
Application Number 20/00088/FUL 

Site Address Land Adjacent to Rose Villa, Nunnery Lane, 

Worcester, WR5 1RG 

Description of 

Development 

Proposed erection of a new 6 bedroom detached dwelling. 

Case Officer Laura Williamson Applicant Mr Jabran Khalid 

Ward Member(s) Nunnery Ward Agent  Nick Carroll 

Reason for Referral to 

Committee 

 

Departure from 

Policy SWDP 38. 

Expiry 

Date 

 31 March 2020 

extended by 

agreement. 

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/20/00088/FUL 

Recommendation 
 

The Deputy Director - Economic Development and 
Planning recommends that the Planning Committee grant 

planning permission, subject to the conditions in section 
9 of the report. 

 
1. Background 

 
 1.1 The application was registered on 4 February 2020 and was due for a decision on 31 

March 2020. An extension of time for the determination of the application has been 

agreed to allow determination by the Planning Committee. 
 

1.2  The application has been referred to the Planning Committee as it constitutes a 
departure from policy SWDP 38 Green Space.  

 

2.       The site and surrounding area  
 

2.1 The application site is located along Nunnery Lane the eastern side of the road adjacent 
to neighbouring property ‘Montana’ to the north of the site and bungalow property 
‘Rose Villa’ to the south of the site. The character of the area is suburban in nature and 

is located within an established residential area characterised by a mix of detached and 
semi-detached dwellings of different architectural designs, set back from the road and 

away from each other, providing a pleasant spacious environment.  It comprises part of 
a large private garden to the side of Rosa Villa and is designated as Green Space within 
the South Worcestershire Development Plan (SWDP) along with nearby land forming 

the rear half of gardens along Nunnery Lane and Spetchley Road which link to 
  Worcester Woods and Nunnery School playing fields.    

 
2.2 Since the submission of the application development has commenced on site for the 

erection of the 4-bedroom property which was allowed at appeal (Ref: 

APP/D1835/W/19/3234549). 

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


 
  

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
Figure 1: Site Location 

3.      The proposals 
 

3.1 The proposal is for the erection of a six-bedroom dwelling within the side amenity 

space of the adjacent bungalow property known as ‘Rose Villa’. Both ‘Rose Villa’ and 
the proposed dwelling are sited within the former amenity space of No. 45 Spetchley 

Road. It is considered that the planning history of the site is relevant when considering 
the current proposals, as a four-bedroom detached dwelling was allowed at appeal 
under application P18G0387. 

 
3.2 The application is accompanied by a full set of plans together with a suite of supporting    

  documents that include: 
 

Proposed and Existing Combined Plan (Superseded) - 1801-P-01f  
Proposed and Existing Combined Plan (Superseded)- 1801-P-01G  
Proposed and Existing Combined Plan (Superseded) - 1801-P-01h  

Proposed and existing Combined Plan (Amended Plan)- 1801-P-01 I  
Design and Access Statement 

CIL Form 
Water Management Statement 
 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2: Proposed Block Plan 

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 4 Moving Around South Worcestershire 
SWDP 6 Historic Environment 

SWDP 21 Design 
SWDP 22 Biodiversity and Geodiversity 

SWDP 25 Landscape Character 
SWDP 27 Renewable and Low Carbon Energy 
SWDP 28 Management of Flood Risk 

SWDP 29 Sustainable Drainage Systems 
SWDP 38 Green Space 

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

2027  
 

4.4 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 

 
4.5 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.  
 

4.6 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. 
 

4.7 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  

 



4.8 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 
 

4.9 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.  

 
 Renewable and Low Carbon Energy SPD 

 
The SPD relates to policy SWDP 27 of the South Worcestershire Development Plan, 

which seeks to promote a percentage of energy requirements on qualifying 
development sites to be provided from renewable energy and/or low carbon sources. 
The policy also requires large scale development to examine the potential for 

decentralised energy and heating networks, and also sets out the policy approach for 
stand alone renewable and low carbon energy schemes (with the exception of wind 

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

 
4.10 LTP4 set out issues and priorities for investment in transport infrastructure, technology 

and services, focussed on supporting travel by all modes. In accordance with national 
and local objectives, a series of local transport-specific objectives are identified in the 
LTP4: 

 
 “To support Worcestershire’s economic competitiveness and growth through 

delivering a safe, reliable and efficient transport network. 
 To limit the impacts of transport in Worcestershire on the local environment, by 

supporting enhancements to the natural environment and biodiversity, investing in 

transport infrastructure to reduce flood risk and other environmental damage, and 
reducing transport-related emissions of nitrogen dioxide, particulate matter, 

greenhouse gases and noise pollution. This will support delivery of the desired 
outcomes of tackling climate change and reducing the impacts of transport on 
public health. 

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

transport and promoting healthy modes of travel. 
 To optimise equality of opportunity for all of Worcestershire’s citizens with the 

desired outcome of creating a fairer society. 

 To enhance the quality of life for Worcestershire’s residents by promoting a 
healthy, natural environment, for people, wildlife and habitats, conserving our 

historic built environment and preserving our heritage assets." 
 

5. Worcestershire County Council Streetscape Design Guide (2018) 

 



4.11 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. 

 
4.12 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. 

 
4.13 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. 
 

6. The New Homes Bonus  

4.14 The ‘New Homes Bonus’ is a Government scheme which is aimed at encouraging local 

planning authorities to grant planning permissions for the building of new homes in 
return for additional revenue. The Government provides additional funding for new 
houses by matching funding the additional council tax raised for new homes with an 

additional amount for affordable homes for six years. Having regard to Section 70 (2) 
of the Town and Country Planning Act 1990, the New Homes Bonus is statutory and a 

local finance consideration in the determination of planning applications. As such, it is a 
material planning consideration. 

 

5. Planning History 

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

 P02J0595 - Erection of 4no detached houses and garages. Refused under delegated 
powers on 28th November 2002. 

