
Application Number 20/00305/HP

Site Address 23 Bozward Street, Worcester, WR2 5DE

Description of 
Development

Erection of single-storey rear and side extensions to an 
existing 5-bedroom HMO property (use class C4). 

Case Officer Laura Williamson Applicant Mr Panesar

Ward Member(s) St. John Ward Agent Mr William 
Anderson-Stevens

Reason for Referral to 
Committee

On the grounds of 
previous decisions 
on this same site 
both by the Planning 
Committee and the 
Planning Inspector.

Expiry 
Date

 10 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/20/00305/HP

Recommendation The Deputy Director - 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 7th May 2020 and is due for a decision by 2nd July 
2020. An extension of time has been agreed by the agent until 10th July 2020 to allow 
for consideration by Planning Committee.

1.2 The application has been referred to the Planning Committee at the request of 
Councillor Alan Amos on the following grounds:

    On the grounds of previous decisions on this same site both by the Committee 
and the Inspector.

2.       The site and surrounding area 

2.1 The application site is located within a well-established residential area of the St. John’s 
Ward. Bozward Street comprises a mix of mostly terraced and semi-detached two 
storey properties located within a predominantly residential area of the city of 
Worcester. There is evidence of personalisation of properties within Bozward Street, 
particularly to the rear of the properties. The host property is a 5-bedroom mid-terrace 
HMO (Use Class C4). 

2.2 The existing property currently has a hard surfaced forecourt. However, it does not 
meet the size requirements for a parking space set out in either the adopted Houses in 
Multiple Occupation SPD or the Streetscape Design Guide, which requires a minimum 

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


area of 2.4m by 4.8m to accommodate a parking space. As the existing forecourt does 
not meet this requirement it has been discounted as a parking space (as it  would 
result in a car overhanging the adjacent footpath). As such, there is no provision within 
the existing site for car parking to serve the property, nor is there any capacity within 
the site to accommodate the provision of any off road car parking.

2.3 Since the publication of the previous report that was withdrawn from the agenda of the 
meeting of the Planning Committee on 25th June 2020, the agent has confirmed in a 
revised planning statement that there are currently 6 occupants living at the HMO. The 
agent has also confirmed that the applicant intends to update their existing HMO 
licence accordingly should consent be granted.  

  

(Figure 1: Site location)
3.      The proposals

3.1 The proposals are for the erection of a single storey side/rear extension that is 
designed to provide enhanced living accommodation for the occupants of the HMO. The 
proposed enlargement to the property is designed to extend the existing kitchen, living 
room, provide a boiler room, enlarge the existing bedrooms 1 and 2, relocate bedroom 
3 into the rear extension, to introduce an en-suite to this room and provide a 6th 
bedroom at the property. 

(Figure 2: Existing floor Plans)



(Figure 3: Proposed Floor Plans)

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

18/126-01 Amended Proposed and Existing Plan
Brief Planning Statement
Planning Statement

3.3 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

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

SWDP 21 Design
SWDP 4 Moving Around South Worcestershire
SWDP 29 Sustainable Drainage Systems

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, Health and Wellbeing, Noise, and Use of 
Planning Conditions. 

3.  Supplementary Planning Documents

4.8 The following Supplementary Planning Document (SPD) is 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. 

4. Worcestershire County Council Streetscape Design Guide (2018)



4.9 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.

4.10 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.

4.11 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

* In Rural parishes of Redditch this should be increased to 4 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.

5. Planning History

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

 P18K0299 - Proposed erection of single storey rear extension. Withdrawn 23rd 
October 2018 

 P18K0466 - Proposed erection of a single storey rear extension to an existing 5 bed 
HMO to bedroom to form 6 bed HMO use class C4. Refused by the Planning 
Committee, contrary to Officer’s recommendation, at the meeting on 21st February 
2019.

 Appeal Ref: APP/D1835/W/19/3226145 - An appeal against this decision was  
dismissed by the Planning Inspectorate on the 26th July 2019. 



