and prevent the over development of the site.

5. If during the course of the works hereby approved any of the following features of 
interest are uncovered, the local planning authority shall be notified immediately 
and no works affecting such features shall take place until they have been 
inspected by persons authorised by the local planning authority and a scheme for 
their retention and/or treatment agreed in writing.

Schedule of features of interest:



Archaeological remains of medieval or earlier date

Reason: To allow the historical and archaeological potential of the site to be 
recorded in accordance with policies SWDP6 and SWDP 24 of the South 
Worcestershire Development Plan and aims and objectives of the National 
Planning Policy Framework.

7. No dwellings within the development hereby approved shall be occupied until 
provision for the parking of vehicles have been made in accordance with the 
parking standards set out in the Worcestershire County Council Streetscape 
Design Guide. That provision shall thereafter be retained for the purpose of 
parking a vehicle only.

Reason:In the interests of highway safety and to ensure the free flow of traffic 
using the adjoining highway (SWDP4 and Worcestershire County Council 
Streetscape Design Guide).

8. The development hereby permitted shall not be first occupied until the proposed 
dwellings have been fitted with an electric vehicle charging point. The charging 
points shall comply with BS EN 62196 Mode 3 or 4 charging and BS EN 61851 
and the Worcestershire County Council Streetscape Design Guide. The electric 
vehicle charging points shall be retained for the lifetime of the development 
unless they need to be replaced in which case the replacement charging point(s) 
shall be of the same specification or a higher specification in terms of charging 
performance.

Reason: To encourage sustainable travel and healthy communities.

9. The development hereby permitted shall not be first occupied until sheltered and 
secure cycle parking to comply with the Council’s adopted highway design guide 
has been provided in accordance with details which shall first be submitted to and 
approved in writing by the Local Planning Authority and thereafter the approved 
cycle parking shall be kept available for the parking of bicycles only.

Reason: To comply with the Council’s parking standards.

10. The development hereby approved shall not commence until a Construction 
Environmental Management Plan has been submitted to and approved in writing 
by the Local Planning Authority. This shall include but not be limited to the 
following:-

• Measures to ensure that vehicles leaving the site do not deposit mud or other 
detritus on the public highway;

• Details of site operative parking areas, material storage areas and the location 
of site operatives facilities (offices, toilets etc);

• The hours that delivery vehicles will be permitted to arrive and depart, and 



arrangements for unloading and manoeuvring.

•    Details of any temporary construction accesses and their reinstatement. 

•    A highway condition survey, timescale for re-inspections, and details of any 
reinstatement.

The measures set out in the approved Plan shall be carried out and complied with 
in full during the construction of the development hereby approved.  Site 
operatives' parking, material storage and the positioning of operatives' facilities 
shall only take place on the site in locations approved by in writing by the local 
planning authority.

Reason: To ensure the provision of adequate on-site facilities and in the interests 
of highway safety.

12. No above ground building operations on any dwellings hereby permitted shall 
commence until a scheme showing details the height, position and materials of all 
boundary and plot walls, fences or other means of enclosure to be erected on the 
site has been submitted to and approved in writing by the local planning 
authority. The approved scheme shall be implemented with 3 months of each 
dwelling being occupied.

Reason - To ensure that the new materials are in keeping with the surroundings 
and/or represent quality design in accordance with policy SWDP21 of the South 
Worcestershire Development Plan. 

13. There shall be no development within a 8.0m wide buffer margin of the top of 
either side of Laugherne Brook (or a tributary to it). 

Reason: To prevent flooding in accordance with policy SWDP28 of the South 
Worcestershire Development Plan.

14. No works in connection with site drainage shall commence until infiltration tests 
have been carried out in accordance with BRE Digest 365, or such other guidance 
as may be agreed in writing by the Local Planning Authority.  The results of the 
tests shall be submitted to and agreed in writing by the Local Planning Authority 
and the agreed recommendations shall be implemented in full prior to the first 
use of the development hereby approved.

Reason: To ensure development would not result in unacceptable risk of pollution 
or harm to the environment and to ensure the proposed development does not 
exacerbate flood risk and deals with surface water run-off from the site in a 
sustainable manner, in accordance with policies SWDP28, SWDP29 and SWDP 30 
of the South Worcestershire Development Plan.

15. No works in connection with site drainage shall commence until a SuDS 
management plan which will include details on future management 
responsibilities, along with maintenance schedules for all SuDS features and 
associated pipework has been submitted to and approved in writing by the Local 
Planning Authority. This plan shall detail the strategy that will be followed to 



facilitate the optimal functionality and performance of the SuDS scheme 
throughout its lifetime. The approved SuDS management plan shall be 
implemented in full in accordance with the agreed terms and conditions and shall 
be managed and maintained in accordance with the approved maintenance plan 
and thereafter.

Reason: To ensure development would not result in unacceptable risk of pollution 
or harm to the environment and to ensure the proposed development does not 
exacerbate flood risk and deals with surface water run-off from the site in a 
sustainable manner, in accordance with policies SWDP28, SWDP29 and SWDP 30 
of the South Worcestershire Development Plan.

16. Notwithstanding the submitted Drainage Strategy, no development shall 
commence until detailed design drawings and calculations for surface water 
drainage have been submitted to and approved in writing by the Local Planning 
Authority. Thereafter the development shall be carried out in accordance with the 
approved details.

Reason: To ensure development would not result in unacceptable risk of pollution 
or harm to the environment and to ensure the proposed development does not 
exacerbate flood risk and deals with surface water run-off from the site in a 
sustainable manner, in accordance with policies SWDP28, SWDP29 and SWDP 30 
of the South Worcestershire Development Plan.