 P06G0682 - Erection of 2no three bed bungalows and 2no garages. Refused under 

delegated powers on 17th January 2007. Appeal dismissed on 4th April 2008. 



 P06G0683 - Erection of 1no.3-bed bungalow and garage. Refused under delegated 
powers on 17th January 2007. Appeal dismissed on 4th April 2008. 

 P08G0532 - Erection of 4 bed house and garage to the rear of 45 Spetchley Road. 
Refused under delegated powers on 3rd December 2008.   

 P08G0707 - Erection of 3 bed bungalow to the rear of 45 Spetchley Road. Approved 
by the Planning Committee at the meeting on 23rd July 2009. 

 T08G0043 - Fell Lawson Cypress at 45 Spetchley Road. Refused. (11th July 2008) 

 T08G0059 - Felling of Lawson Cypress to facilitate construction of car turning area.       
Replacement planting with several native trees. Refused. (20th October 2008) 

 P18G0023 - Application for a Lawful Development Certificate for Proposed erection 

of a detached garage. Granted under delegated powers on 9th May 2018. 
 P18G0387 – Proposed erection of a new 4 bed dwelling. Refused. (23rd May 2019). 

Appealed – Allowed at appeal. 

Pre-application Engagement 

None 

  Public Consultation by Applicant 

  None 

5.2 In my opinion, the planning and appeal history of the site is a significant material 
consideration in the assessment of the application.  

 
6.   Consultations 

6.1 Formal consultation, including display of site notices, has been undertaken in respect of 

the application. The following comments from statutory and non-statutory consultees 
and interested third parties have been received in relation to the original and amended 

proposals and are summarised as follows: 

Neighbours and other third-party comments: A number of neighbour objections 
have been received on grounds relating to the following matters: 

- Impact on parking, congestion, and highway safety 

- Impact on wildlife and biodiversity including slow-worms 

- Development within designated green space conflicting with policy SWDP 38 

- Impact on surface water flooding 

- Loss of light/overshadowing to neighbouring property ‘Montana’ 

- Practicality and disruption during construction works 

- Planning conditions and previous planning consents at the site 

- Impact on health of neighbouring residents 

- Proposed dwelling and roof style being out of keeping with the area 

- Habitable room window distance between ‘Rose Villa’ and the proposed dwelling 

- Proposed level of private amenity space for the 6-bedroom dwelling 

 

The following conditions have also been requested in neighbour comments: 
 

- Condition restricting construction times and period for associated roadworks 

- Pre commencement condition to ensure the use of mature hedging 

- Condition requiring a fence to be erected during the maturing period of the hedging. 

 
Worcester City Council Landscape and Biodiversity Adviser:  
 
‘Objection. This area was conditioned to be landscaped in the previous Rosa Villa approval, which 

should be implemented. Secondly despite the garage issue, the garage with lawful certification is 

much much smaller in scale and mass to this large dwelling. Lastly the area remains green 

network so SWDP 38 applies.’ 



 
 

Refuse Management: 
 
‘This property would need space to store 2 x bins 180/240 ltr for refuse and recycling away from 

the public highway and then present them kerbside on the scheduled collection day. 

 

The plan appears to show adequate storage away from the highway’ 

 
Worcestershire County Council (Highway Authority): 

 
The Highways Authority has made a number of comments on the proposals due to the 
amendments made to the parking layout and siting of the dwelling during the course of 

the application.  
 

The most recent comments from the Highways Authority are based on amended plan 
Drawing No: 1801-P-01 I. and are as follows: 
 

‘I’ve been re-consulted on the above site with regard to plan REV I as below on the left, 
which shows an improved layout on the previous plan (h).  However, the 3 spaces are 

not dimensioned and appear too constrained.   
 
The plan on the right is the approved plan and if they were to re-submit this as the 

proposed parking plan, I would have no objection. 
 

Rev I                                                                                                                                                    Approved parking 

layout                                                                                                                                                

 

 

 

 

 
 

 
 
 

 
 

 
 
 

 
 

 
Archaeological Officer: 
 
‘The area has a general potential for archaeological remains of all periods, and a specific 

potential for remains associated with Civil War fighting. The application site is however quite 

limited in extent. I recommend an archaeology access condition.  

 

Recommendation: CE13 Archaeology access (unencumbered recording) (1 day)’. 

 

Planning Policy: 
 



‘The site currently has planning permission for a detached dwelling (P18G0387) as allowed on 

appeal (APP/D1835/W/19/3234549). 

 

This planning application seeks approval for a detached dwelling with an increase in the height to 

two storeys. 

 

The site benefits from a certificate of lawfulness for a large detached garage/annexe which 

formed the basis for the allowed appeal decision in relation to the proposed dwelling being of a 

similar footprint. 

 

The site is in conflict with SWDP 38 but owing to the certificate of lawfulness above, the principle 

of development on the site was established as an outcome of the appeal. 

 

In terms of the proposed increase in height of the dwelling, the appeal decision at paragraph 22 

states: 

 

“It is not however necessary to control extensions to the roof, as suggested by the Council as this 

would be unlikely to impact on this designation. Furthermore, I find that the justification for 

restricting new boundary treatments is not sufficient to necessitate attaching restrictive 

conditions.” 

 

Other policy considerations 

 

SWDP 21 – ‘Design’ requires all new development to be of a high quality design which integrates 

effectively with its surroundings, in terms of form and function, whilst also reinforcing local 

distinctiveness. 

 

The policy requires these matters to be addressed through a Design and Access Statement. This 

should cover (amongst other criteria): siting and layout, relationship to surroundings and to other 

development, neighbouring amenity, scale, height and massing, flexible design, links, 

connectivity and access, and creating a safe and secure environment. 