 19/00801/CLPU - Application for a Certificate of Proposed Lawful Development for 
the erection of a single storey side/ rear extension and dormer window extension to 
increase the size of the existing HMO to create 6 bedrooms. Issued under delegated 
powers on the 2nd January 2020.

         Pre-application Engagement

None

Public Consultation by Applicant

None

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 and are summarised as follows:

Neighbours and other third-party comments 

No comments have been received to date.

         Worcester City Council - Housing Department: 

‘Further to the consultation for the extension for 23 Bozward Street. The minimum 
single bedroom size for a HMO with communal living space is 6.51m2, ensuite 
bathrooms are excluded from this measurement therefore could the applicant ensure 
that these bedroom sizes are larger than 6.51m2 as the current measurements 
provided include the ensuites. They will also need amend the plan to include a 30 
minute fire door on the ground floor plan between the kitchen and ground floor 
hallway.’

Worcester City Council Landscape and Biodiversity Adviser: 

No comments have been received to date.

Worcester City Council - Refuse and Recycling: 

‘The property currently has 1 x 240 black and 2 x 240 green bins for 5 rooms. If this 
was turned into 6 rooms then an additional 240 lire black bin would be required. All 
bins need to be stored within the property boundary and placed out on the appropriate 
collection day. ‘

Worcestershire County Council (Highway Authority):  

Initial comments submitted 28th May 2020:

‘Worcestershire County Council acting in its role as the Highway Authority has 
undertaken a full assessment of this planning application. Based on the appraisal of 
the development proposals the Transport Planning and Development Management 
Team Leader on behalf of the County Council, under Article 18 of the Town and 
Country Planning (Development Management Procedure) (England) Order, 2015 has 



no objection subject to conditions.  The justification for this decision is provided 
below.

Observations

It is noted that there is an appeal decision relating to this site: 
APP/D1835/W/19/3226145.

However, as with the previous application (P18KO466) the existing dwelling is a 5no. 
bedroom HMO which requires 3 parking spaces in line with County parking standards 
and the proposed dwelling is a 6no. bedroom HMO which requires 3 parking spaces in 
line with County parking standards therefore there is a parking equivalence and there 
is no objection to raise.

Cycle parking for the additional bedroom should be provided in line with County 
standards.

The Highway Authority has undertaken a robust assessment of the planning application 
and concludes that there are no justifiable grounds on which an objection could be 
maintained.

Conditions

1.   The Development hereby permitted shall not be first occupied until sheltered, 
secure and accessible cycle parking to comply with the Council’s adopted Streetscape 
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.’

Revised Highways comments submitted 22nd June 2020:

‘Worcestershire County Council acting in its role as the Highway Authority has 
undertaken a full assessment of this planning application. Based on the appraisal of the 
development proposals the Transport Planning and Development Management Team 
Leader on behalf of the County Council, under Article 18 of the Town and Country 
Planning (Development Management Procedure) (England) Order, 2015 recommends 
the application is refused.

The proposed development is located on Bozward Street where there are known 
parking issues and the existing parking provision on the site is sub-standard.

There has been a previous application on this site (P18K0466) to extend the property 
from a 5no. bedroom to a 6no. bedroom HMO. The Highway Authority had No Objection 
based on the parking equivalence with 3 parking spaces required in both cases in line 
with the Streetscape Design Guide.

However, since that time, there has been an appeal decision on this site 
(APP/D1835/W/19/3226145) and the Inspector clearly states that:

• It is not unreasonable to expect at least half of the 6 occupants would own a car and 
require parking provision;



• The proposal would increase the pressure for on-street parking and exacerbate the 
inconvenience faced by local residents when trying to find a parking space on the 
street;

• Consequently, the proposal would significantly harm the living conditions of the 
nearby residents due to a lack of parking provision in an area an area of high parking 
demand.

Whilst the Highway Authority has sought to be consistent in the application of the 
parking standards in the adopted Streetscape Design Guide, the Inspector’s
comments in the appeal decision are considered to outweigh this position.

