
Application Number 20/00424/FUL 

Site Address 79 Waterworks Road, Worcester, WR1 3EZ 

Description of 

Development 

Proposed balcony and alterations to front with canopy to 

front entrance 

Case Officer Sally Watts Applicant Mr S Deakin 

Ward Member(s) Arboretum Ward Agent Mr J Greybanks 

Reason for Referral to 

Committee 

 

Departure from 

development plan 

Expiry 

Date 

 31 August 2020 

extended by 

agreement to 28th 

September 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/20/00424/FUL 

Recommendation 
 

The Deputy Director - Economic Development and 
Planning recommends that the Planning Committee 
grant planning permission, subject to the 

conditions set out in section 9 of this report. 

 
1. Background 
 

 1.1 The application was registered on 6 July 2020 and was due for a decision on 31 August 
2020. An extension of time has been agreed until 28th September 2020 to allow for the 

Planning Committee to determine the application.  
 

1.2  The application has been referred to the Planning Committee in accordance with the 

adopted Scheme of Delegation as it is a departure from the South Worcestershire 
Development Plan.  

 
2.       The site and surrounding area 
 

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


 
  Figure 1. Site location plan 

 
2.1 The site is located to the northern boundary of Pitchcroft, as you enter Waterworks 

Road. The site is separated from the River Severn by a a row of terraced houses  as 
shown in figure 1.  
 

 
    Figure 2. Plan showing site constraints 
 

2.2 There are several constraints relating to the site. These are;  

 Flood zone 3, Flood alert and flood warning area. 
 SWDP – SWDP 28 (Flood Risk) Red Policy Area (in red above) 

 Riverside Conservation Area 
 Contaminated Land  

 
The light blue area in the plan above is the SWDP 28 (Flood Risk) Blue Policy Area   



 
2.3 The building is used as a survey school, where adults can learn surveying skills - often a 

3 or 5 day course to learn survey and digital 3D modelling skills . This usually has an 
engineering or construction focus.  

 
2.4 The ground floor is largely a storage area with a small office, WCs and a kitchen area. 

There are upgrade works being undertaken including new windows and doors inserted 

and fresh render, as seen in figure 3 below.  

 

 

 
Figure 3. Photograph of site from front boundary.   

 
3.      The proposals 

 
3.1 The application proposes to improve the appearance of the central part of the building 

by changing the windows and introducing a balcony to the second floor.  This will be 

achieved by introducing a void area above the existing flat roof area with a balcony on 
it, as seen below in figure 4 in the section through the building. This will allow the 

balcony to be accessed from the second floor. The double doors that will lead out onto 
the balcony have already been installed, as can be seen on the photograph above in 



figure 3.. 

 
Figure 4. proposed front elevation and side elevation/section  

 

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

 
 Location plan 
 Flood Risk Assessment 

 Planning statement  
 3994- 0A Survey Plan  

 3994-01 Existing floor plans and elevations 
 3994-02 Existing floor pan 
 3994-03 Rev C Proposed floor plan 

 3994 04 Rev A Proposed alterations 
 

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. 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  Paragraph 200 of the NPPF states that “Local Authorities are called to look for 
opportunities for new development within conservation areas and the setting of 

heritage assets to  enhance or better reveal their significance” and that “Permission 
should be refused for development of poor design that fails to take the opportunities 

available for improving the character and quality of an area” (paragraph 130). This is 
further reflected in South Worcestershire Development Plan policies SWDP 6 and 
SWDP 24 which seek to protect and enhance designated and non-designated heritage 

assets and guide against development that would cause substantial harm to the 
significance of any heritage asset and policy SWDP 21 which sets generic design 

principles for development proposals. Policy SWDP 21 requires that all development 
will be expected to be of a high design quality and integrate effectively with its 
surroundings and that development proposals must complement the character of the 

area.  
 



Furthermore, proposals should respond to surrounding buildings and the distinctive 
features or qualities that contribute to the visual and heritage interest of the 

townscape, frontages, streets and landscape quality of the local area and states that 
the scale, height and massing of development must be appropriate to the setting of 

the site and the surrounding landscape character and townscape, including existing 
urban grain and density. 

 

4.3  The key legal provisions relating to the consideration of heritage assets in the planning 
 system are s72 (1) and s66 (1) of the Planning Listed Buildings and Conservation Areas 

 Act 1990 which state that “special attention shall be paid to the desirability of 
 preserving or enhancing the character or appearance of that area” and “have special 
 regard to the desirability of preserving the building or its setting or any features of 

 special architectural or historic interest which it possesses”. 
 