 

SWDP 27 – ‘Renewable and Low Carbon Energy’ states under part A ‘Incorporating Renewable 

and Low Carbon Energy into New Development’ that to reduce carbon emissions and secure 

sustainable energy solutions, all new developments over 100 square metres gross or one or more 

dwellings should incorporate the generation of energy from renewable or low carbon sources 

equivalent to at least 10% of predicted energy requirements, unless it has been demonstrated 

that this would make the development unviable. 

 

The Renewable and Low Carbon Energy SPD (July 2018) provides further guidance as to how the 

requirements of SWDP 27 should be applied. 

 

Compliance with SWDP 27 could be achieved via a condition prior to the commencement of 

development. 

 

SWDP 29 – ‘Sustainable Drainage Systems’ requires all development proposals (as appropriate to 

their nature and scale) to, amongst other criteria, demonstrate through a Water Management 

Statement that site drainage and runoff will be managed in a sustainable and co-ordinated way 

that mimics the natural drainage network. Part iv further states that for proposals on a greenfield 

site, the post-development surface water run-off rate will not increase. 

 

SWDP 30 – ‘Water Resources, Efficiency and Treatment’ requires all development proposals to 

demonstrate that there are or will be adequate water supply and water treatment facilities in 

place to serve the whole development. 

For housing proposals, it must be demonstrated that the daily non-recycled water use per person 

will not exceed 110 litres per day. 

 

Conclusion 

 

Having regard to the appeal decision, and subject to compliance with the policy considerations 

outlined above, there is no objection to this planning application from a planning policy 

perspective.’ 

 



 
South Worcestershire Land Drainage Partnership:  

 
Initial comments were received from South Worcestershire Land Drainage Partnership 

on 11th February 2020 as follows:  
 

‘The Applicant has stated soakaway on the application form and in the Water Management 

Statement the Applicant includes water butts at downpipe positions and permeable paving. 

 

The use of soakaways is acceptable in principle subject to site and ground conditions being 

suitable. Reference to a soils map reveals that ground conditions at this location are unlikely to 

be suitable for infiltration drainage methods, so options for a nil-infiltration drainage strategy 

should also be considered. There may be insufficient space in the site layout available to 

accommodate soakaways with the required minimum clearances to buildings, site boundaries 

and any root protection zones, without affecting any existing drainage systems that serve 

present buildings. 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 roof and paved areas, so that the 

proposed total rate and volume of run-off from the site is no greater than greenfield run-off 

rates and volume. Refer to the former EA Surface Water Management Advice Note for 

Worcestershire and the latest EA advice on climate change allowances (+40%). I recommend 

that the following conditions are attached to any planning permission granted for this 

application:  

 

Condition: No development shall take place until a percolation test has been carried out in 

accordance with BRE Digest 365, or such other equivalent guidance as may be agreed in writing 

by the Local Planning Authority. The results of the percolation test shall be submitted to and 

agreed in writing by the Local Planning Authority. 

 

If the percolation test results show that ground conditions are unsuitable for some, or all, types 

of infiltration device then an alternative method of surface water disposal will need to be 

submitted for approval. The agreed recommendations shall be implemented in full prior to the 

first occupation of the development.  

 

Reason: To ensure that the site can be adequately drained.  

 

Condition: No development shall take place until details on the location of any proposed 

soakaway have been submitted to and agreed in writing by the Local Planning Authority. Any 

soakaway should be located no less than 5m from any building or sub-structure and 2.0m from 

a site boundary. If soakaway drainage is not possible on this site, an alternative method of 

surface water disposal should be submitted for approval. The 

agreed recommendations shall be implemented in full prior to the first occupation of the 

development.  

 

Reason: To ensure that the site can be adequately drained.  

 

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).’ 

 

Further comments were received from South Worcestershire Land Drainage on 30th July 
2020 regarding revised plans: 
 

‘Thank you for your re-consultation request regarding amended information submitted by the 

Applicant since my previous comments dated 11th February 2020. I also note the 

representations submitted by neighbouring residents since then. I have the following 

comments to add to those I previously made and my recommended conditions still stand. 

 



I think it most likely that percolation tests will show that infiltration on this site will be 

unsuitable and the Applicant is recommended to take heed of the advisory note at the end of 

my previous comments and make an early approach to STWL with respect to their requirements 

for an attenuated discharge to a sewer.  

 

There are two public surface water sewers shown on the STWL Sewer Map, in the highway. 

Reference to surface water mapping and the EA flood maps for surface water (FMfSW) used in 

the South Worcestershire SFRA (Dec. 2012) indicate 200yr ?shallow? flood risk across the north 

part of the site where part of the proposed dwelling footprint is located. The updated version of 

these maps, (uFMfSW), published by the EA in December 2013 https://flood-

warninginformationservice.gov.uk/long-term-flood-risk indicates 1000yr (?low?) flood risk.  

 

Overall, this equates to a residual flood risk - the risk remaining after the SuDS approach has 

been applied in accordance with the requirements of the NPPF and NPPG. Other layers on the EA 

maps indicate the depth and velocity for such event flows, in this case flood depth is 

indicated to be <0.3m but with flow velocities indicated to be >0.25m/s.  

 

Planning applications that involve an intensification of use with additional residential units 

should consider safe access as a risk and ensure that appropriate measures are in place, such 

as setting suitable minimum ground floor levels, in the detailed design. From a flood risk 

aspect, making space for water, the preferred position for the proposed building footprint is 

further to the south, similar to where the previously approved garage outline is shown on 

the plan.’  

 

Further comments were received from South Worcestershire Land Drainage Partnership 
on 11th August 2020 as follows: 
 
‘Thank you for your re-consultation request regarding amended information submitted by the 

Applicant since my previous comments dated 30th July 2020. The amended information 

provided by the Applicant contained no additional detail on the proposed means of disposal for 

surface water from this development. My previous comments and recommended conditions still 

stand and are in addition to Appeal Condition 3, set out in the Planning Inspectorate Decision 

Notice dated 8th January 2020, which logically follows them.’. 