The harm resulting from the lack of adequate parking provision in an area with known 
parking pressures represents an unacceptable impact on highway safety which is 
contrary to Paragraph 109 NPPF. Accordingly, the Highway Authority recommends that 
the application be refused.’

South Worcestershire Land Drainage Partnership: 

‘There was no accompanying Water Management Statement and the Applicant has not 
stated or shown the proposed means of disposal for surface water. There is no public 
surface water sewer shown on the Severn Trent Water Limited Sewer Map in the 
vicinity, only a foul water sewer under the proposed extension footprint across the rear 
and out to a combined sewer in the highway. 

The Applicant should follow a sustainable approach to surface water management 
(SuDS) and the recommended drainage hierarchy: source control- watercourse-sewer 
to control additional surface water generated by an increase in roof and paved areas, 
so that the proposed total rate and volume of run-off from the site is restricted to 
present run-off rates. Refer to the former EA Surface Water Management Advice Note 
for Worcestershire and the latest EA advice on climate change allowances, (+40% 
added to peak rainfall intensities). STWL should be formally consulted for any proposal 
to build-over or, close-to or, discharge additional surface water to, a public sewer, even 
by an existing lateral or drain, on planning.apwest@severntrent.co.uk.

I recommend that the following condition is attached to any planning permission 
granted for this application and the Applicant should also refer to the advisory note at 
the end. 

Condition: Development shall not take place until a scheme of surface water drainage, 
which shall include proposals for sustainable drainage, (SuDS), has been submitted to, 
and approved in writing by the Local Planning Authority. The approved scheme shall be 
completed before the development is first brought into use, or in accordance with a 
timetable to be submitted to and agreed in writing by the Local Planning Authority. 

Reason: To ensure satisfactory drainage of the site and to prevent the increased risk of 
flooding by ensuring a satisfactory means of surface water disposal. 

Advisory Note: For the use or reuse of sewer connections, either direct or indirect, to 
the public sewerage system the Applicant will be required to make a formal application 
to STWL under Section 106 of the Water Industry Act 1991. The Applicant may obtain 
copies of current guidance notes and application form from either the STWL website 
(www.stwater.co.uk) or by contacting the STWL Development Services Team (Tel: 
0800 707 6600).’

mailto:planning.apwest@severntrent.co.uk


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

7. Comments of Deputy Director - Economic Development and Planning

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

7.2 1.  The economic role;

- Short term construction jobs.

2. The social role:

- residential amenity, and; 
- enhanced accommodation within the host property.

3.  The environmental role:

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

The Principle of Development

7.3 As the proposal is for extended residential accommodation and is located within a 
residential area it is not considered that the principle of extended residential 
accommodation would, in itself, be discordant with the existing uses within the area. 
When considering this application, I consider that the planning history of the site is a 
significant material consideration in the assessment of the current proposals.

7.4 P18K0466 

Proposal - Proposed erection of a single storey rear extension to an existing 5 bed HMO 
to bedroom to form 6 bed HMO use class C4. 

This application was refused by the Planning Committee, contrary to Officer’s 
recommendation, at the meeting of the 21st February 2019 for the following reason:

‘The site comprises a two-storey terraced dwelling within an established residential area that is 
characterised by predominantly two storey Victorian terraced houses that are broadly similar in 
original design, layout and appearance. A common characteristic of these properties is also the 
high incidence of roadside parking throughout the day and evening hours on Bozward Street and 
the surrounding streets, where the high density of development limits the opportunity for off-
road parking. Consequently, the streets are dominated by parked cars. 



Policy SWDP 21 of the South Worcestershire Development Plan 2016 requires all development, 
inter alia, to have regard to the amenities of neighbouring residents in terms of traffic 
generation and the provision of car parking facilities. This is reflected in the Council's adopted 
Supplementary Planning Document - Houses in Multiple Occupation (2014) which includes 
parking standards for HMO's to ensure that adequate provision for off street parking is made 
available in the interests of the amenity of nearby properties. Whilst the HMO SPD recognises 
that there may be circumstances in which on-street parking may be permissible, nevertheless 
this may not be the case in circumstances where there is insufficient capacity to accommodate 
on-site car parking in an acceptable manner on streets that already incur problems with on-
street parking.