17. No works in connection with site drainage shall take place until an exceedance 
flow routing plan for flows above the 1 in 100+40% event has been submitted to 
and approved in writing by the Local Planning Authority. The proposed scheme 
shall identify exceedance flow routes

through the development based on proposed topography with flows being 
directed to highways and areas of POS. Flow routes through gardens and other 
areas in private ownership will not be permitted. The approved details shall be 
implemented in full prior to the first occupation of the development.

Reason: To ensure development would not result in unacceptable risk of pollution 
or harm to the environment and to ensure the proposed development does not 
exacerbate flood risk and deals with surface water run-off from the site in a 
sustainable manner, in accordance with policies SWDP28, SWDP29 and SWDP 30 
of the South Worcestershire Development Plan.

18. No development shall take place until a landscape plan and schedule of landscape 
maintenance, to cover a minimum period of 5 years post-construction, has been 
submitted to and approved in writing by the Local Planning Authority.  The 
schedule shall include details of the arrangements for its implementation, species 
mix and measures for monitoring and replacement of any trees, hedging or 
herbaceous species that fail within the stated period.  Development shall be 
carried out in accordance with the approved schedule.

Notwithstanding the submitted details, within 3 months of commencement of the 



development hereby approved, method statements detailing creation of semi-
natural habitats, and tree, hedgerow and scrub planting and establishment shall 
be submitted to and approved in writing by the Local Planning Authority. The 
method statements shall include:

a. purpose and objectives for the proposed works;

b. detailed designs and working methods necessary to achieve the stated 
objectives;

c. extent and location of proposed works shown on appropriate scale maps;

d. timetable for implementation;

e. persons responsible for implementing the works; and 

f. initial aftercare and long-term maintenance.

Thereafter the development shall be carried out in accordance with the approved 
details and implemented within the first available planting season (the period 
between 31 October in any one year and 31 March in the following year) on 
completion of the development. Any new trees or shrubs, which within a period of 
five years from the completion of the planting die, are removed, or become 
damaged or diseased, shall be replaced on an annual basis, in the next planting 
season with others of a similar size and species

Reason: To ensure the proposed development does not have an adverse effect on 
the character and appearance of the area in accordance with policies SWDP21 
and SWDP25 of South Worcestershire Development Plan 2016.

19. Before the commencement of construction works on the development hereby 
permitted, details of a bat roosting feature and bird nesting boxes shall be 
submitted to and approved in writing by the Local Planning Authority.  The details 
to be submitted shall include an implementation timetable.  The  feature(s) shall 
be provided in accordance with the approved details and in accordance with the 
approved timetable.

Reason: To ensure the development contributes to the conservation and 
enhancement of biodiversity within the site and the wider area in accordance with 
policy SWDP22 of the South Worcestershire Development Plan.

20. The development hereby permitted shall be carried out in strict accordance with 
the recommendations set out in the Ecological Surveys Report carried out by 
Worcester Wildlife Consultancy dated November 2019 and submitted with this 
application.

Reason: To ensure the development contributes to the conservation and 
enhancement of biodiversity within the site and the wider area in accordance with 
policy SWDP22 of the South Worcestershire Development Plan.

21. No trees, shrubs or hedgerows on the application site shall be felled or removed 



without the prior written consent of the local planning authority.

Reason: To maintain the visual and environmental quality of the site and 
surrounding area in accordance with policy SWDP25 and SWDP5 of the South 
Worcestershire Development Plan and aims and objectives of the National 
Planning Policy Framework.

22. All the existing trees, shrubs and hedges indicated on the approved drawings to 
be retained shall be protected by suitable fencing as shown in 6.2 Barriers and 
ground protection of BS5837:2012 or such alternative as may be agreed in 
writing by the local planning authority. 

Such fences shall be erected at no less than the distances required to attain the 
undisturbed root protection areas in m2 calculated for each individual tree or 
groups of trees from Annex C & D BS5837:2012.

 With regard to shrubs and hedges such fences shall be erected at a distance set 
out in the submitted plans. All such fence(s) shall be erected before any 
materials are brought onto the site or development commences.

No materials shall be stored, no rubbish dumped, no fires lit and no buildings 
erected insides the fence(s), nor shall any changes in ground level be made 
unless previously agreed in writing by the local planning authority.

Reason: To ensure that those trees and shrubs to be retained are not subject to 
damage either as a result of works carried out on site or during the carrying out 
of such works in accordance with policies SWDP21 and SWDP25 of the South 
Worcestershire Development Plan and aims and objectives of the National 
Planning Policy Framework.

23. Prior to the commencement of development an Employment, Skills and Local 
Procurement strategy shall be submitted to the Local Planning Authority and 
agreed in writing. This strategy shall set out measures to provide local 
employment, skills and business opportunities during the construction of the 
development (and end use where appropriate) hereby approved. The 
development shall be carried out in accordance with these approved details.

Reason: To ensure that the proposed development provides opportunities for 
local employment and training opportunities in accordance with the expectations 
of SWDP 1 of the South Worcestershire Development Plan and the aims and 
objectives of the National Planning Policy Framework.

24. Details shall be submitted to and approved by the local planning authority prior to 
the first occupation of the development for the installation of Ultra-Low NOx 
boilers with maximum NOx Emissions less than 40 mg/kWh. The details as 
approved shall be implemented prior to the first occupation of the development 
and shall thereafter be permanently retained.

Reason: In the interests of the living conditions of occupiers of nearby properties 
and future occupiers of the site.



25. Before development is first occupied, details of a scheme for all external lighting 
within the application site shall be submitted to and approved by the local 
planning authority. The approved scheme shall thereafter be implemented and 
retained.

Reason: To protect the natural habitats of foraging bats, birds and wildlife.