 
Final comments were received on 3rd September 2020 regarding revised plan Drawing 
No: 1801-P-01 I: 

 
‘Thank you for your re-consultation request regarding amended information submitted by the 

Applicant since my previous comments dated 11th August 2020. The amended information 

provided by the Applicant - Drawing Numbered 1801-P-01 rev.I - does not include any new 

information on the proposed means of disposal for surface water. So many revisions of this plan 

since my original comments on revision d back in February, the only apparent change being the 

creep northwards of the proposed dwelling position to a point now where the clear distance to 

the neighbouring existing house (Montana) is only about a third of that for the former approved 

garage footprint. At revision f it was about a half of that distance. Whilst the flood risk from 

surface water is indicated to be low, should such surface flow occur, its route eastwards will be 

restricted by the close proximity of the new dwelling and exacerbate the risk of surface water 

collecting at the front of this and the existing neighbouring properties.’ 

 

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.  

6.3 In assessing the proposal due regard has been given to local residents’ comments as 

material planning considerations. Nevertheless, I am also mindful that decisions should 
not be made solely on the basis of the number of representations, whether they are for 
or against a proposal. The Localism Act has not changed this, nor has it changed the 

advice that local opposition or support for a proposal is not in itself a ground for 
refusing or granting planning permission unless it is founded on valid planning reasons. 



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 must be assessed and the benefits 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: 
- construction jobs for the period of construction 

 

 2.  The social role: 
  - residential amenity 

 - provision of a new dwelling house 
 

 3.  The environmental role: 

 - design and appearance 
 - impact on green space 

  - drainage and surface water flooding 
   - biodiversity and protected species 

     - access, car parking and highway safety 
     - energy conservation. 
     - archaeology 

          
  These issues will now each be considered in turn.  

 
  The Principle of Development 
 

7.2 As the proposal is for a new dwelling located within an existing residential area, it is 
considered that the principle of the development would not in itself be discordant to the 

existing land uses of the surround area. However, as the site is located within an area 
of designated Green Space, the development is contrary to SWDP 38 of the South 
Worcestershire Development plan. When considering this application, I consider that 

the planning history and appeals history is a significant material consideration in the 
assessment of the current proposals. 

7.3 P18G0023  

Proposal - Application for a certificate of lawful Development for the erection of a 
detached garage outbuilding.  

As the proposed works constituted permitted development, the City Council were 
required to issue a lawful development certificate for the erection of a detached garage 

outbuilding. The certificate was issued on 9th May 2018. 

7.4 P18G0387 

Proposal - Erection of a new 4-bedroom detached dwelling.  

This application was refused at the Planning Committee at the meeting of the 23rd May 
2019 for the following reason: 

‘South Worcestershire Development Plan Policy 38 states that development of Green 
Space will not be permitted other than in exceptional circumstances.  



This is consistent with the requirement to plan positively for the creation, protection, 
enhancement and management of networks of biodiversity and green infrastructure set 

out in Paragraph 114 of the Framework. 

In the opinion of the Local Planning Authority, the proposal would result in the erection 

of a dwelling house, along with associated driveway access, parking and turning, within 
an area designated Green Space. The proposed dwelling would be a prominent building 
within a sensitive, open location and would result in the loss of some Green Space to 

development and would amount to an intrusion of built form into an area of openness 
which would unacceptably harm the character and appearance of the surrounding area. 

Exceptional circumstances which would justify the loss of this area of Green Space 
have not been demonstrated and the proposal would thereby also be contrary to policy 
SWDP 38 of the South Worcestershire Development Plan the aims and interests that 

the National Planning Policy Framework seeks to protect and promote with regard to 
the protection, enhancement and management of networks of biodiversity and green 

infrastructure.’ 

7.5 Appeal Reference - APP/D1835/W/19/3234549 

The decision to refuse planning permission for application P18K0466 was subsequently 

appealed; this appeal was allowed on the 26th July 2019. A copy of the appeal decision 
is attached as Appendix 1. As such, I consider that the principle of residential 

development of the site has been established by this appeal decision. 

It is important to note that in condition 2 of the appeal decision the Inspector listed the 

three following approved plans which show the development in different layouts: 

The approved plans are as follows: 1801-P-01, 1801-P-01a and 1801-P-01c 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

Drawing No: 1801-P-01 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Drawing No: 1801-P-01c 

 

Drawing No: 1801-P-01a 

 



Sustainable Development  

1. The economic role 

  
7.6 In the short term the proposal would see the creation of construction jobs for the 

 construction period of the project together with some on-going opportunities for the 
provision of goods and services, and there would be an on-going contribution to the 
local economy from the occupation of the proposed dwelling as a family home. Upon 

completion, the development would also attract a New Homes Bonus payment. On 
balance, I consider that in overall terms the economic benefits of the proposal weigh in 

favour of the application. 

 2. The social role  

7.7 The key aim is to provide a new six-bedroom dwelling house. 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. 

Impact on neighbouring amenity 

7.8 The site lies adjacent to residential properties located within both Nunnery Way and 
Spetchley Road. 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.  

7.9 The following neighbour concerns have been expressed with regards to amenity: 

- Loss of light/overshadowing to neighbouring property ‘Montana’ 
- Practicality and disruption during construction works 

- Impact on health of neighbouring residents 
- Habitable room window distance between Rose Villa and the proposed dwelling 

 

Loss of light/ Overshadowing 

7.10 To assess the impact on loss of light, the application has been considered against the 

South Worcestershire Design Supplementary Planning Document. This contains 
‘General Design Principles for Extensions’ (p55) and includes guidance regarding the 
impact of extensions on daylight and sunlight. In this respect, 45° and 25° code light 

assessments are undertaken (p60 refers). The tests relate to the impact of 
development in relation to habitable room windows of neighbouring properties and are 

used to assess the nature and extent of how proposed extensions to an existing 
property might affect the outlook from or daylight to a nearby house or flat.  