In the opinion of the Local Planning Authority, the proposal would lead to increased pressure for 
roadside parking on Bozward Street and adjacent streets that currently experience problems of 
congestion and would lead to inconvenience for local residents and exacerbate the difficulties 
they face in parking their vehicles throughout the day and evening hours. The proposal would 
thereby also be contrary to the aims and interests that Policy SWDP 21 of the South 
Worcestershire Development Plan 2016 and the Council's adopted Supplementary Planning 
Document - Houses in Multiple Occupation (2014) seek to protect and promote in this regard.’

(Figure 4: Floor plans from application P18K0466)

7.5 Appeal Reference: APP/D1835/W/19/3226145

The decision to refuse planning permission for application P18K0466 was subsequently 
appealed; this appeal was dismissed on the 26th July 2019. A copy of the appeal 
decision is attached as Appendix 1. In respect of the Inspector’s conclusions at 
paragraph 13 of his decision, the following application for a certificate of proposed 
lawful development was submitted.

7.6 19/00801/CLPU



Proposal - Application for a certificate of proposed lawful development for the erection 
of a single storey side and rear extension and dormer window extension to increase the 
size of the existing HMO to create 6 bedrooms. 

As the proposals in this application constituted permitted development, a lawful 
development certificate was issued on the 2nd January 2020. 

(Figure 5: Floor plans from application 19/00801/CLPU)

7.7 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 

 The economic role

7.8 In the short term the proposal would see the creation of construction jobs for the 
construction period of the conversion. In my opinion, this weighs in favour of granting 
planning permission.

2. The social role 

7.9 The key aim is to provide enhanced living accommodation for residents at 23 Bozward 
Street and would provide a 6th bedroom at the property. The authorised planning use of 
the property is as a Class C4 House in multiple occupation that permits occupation by 
3-6 residents. However, members should note that the provision of a 6th bedroom does 
not require planning permission as long as the number of residents does not exceed 6 
persons. As a consequence, it has important social roles which weigh in favour of 
granting planning permission. However, one must also consider the impact of the 
development on nearby residents.



Residential amenity for future occupiers

7.10 Paragraph 127 of the National Planning Policy Framework requires planning policies and 
decisions, amongst other matters, to ensure a high standard of amenity for existing 
and future users of land and buildings. 

7.11 It is considered that the proposed extension would provide a higher standard of living 
accommodation for any existing or future residents of the HMO and that adequate 
amenity space would be available to serve the property. 

3. The environmental role

Design 

7.12 Policy SWDP 21 of the South Worcestershire Development Plan 2016 requires all 
development to achieve a high standard of design, having regard to the character of 
the area and to harmonise with its environment.

7.13 It considered that there is evidence of personalisation along Bozward Street, 
particularly to the rear amenity areas. The proposed materials are also proposed to 
match those of the existing property. It is therefore considered that the architectural 
design of the proposed extensions would not appear discordant to the host property or 
wider street scene. In comparison with the scheme permitted under application 
19/00801/CLPU, it should also be noted that the current proposals do not include the 
installation of a rear dormer window.

7.14 In my assessment, I am also mindful of the comments received from the City Council’s 
Housing Department in relation to the size of rooms and fire door specifications. 
Following these comments, revised plans have been submitted by the agent to show 
the HMO room size calculations without the en-suite bathrooms included. All of the 
HMO rooms exceed the 6.51m2 minimum size standard. The plans have also been 
revised to show a 30-minute fire door. It is therefore considered that the size of the 
HMO rooms is acceptable.

Impact on neighbouring amenity

7.15 The site lies adjacent to residential properties, including no. 21 and 25 Bozward Street. 
No. 21 Bozward Street is an existing HMO (use class C4) and no. 25 is a use class C3 
dwelling house. 

7.16 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. 