4.4  The Development Plan for Worcester now comprises: 
 

 The South Worcestershire Development Plan (SWDP) which was adopted February 

2016, and; 
 The Worcestershire Waste Core Strategy, which was adopted on December 2012.  

 
South Worcestershire Development Plan 

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

 

SWDP 4 Moving Around South Worcestershire 
SWDP 6 Historic Environment 

SWDP 21 Design 
SWDP 24 Management of the Historic Environment 
SWDP 28Management of Flood Risk  

SWDP 29 Sustainable Drainage Systems 
 

Material Considerations 
 
1. National Planning Policy Framework 

 
4.6 The latest version of the National Planning Policy Framework (NPPF) was published and 

came into effect in February 2019. The NPPF sets out the Government's planning 
policies for England and how these are expected to be applied. It constitutes guidance 
for local planning authorities and decision takers and is a material planning 

consideration in determining planning applications.  
 

4.7 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. 
 

4.8 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  

 



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

 
4.10 The NPPG advises on what is meant by “minor development” in relation to flood risk 

and advises it relates to minor non-residential extensions (i.e) 

industrial/commercial/leisure etc extensions with a footprint less than 250 square 
metres, which is applicable to this scheme.  

 
4.11 It gives advice on minor development and the measures that are necessary for Local 

Planning Authorities to assess the impact of a scheme on the flood risk, including 

measures regarding evacuation of the site and liaison with the Emergency Planner and 
Lead local flood authority within the course of the application.  

 
3. Supplementary Planning Documents 
 

4.12 The following Supplementary Planning Documents (SPD) are relevant to the application 
proposals:- 

 
 South Worcestershire Design SPD 

 
 The South Worcestershire Design SPD was adopted on 5th March 2018 and replaces the 

previous Supplementary Planning Guidance Note 3: Design (SPG3). Both documents 

encourage high standards of design for development proposals in accordance with the 
aims and interests that the NPPF seeks to protect and promote in this regard. The 

Design Quality SPD is consistent with the planning policies in the SWDP.  
 

5 Planning History 

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

 67/1194- The erection of offices, workshop and survey school. Approved on 1st 

December 1967 

 69/0529- Modifications and the provision of additional storage space. Approved on 

6th June 1969 

 P10M0168- Erection of black hooped top railings and bi-parting gates to 

enclose/secure company car park. Railing height to be 7ft (2135mm). Approved on 

2nd July 2010 

 P87C0594- External fire escape. Approved 7th January 1988 

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: No comments or objections have 

been received from neighbours or third parties  

The following consultees have given the following responses: 

Worcester City Council Planning Policy:  
 



The relevant policy considerations for this application are: SWDP 28 and SWDP 29: 
 

SWDP 28 – ‘Management of Flood Risk’  
In order to minimise the impacts of and from all forms of flood risk, other than sites 

allocated in this Plan all development proposals must clearly demonstrate that the 
Sequential Test, as set out in the latest version of the Strategic Flood Risk Assessment 
(SFRA), has been applied. 

 
If the Sequential Test has been satisfied, development proposals, other than those 

allocated in this Plan, must also satisfy the Exception Test in all applicable situations as 
set out in the latest version of the SFRA. 
 

All development proposals must adhere to the advice in the latest version of the SFRA 
(see SWDP 28 for further details).  

 
However, national guidance for flood risk and sequential tests states that sequential 
tests are not required for certain minor development proposals, of which this proposal 

would qualify.  
 

SWDP 28 Part C - Urban Areas  
 

Part C of the policy (urban areas) applies to areas of high flood risk (Flood Zones 3a 
and 3b) and must be adhered to: 

 

ii. Floodplain [“Red Zone”] 
 

New development (including extensions) and redevelopment will not be permitted in 
areas of existing or previously existing floodplain flow [as defined by the Environment 
Agency] shown as “Red Zone”, or within eight metres of the top of both banks of other 

watercourses, as shown on the Policies Map. Where options for managed retreat or 
land swap exist, developers should explore these with the Local Planning Authority. 

 
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 proposals on brownfield land must show a 20% reduction in surface 
water run-off rates compared with the pre-development situation. In all cases, 
development proposals must not increase surface water flood risk beyond the site. 