7.11 The Code aims to provide a fair balance between the wishes of those who want to build 

and the people who live next door. The 45° code works by drawing an imaginary 
vertical line at an angle of 45° from the mid-point of the nearest habitable (normally 

excludes bathrooms, halls, landings and garages) room window which would be 
affected by a proposed extension. The plane connecting the two lines is then tilted to 
an angle of 25° above the horizontal from the mid-point line of the lowest window, or 

1.6 metres from ground level in the case of ‘French windows’ or patio doors. Extensions 
should be designed so as not to cross either the 45° line or the 25° rising line. The 

tests are applied as primary and secondary tests on the basis that if the 45° code test 
is met it follows that the 25° code will be satisfied. 



7.12 Due to the siting of the dwellings there is not a breach of the 45° code from the 
nearest habitable room windows of neighbouring properties. Whilst it is considered that 

the proximity of the dwelling to the boundary of neighbouring property ‘Montana’ may 
have an impact on the amount of light within the side elevation,  as there are no 

habitable room windows within this elevation the proposed dwelling does not fail the 
45° and 25° light assessment tests. It is therefore considered that the proposed 
dwelling would not have a more significant detrimental impact on loss of light than the 

previously allowed appeal scheme. 

Scale and massing of the proposed dwelling 

7.13 A number of significant concerns have been raised by neighbouring properties with 
regard to the impact of the scale and massing of the proposed dwelling, particularly 
with regard to neighbouring property ‘Montana’ and the rear gardens of No. 45 and 47 

Spetchley Road.  

7.14 Initial concerns were expressed by Officers with regard to the impact of the scale and 

massing of the dwelling. To mitigate this impact, the dwelling has been amended to 
include a hipped roof design which was originally gable ended. This therefore means 
that the dwelling now slopes away at eaves height. Whilst I note that there is an 

increase in ridge height of the proposed dwelling from the previously allowed appeal 
scheme, nevertheless it is considered that the overall impact of the scale and massing 

is slightly reduced due to the hipped roof design. 

7.15 Whilst I note that the perceived scale and massing would have an impact on 

neighbouring amenity it is however considered that the current scheme, as amended, 
would not have a more significant overbearing and over dominant impact than that of 
the approved appeal scheme. 

Impact on health of neighbouring residents 

7.16 Concerns have been raised that the proposal would harm the health and living 

conditions of neighbouring occupiers. However, given its siting and the position of first 
floor windows there would not be unacceptable loss of privacy to nearby properties or 
their gardens as a result of the development. Moreover, any noise associated with the 

development would be residential in nature and so would not be unacceptable in this 
residential area. It is therefore considered that the proposal would not adversely affect 

the health of nearby occupiers or result in harm to their living conditions. 

Construction traffic and noise 

7.17 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 construction 
works, 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. 

7.18 I am sympathetic to the concerns of neighbouring residents with regards to disruption 

during the erection of the proposed dwelling. However, it is considered that this would 
not be to an unacceptable level. 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, which would be temporary in nature. With regard to potential 

mitigation measures through a condition restricting the hours of construction work I am 
mindful of the Inspector’s conclusions on this matter in which he stated: ‘Given the 

scale and nature of the proposal a condition restricting the hours of construction work 
being carried out is not reasonable’. 



 

Level of amenity for occupants of the proposed dwelling 

7.19 Neighbour concerns have been expressed with regard to the proposed amount and 
quality of amenity space for the occupants for the proposed dwelling. In this regard, 

the proposal would provide the proposed dwelling with an area of private amenity 
space at the expense of the garden area currently available to the host dwelling, ‘Rose 
Villa’, which would be reduced accordingly and appear small in comparison with those 

to neighbouring properties in Spetchley Road and along Nunnery Lane. Much of the site 
would also be taken up with the access, car parking spaces and manoeuvring areas. 

7.20 The South Worcestershire Design Guide SPD provides guidance on standards for 
private amenity space in relation to residential extensions rather than new dwellings, 
nevertheless, it provides useful guidance for this aspect of the development proposals.  

The SPD states that garden space should be compatible with the overall size of the 
property, for normal domestic activities, such as bin storage, clothes drying, sitting out 

and play space. This space should enjoy a high degree of privacy from surrounding 
gardens or properties, the public street and from any other public places. In order to 
ensure that a usable garden space is retained a standard of 20 sq. metres per bedroom 

(inc. rooms identified as study/hobby rooms at first floor levels) is sort. A 6-bedroom 
dwelling would therefore require an area of private amenity space measuring 120m². 

The submitted scheme has a private amenity space which measures approximately 
198.6m². It is therefore considered that the proposed level of amenity space would be 

sufficient in comparison with the appeal scheme and, in my opinion, the degree of 
activity likely to be generated by occupiers would be unlikely to pose a significant 
threat to neighbours’ ability to enjoy using either their own houses or gardens. 

3. The environmental role 

Design 

7.21 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. 

Character of the area and the street scene 

7.22 Neighbour concerns have been expressed with regard to the impact of the proposed 

dwelling on the character of the area, in particular it was considered that the proposed 
dwelling and roof style is out of keeping with the area. 

7.23 It is considered that the built form would contribute acceptably to the local character 

and street scene. However, I do have concerns with regards to the impact of the 
dwelling on landscape character and the openness of the green space. Nevertheless, it 

is considered that the appeal decision which allowed the erection of a 4-bedroom 
detached dwelling at the site significantly changes the character of the street scene. As 
this fallback position was also deemed by the appeal Inspector to be a significant 

material consideration in his assessment, it is considered that the proposed alterations 
to the dwelling would not generate a more significant detrimental impact on the 

character of the area than the allowed 4 bedroom dwelling. 

7.24 To ensure that the proposed materials contribute acceptably to the local character and 
street scene, a condition is recommended to ensure that samples of the proposed 

materials are submitted and approved in writing by the Local Planning Authority. 