7.17 It is considered that introduction of the proposed development could give rise to 
potential noise and disturbance for the occupiers of the surrounding properties as a 
result of construction works. However, the proposals are relatively small in scale and 
disturbance during construction is to be expected and is not normally a material 
planning consideration as this would not be permanent. In my opinion, any disruption 
caused by construction would be relatively minimal. 

7.18 I have considered the proposals against the requirements set out in the South 
Worcestershire Design Guide SPD. I note that when the 45-degree rule is applied there 
is a breach from the rear windows of number 25 Bozward Street. However, as the 
extension has a flat roof and only has an eaves height of approximately 3.1 metres, 



when the 25-degree rule is applied the proposed extension is not in breach. It is 
therefore considered that the proposed extension would not be unacceptably harmful 
with regards to loss of light, to the neighbouring properties and accords with the 
guidance set out in the design guide.

Access and Highway Safety

7.19 The property is a 5no. bedroom HMO which requires 3 parking spaces in line with 
Worcestershire County Council parking standards and 2 spaces for a 5no bedroom HMO 
in accordance with the Worcester City Council Houses in Multiple Occupation SPD. The 
proposal would result in a 6no. bedroom HMO which requires 3 parking spaces in line 
with Worcestershire County Council parking standards and 2 spaces in accordance with 
the Houses in Multiple Occupation SPD. Both the SPD and the Streetscape Design Guide 
are relevant material considerations, albeit with different parking standards for HMO 
properties. However, there is no scope for increasing the parking available within the 
curtilage of the site. Whilst the Streetscape Design Guide is not an adopted document 
of the City Council, nevertheless in this case it is noted that the Highway Authority did 
not originally raise an objection to the proposal having regard to the recent appeal:

‘It is noted that there is an appeal decision relating to this site: 
APP/D1835/W/19/3226145.

However, as with the previous application (P18KO466) the existing dwelling is a 5no. 
bedroom HMO which requires 3 parking spaces in line with County parking standards 
and the proposed dwelling is a 6no. bedroom HMO which requires 3 parking spaces in 
line with County parking standards therefore there is a parking equivalence and there is 
no objection to raise. Cycle parking for the additional bedroom should be provided in 
line with County standards. 

The Highway Authority has undertaken a robust assessment of the planning application 
and concludes that there are no justifiable grounds on which an objection could be 
maintained.’

7.20 Nevertheless, revised comments were received on the 22nd June 2020, recommending 
that the application is refused:

‘Worcestershire County Council acting in its role as the Highway Authority has 
undertaken a full assessment of this planning application. Based on the appraisal of the 
development proposals the Transport Planning and Development Management Team 
Leader on behalf of the County Council, under Article 18 of the Town and Country 
Planning (Development Management Procedure) (England) Order, 2015 recommends 
the application is refused.

The proposed development is located on Bozward Street where there are known 
parking issues and the existing parking provision on the site is sub-standard.

There has been a previous application on this site (P18K0466) to extend the property 
from a 5no. bedroom to a 6no. bedroom HMO. The Highway Authority had No Objection 
based on the parking equivalence with 3 parking spaces required in both cases in line 
with the Streetscape Design Guide.

However, since that time, there has been an appeal decision on this site 
(APP/D1835/W/19/3226145) and the Inspector clearly states that:

 It is not unreasonable to expect at least half of the 6 occupants would own a car 
and require parking provision;



 The proposal would increase the pressure for on-street parking and exacerbate the 
inconvenience faced by local residents when trying to find a parking space on the 
street;

 Consequently, the proposal would significantly harm the living conditions of the 
nearby residents due to a lack of parking provision in an area an area of high 
parking demand.

Whilst the Highway Authority has sought to be consistent in the application of the 
parking standards in the adopted Streetscape Design Guide, the Inspector’s comments 
in the appeal decision are considered to outweigh this position.

The harm resulting from the lack of adequate parking provision in an area with known 
parking pressures represents an unacceptable impact on highway safety which is 
contrary to Paragraph 109 NPPF. Accordingly, the Highway Authority recommends that 
the application be refused.’