Access and Highway Safety 



7.25 Neighbour concerns have been expressed with regards to the impact of the proposed 
dwelling on parking congestion and highway safety. 

7.26 In this regard, I note the comments of the Highways Authority in reference to the 
proposed parking layout Drawing No: 1801-P-01 I. However, I also note that the 

proposed parking spaces measure  2.4 metres by 4.8 metres which is the minimum 
size standard set out within the Worcestershire County Council Streetscape Design 
Guide. Nevertheless, it is also noted that the Streetscape Design Guide states that for 

residential development circulation space around the vehicle is needed so dimensions 
increase to 3.2m x 6m.  

7.27 Whilst I note that there is a shortfall in parking space size, it is considered that the 
reduced parking area allows for a reduced amount of grasscrete on the site, allowing 
for more areas to be grassed. In this particular case, it is considered that the reduced 

area of grasscrete surfacing would improve the proposals both visually and in terms of 
biodiversity. 

7.28 It is also considered that the area of car parking proposed would allow for adequate 
turning to allow vehicles to enter and exist in a forward gear.  

7.29 In my assessment, I am also mindful of the fallback position established by the extant 

permission on the site which lists 3 approved plans which shows the parking in various 
different locations on the site but of similar dimensions. In this respect, the Highway 

Authority had no objection to the parking layout shown on approved drawing no: 1801-
P-01c. 

Biodiversity  

7.30 Neighbour concerns have been expressed with regards to the impact of the proposals 
on protected species and in particular slow-worms.  

7.31 The National Planning Policy Framework seeks to ensure that the planning system 
contributes to and enhances the natural and local environment by, amongst other 

matters, recognising the wider benefits of ecosystem services and minimising impacts 
on biodiversity and providing net gains in biodiversity where possible. In addition, the 
Framework seeks to ensure that development proposals incorporate measures for 

biodiversity enhancement. Similarly, policy SWDP 22 seeks to protect wider 
biodiversity and is consistent with the Framework in so far as the planning system is 

required to perform an environmental role in protecting and enhancing the natural 
environment. 

7.32 In this respect, advice was sought from the Landscape and Biodiversity Advisor, 

Worcestershire County Council Ecology Officer and Wildlife Trust, to assess the 
potential impact on ecology. In this respect, a Preliminary Ecological Assessment was 

requested and then a reptile survey if the ecologist considered one was necessary.  

7.33 However, this was not forthcoming before site clearance and preparation works were 
commenced to facilitate the implementation of the extant permission granted at 

appeal. As such, it was determined by the Local Planning Authority that the survey 
would not return any meaningful results due to the cleared condition of the site. 

7.34 Nevertheless, the Natural Environment and Rural Communities Act 2006 requires that 
“Every public authority must, in exercising its functions, have regard, so far as is 
consistent with the proper exercise of those functions, to the purpose of conserving 

biodiversity.” Further, The Conservation of Habitats and Species Regulations 2010 
(Habitats Regulations 2010), Regulation 9(5) provides that “a competent authority, in 

exercising any of their functions, must have regard to the requirements of the Habitats 
Directive so far as they may be affected by the exercise of those functions”.  



A Local Planning Authority is a competent authority for the purpose of these regulations 
and is exercising a function in deciding whether or not to grant a planning permission. 

7.35 Whilst I appreciate that the site is currently under construction, nevertheless, slow 
worms are protected against killing, injuring and sale, therefore the applicant is obliged 

to adhere to the requirements set out in the following legislation:  

- Bern Convention 1979: Appendix III 
- Wildlife & Countryside Act (as Amended) 1981: Schedule 5 

- Countryside Rights of Way Act 2000 (CRoW 2000) 
 

7.36 Following an amendment in 1988 of the Wildlife & Countryside Act 1981, part of 
Section 9(1) and all of Section 9(5) apply to the slow-worm’s listing on Schedule 5 of 
the Act. Consequently, under parts of Section 9(1) slow-worms are protected against 

intentional killing and injuring but not ‘taking’. Under Section 9(5) it is an offence to 
offer for sale, transport for sale, advertise for the purpose of trading any live, dead, 

part, or derivative of, slow-worms. Section 9 applies to all stages in their life cycle. 

7.37 The agent has also been informed in writing of the above obligations. 

Landscaping 

7.38 Whilst it is considered that the site undeveloped would likely to have a higher 
biodiversity value, nevertheless as a 4 bedroom dwelling has been allowed by appeal 

on the site, it is considered that the changes to the dwelling as part of this application 
would not generate a more significant detrimental impact on landscaping than the 

approved 4 bedroom dwelling. The proposals also include soft landscaping, including 
new trees and hedgerows. It is considered that such features would also be likely to 
provide habitats and support a number of species. 

7.39 To ensure than an appropriate landscaping scheme is implemented on site a condition 
has been recommended to ensure that prior to the first occupation of the new dwelling 

the soft landscaping works shall be carried out in accordance with the details that have 
first been submitted to and agreed in writing by the Local Planning Authority. The 
submitted details shall include planting plans, trees to be retained, written 

specifications (including cultivation and other operations associated with plant and 
grass establishment); schedules of plants noting species, plant supply sizes and 

proposed numbers/densities. 

7.40 I also note the concerns expressed by neighbouring properties with regard to the 
ability for the landscaping and trees to survive on the site. In this regard, a condition is 

recommended to ensure that if any trees or plants detailed in the approved 
landscaping scheme die, are removed or become seriously damaged within a period of 

5 years from the completion of the development they shall be replaced in the next 
planting season with others of similar size and species. 