7.21 These views should be given significant weight in the determination of the application. 
In my assessment of this current proposal, I am mindful of the comments of the 
Highway Authority, the previous refusal on the site on grounds of inadequate parking 
and the subsequent appeal which was dismissed. In this regard, I note that within the 
assessment of the appeal and the ground for refusal, it was stated by the Inspector 
that:

‘The appellant has argued that they could extend the property to the rear and provide 
an additional bedroom by exercising their permitted development rights. However, I 
have no substantive evidence to suggest that a comparable alternative scheme could 
be implemented or is indeed a probable prospect in the event that this appeal is 
dismissed, especially as it would not enable the property to be extended in the same 
way. This limits the weight that I can attach to it as a fallback position and does not 
provide a compelling ground on which to allow the appeal.’

7.22 Notwithstanding the above, the submission of an application for and the issue of a 
certificate of proposed lawful development under application 19/00801/CLPU has 
demonstrated that it is possible to extend the property as permitted development to 
achieve 6 bedrooms. In my opinion, this provides substantive evidence to suggest that 
a comparable alternative scheme is achievable by utilising permitted development 
rights. I therefore attach significant weight to the fallback position. 

7.23 Given that the fallback position has now been established, I consider that this a 
significant material consideration in respect of the parking issue, in that the proposed 
extensions would have no more of a detrimental impact on parking and highway safety 
than would be generated if the fallback position that has now been established was 
implemented. 

7.24 With regard to cycle parking, a condition is recommended to ensure that cycle parking 
is provided at the property.

Drainage

7.25 It is considered that ensuring adequate drainage is an important part of the 
consideration of this application. In this regard, South Worcestershire Land Drainage 
has recommended that a drainage condition and informative note is applied to ensure 
adequate drainage at the site.  This has therefore been included in the list of conditions 
and the agent has confirmed their acceptance to this pre-commencement condition.



8. Conclusion and planning balance

8.1 The NPPF identifies a series of 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
- Character of the area and streetscene
- Design
- Impact on neighbouring amenity
- Access and highway issues
- Drainage

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 The proposed development would result in some economic benefits; employment 
during construction and upon completion 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.

8.5 In social terms, the proposal is not considered to have an adverse impact on 
neighbouring or future residents’ amenities. In environmental terms, the issue of car 
parking has now raised objection from the Highway Authority. Whilst this would 
normally be a reason for refusing the application, nevertheless there is another equally 
significant material consideration to take into account, namely the fallback position 
established by the certificate of proposed lawful development granted under application 
19/00801/CLPU that I consider weighs in favour of the proposals.  

8.6 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. The adverse impacts of the development do not 
significantly and demonstrably outweigh the benefits.  Overall it is considered that the 
proposals constitute an environmentally, socially and economically sustainable form of 
development that accords with the Framework and the Development Plan as a whole.

9. Recommended Conditions:

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

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

  



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

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

18/126-01 Amended Proposed and Existing Plan
Brief Planning Statement
Revised Planning Statement

Reason: To ensure compliance with the approved scheme.

3. Development shall not take place until a scheme of surface water drainage, which shall 
include proposals for sustainable drainage, (SuDS), has been submitted to, and 
approved in writing by the Local Planning Authority. The approved scheme shall be 
completed before the development is first brought into use, or in accordance with a 
timetable to be submitted to and agreed in writing by the Local Planning Authority. 

Reason: To ensure satisfactory drainage of the site and to prevent the increased risk of 
flooding by ensuring a satisfactory means of surface water disposal.

4. The Development hereby permitted shall not be first occupied until sheltered, secure 
and accessible cycle parking is provided to comply with the Council’s adopted 
Streetscape Design Guide. The cycle storage should be sited within the rear amenity 
space and shall not exceed the size requirements for outbuildings as set out within Part 
1 Class E of the General Permitted Development Order 2015 (as amended). The cycle 
storage shall be retained thereafter and kept available for the parking of bicycles.

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