Renewable and Low Carbon Energy 

7.41 I am mindful of the comments of the Planning Policy Team in relation to the 
requirements of SWDP 27: 

7.42 SWDP 27 – ‘Renewable and Low Carbon Energy’ states under part A ‘Incorporating 
Renewable and Low Carbon Energy into New Development’ that to reduce carbon 
emissions and secure sustainable energy solutions, all new developments over 100 

square metres gross or one or more dwellings should incorporate the generation of 
energy from renewable or low carbon sources equivalent to at least 10% of predicted 

energy requirements, unless it has been demonstrated that this would make the 
development unviable. 



7.43 The Renewable and Low Carbon Energy SPD (July 2018) provides further guidance as 
to how the requirements of SWDP 27 should be applied. 

7.44 Measures such as thermal upgrades, window and door specifications, energy efficient 
lighting, etc. are energy efficiency measures, but do not generate energy. Energy 

efficiency measures therefore do not count towards meeting the requirement in SWDP 
27 for renewable or low carbon sources to secure at least 10% of predicted energy 
requirements. 

7.45 It is considered that compliance with the minimum 10% requirement of SWDP 27 could 
be achieved via a condition if the application was approved. 

Flooding and Drainage 

7.46 Neighbour concerns have been expressed in relation to drainage and the impact that 
the proposed dwelling may have on surface water flooding. In this regard South 

Worcestershire Land Drainage Partnership has been consulted on the proposals and has 
recommended that the following conditions are applied to the application: 

Condition: No development shall take place until a percolation test has been carried out in 

accordance with BRE Digest 365, or such other equivalent guidance as may be agreed in writing 

by the Local Planning Authority. The results of the percolation test shall be submitted to and 

agreed in writing by the Local Planning Authority. 

 

If the percolation test results show that ground conditions are unsuitable for some, or all, types 

of infiltration device then an alternative method of surface water disposal will need to be 

submitted for approval. The agreed recommendations shall be implemented in full prior to the 

first occupation of the development. 

 

Reason: To ensure that the site can be adequately drained.  

 

Condition: No development shall take place until details on the location of any proposed 

soakaway have been submitted to and agreed in writing by the Local Planning Authority. Any 

soakaway should be located no less than 5m from any building or sub-structure and 2.0m from 

a site boundary. If soakaway drainage is not possible on this site, an alternative method of 

surface water disposal should be submitted for approval. The 

agreed recommendations shall be implemented in full prior to the first occupation of the 

development.  

 

Reason: To ensure that the site can be adequately drained.  

 

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).’ 

 

7.47 The South Worcestershire Land Drainage Partnership has also expressed that the 

preferred siting of the dwelling from a flood risk aspect would be further to the south of 
site similar to the siting of the detached garage certified as permitted development 

under application P18G0023.  

7.48 Whilst I note the preference for this siting, I am however mindful of the fallback 
position established by the recent appeal at the site which consents the erection of a 4-

bedroom detached dwelling in the same siting. With regard to the recommended 
conditions, as development has commenced on site for the erection of the 4-bedroom 

dwelling it is considered that applying a pre-commencement drainage condition would 
be unenforceable.  



7.49 I am also mindful that the drainage conditions applied by the Inspector are ‘prior to 
occupation’ rather than ‘pre-commencement’ conditions, meaning that they will need to 

be discharged before the dwelling is occupied rather than before development is 
commenced. In light of this fallback position, it is therefore considered that applying 

the same drainage conditions as applied by the Inspector would be appropriate. 

Archaeology 

7.50 Comments have been received from the Archaeological Officer stating that the area has 

a general potential for archaeological remains of all periods, and a specific potential for 
remains associated with Civil War fighting. It was however noted that the site is quite 

limited in extent. The Archaeology Officer has recommended the following condition: 
‘Twenty one days before any development is commenced resulting in any excavation 
within the site, written notice shall be given to the local planning authority, whereupon 

the local planning authority shall, within 21 days of receipt of such notice, specify in 
writing to the developer which persons authorised by the local planning authority shall 

be allowed access to the site whilst any excavations are in progress for the purpose of 
archaeological investigation.  This access shall allow for a period of up to one day for 
unencumbered archaeological recording to take place within the trenches if in the 

opinion of the City Archaeological Officer features of interest are revealed.’ 
 

7.51 However, as construction works have commenced in respect of the allowed appeal 
scheme, I consider that it is unreasonable to attach the recommended archaeological 

condition. Indeed, I note that the Inspector did not attach any archaeology conditions 
either.  

Other Matters 

Conditions of Previous Planning Applications 

7.52 The comments regarding the condition on the original permission for Rose Villa for the 

provision of an orchard on the site are noted, however as members will appreciate that 
there is now an extent permission on the site for a 4 bedroom dwelling, this will 
therefore preclude provision of orchard planting.  

Neighbour Consultation 

7.53 Concerns from neighbouring properties have been expressed with regards to the lack of 

consultation on plan Drawing No: 1801-P-01c. Whilst I note these concerns, 
nevertheless as the application was allowed by the Planning Inspectorate this matter is   
out of the control of the Local Planning Authority.  

Septic Tank 

7.54 With regard to the removal of foul water, it has been confirmed that the proposed 

dwelling and adjacent ‘Rose Villa’ will be connected to the mains sewers. A number of 
concerns have also been expressed by neighbouring properties in relation to the 
removal of septic tanks on the site. However, this is covered by other legislation and it 

is not a determining factor in this case. 

8. Conclusion and planning balance 

8.1 The NPPF identifies a series of the components that are considered critical to achieving 
sustainable development. In my opinion, the above assessment of the planning 
application proposals against the planning policy framework demonstrates that the 

application responds to, and is in accordance with, the requirements of the adopted 
planning policy within the development plan and material considerations relevant to the 

determination of the application. 



8.2 Whilst the assessment is not an exhaustive list of all policies that are potentially 
applicable to this site, it seeks to address how the proposals respond to the key 

planning criteria in the planning policy framework against which the planning 
application will be determined. 

8.3 The Council can currently demonstrate a 7-year housing land supply, and therefore, its 
relevant housing policies are not out of date. Where a development is found to be 
sustainable development, a presumption in favour applies. In accordance with Policy 

SWDP1 the decision taker should grant planning permission for such developments, 
unless material considerations indicate otherwise or, where specific policies in the 

Development Plan or material considerations indicate development should be 
restricted. 

8.4 This development would assist in a minor way to 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. This is a factor in support of the 

development to which substantial weight should be attached. 

8.5 The proposed development would result in some economic benefits; employment 
during construction and thereafter upon the occupation of the dwelling 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 be in favour of 

granting planning permission. 

8.6 With regard to the social role, the delivery of 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.  

8.7 In respect of potential adverse impacts, the proposal has generated a high number of 

objections and many of these focus around the impact on amenity, the loss of green 
space, impact on protected species, impact of parking and congestion, the impact on 

surface water flooding and foul water disposal, impact on the character of the area, 
potential disruption during construction works and conditions on previous planning 
applications. These are significant concerns which are to be given appropriate 

weighting in the determination of this application. 

8.8 As the proposed dwelling is located within an area of designated green space, it is 

therefore contrary to policy SWDP 38. This is a substantial factor that I give substantial 
weight to. However, the siting of the development needs to be balanced against other 
factors including the extant permission for a detached 4-bedroom dwelling at the site. 

Whilst I note that the proposed 6-bedroom dwelling would be taller than the previously 
approved 4 bedroom dwelling, it is considered that its impact on the openness and 

spaciousness of the area would not be significantly greater than the appeal scheme.  

8.9  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, whilst it is 
considered that the decision is finely balanced, 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 taking into account 
the considerable importance and weight to be given to the loss of green space, impact 

on neighbouring amenity, impact on protected species, impact of parking and 
congestion, impact on surface water flooding and foul water disposal, impact on the 

character of the area and potential disruption during construction works, it is 
considered that 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 
 

                1801-P-01 I (Amended Proposed and Existing Combined Plan) 
                Design and Access Statement 

                Water Management Statement 
 

Reason: To ensure compliance with the approved scheme. 
 

3. Prior to completion of the development, supporting evidence and details of 

renewable and/or low- carbon measures proposed to meet the requirements for 
10% of proposed energy use to be met through on-site measures shall be 

submitted to and approved in writing by the Local Planning Authority. The 
development shall not be undertaken other than in full accordance with such 
approved details and retained as such thereafter. 

 
Reason: Insufficient details were submitted for these matters to be fully and 

properly considered in respect of the approval hereby granted and policies SWDP21 
and SWDP27 of the South Worcestershire Development Plan and the aims and 
objectives of the National Planning Policy Framework. 

 
4. The development hereby approved shall not be occupied until the access including 

visibility splays, turning area and parking facilities including cycle parking shown on 
Drawing No. 1801-P-01d have been provided. These areas shall thereafter be 
retained and kept available for their respective approved uses at all times. 

 
Reason: In the interests of highway safety and to ensure the free flow of traffic 

using the adjoining highway 
 

5. Prior to their implementation as part of the development hereby approved, samples 

of external facing, roofing and surfacing materials shall be submitted to, and 
approved in writing by, the Local Planning Authority. The development shall 

thereafter be carried out in accordance with the agreed materials. 
 
Reason: To ensure that the new materials are in keeping with the surroundings and 

represent quality design in accordance with policy SWDP21 of the South 
Worcestershire Development Plan. 

 
6. Prior to the first occupation of the new dwelling the soft landscaping works shall be 

carried out in accordance with the details that have first been submitted to and 

agreed in writing by the local planning authority. The 
submitted details shall include planting plans, trees to be retained, written 

specifications (including cultivation and other operations associated with 



plant and grass establishment); schedules of plants noting species, plant 
supply sizes and proposed numbers/densities. 

 
Reason: To maintain the visual and environmental quality of the site and 

surrounding area in accordance with policies SWDP21 and SWDP25 of the South 
Worcestershire Development Plan and aims and objectives of the National Planning 
Policy Framework. 

 
7. Should any trees or plants detailed in the approved landscaping scheme die, be 

removed or become seriously damaged or diseased they shall be replaced in the 
next planting season with others of similar size and species. 
 

Reason: To maintain the visual and environmental quality of the site and 
surrounding area in accordance with policies SWDP21 and SWDP25 of the South 

Worcestershire Development Plan and aims and objectives of the National Planning 
Policy Framework. 

 

8. The dwelling hereby permitted shall not be occupied until surface water drainage 
works shall have been implemented in accordance with details that shall first have 

been submitted to and approved in writing by the local planning authority. Before 
any details are submitted to the local planning authority an assessment shall be 

carried out of the potential for disposing of surface water by means of a sustainable 
drainage system, having regard to Defra's non-statutory technical standards for 
sustainable drainage systems (or any subsequent version), and the results of the 

assessment shall have been provided to the local planning authority. Where a 
sustainable drainage scheme is to be provided, the submitted details shall: 

 
 provide information about the design storm period and intensity, the method 

employed to delay and control the surface water discharged from the site and 

the measures taken to prevent pollution of the receiving groundwater and/or 
surface waters; 

 include a timetable for its implementation; and, 
 provide, a management and maintenance plan for the lifetime of the 

development which shall include the arrangements for adoption by any public 

authority or statutory undertaker and any other arrangements to secure the 
operation of the scheme throughout its lifetime. 

 
Reason: 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 and SWDP29 of the South Worcestershire 
Development Plan. 

 
9. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 1995 (or any other order revoking and re-enacting 

that Order with or without modification), no extensions, roof enlargements, 
external alterations or outbuildings shall be erected or carried out at the site 

without the express consent of the Local Planning Authority. 
 
Reason: For the avoidance of doubt and to secure a satisfactory form of 

development in accordance with policy SWDP21 of the South Worcestershire 
Development Plan and aims and objectives of the National Planning Policy 

Framework. 

 