 
Conclusion  

 
In summarising the observations above, there would ordinarily be an in-principle 
planning policy objection in relation to SWDP 28 Part C. However, the main part of the 

proposal seeks permission for a second storey balcony. Given that this feature is 
unlikely to have any impact on a floodplain, watercourse or flood defences, this 

proposal may therefore be acceptable in this location, subject to satisfactory 
demonstration of safe egress. 
 

Worcester City Council Archaeological Officer: no archaeological implication  
 

Environment Agency: no bespoke comment and refers to standing advice.  
 
Worcestershire County Council (Highway Authority):  no objection  

 
Canal and Rivers Trust- no comment  

 



South Worcestershire Land Drainage Partnership: The site is located within EA 
(fluvial) Flood Risk Zone 3 generated by the River Severn which is designated as Main 

River. The proposed development is considered to be Minor Development. A Flood Risk 
Assessment is required in accordance with FRA Guidance Note 2 - for Minor 

Development Commercial Extension (<250sq.m) within Flood Zone 3.  
 
The Applicant has provided an FRA in support of this application. The proposed balcony 

extension at first floor level complies with requirement (3) - proposed floor level above 
the 100yr plus climate change allowance flood level - and is therefore acceptable.  

 
Lead Local Flood Authority: no comment provided as the scheme does not meet the 

criteria for comment by this consultee.  

 
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, to establish whether what is proposed is sustainable development.  

7.2 Taking the above matters into account, the main issues raised by the proposal relate to 
the principle of development and whether the development would be sustainable, 

having regard to the 3 dimensions of sustainability set out in the Framework: 
economic, social and environmental, in particular with regard to: 

1.  The economic role; 

2. The social role: 
 

  - residential amenity; 
 

3. The environmental role: 
 

 - flooding  

 - design  
     - impact on heritage assets; 

   - access and highway safety; 
 
  These issues will now each be considered in turn.  

 
  The Principle of Development 

 
7.3 Due to the location of the site and its proximity to the River Severn, there are concerns 

regarding flooding which have been significant in this area of Worcester.  

7.4 The site is fully in the red flood zone in the South Worcester Development Plan. Policy 
SWDP28 - Flood Risk, is designed to preclude all development in the red zone as this is 

where flooding is the highest and most severe. This is to ensure that existing buildings 
do not expand or further impede the flood water and allows a policy of managed retreat 
where necessary.  

7.5 The existing floor level of the building is raised to limit impact from flooding and there is 
a car parking area to the front of the site which would be affected by flooding initially.  



The building has been designed to deal with the constraint of flooding and remains as a 
survey school as built per the original permission in 1967. This includes a raised ground 

floor level and limited openings at ground floor level. The proposal does not alter these 
aspects of the existing building.  

7.6 The insertion of the void area above the existing ground floor roof with the balcony on 
the upper level would not alter the flooding on the site or alter the level of occupation or 
active use of the site. This is expressed in the comments from the Land Drainage 

Partnership, who act as behalf of the Lead Local Flood Authority on minor schemes.  

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  

 
1. The economic role 

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

works proposed. However, it would also enable and promote the retention of the 

survey school. As formerly described, the school runs courses which are often over a 
number of days and thereby encourages professionals to visit the city, to stay and eat 

in the city and enables the city council to promote the city to visitors.  The school is 
also an employer in the city and this important role is recognised. In my opinion, this 

weighs in favour of granting planning permission. 

 2. The social role  

7.9 The key aim is to provide a better use of the building to make it function more 

effectively for the survey school and their needs on this site in providing education and 
surveying skills. Therefore, it has an important social role which I consider weighs in 

favour of granting planning permission. However, one must also consider the impact of 
the development on nearby residents.  

Residential amenity  

7.10 The site lies opposite residential properties that face onto the river on Waterworks 
Road. The rear elevations of the dwellings are 39 metres from the proposed balcony 

area. 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.  

7.11 The wings of the U-shaped building help limit wider issues of over-looking and the 

distance between the balcony and the residential windows limits any concern regarding 
overlooking or a loss of privacy.  

7.12 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. However, as the proposals are relatively small in scale and the separation 

distance with the nearest residential properties, it is considered that the disruption 
caused by construction would be relatively minimal. Furthermore, the activity will be 
largely contained to the large car parking area which will limit intrusion on the highway 

for residents and the public. My view on this matter is reinforced by the lack of 
objection from neighbouring residents.  

3. The environmental role 



Design  

7.13 The building has been improved with replacement render, new windows and other 

upgrading works. The proposal seeks to continue to enhance the site and improve the 
visual quality of the previously dated and quite bland exterior. In my opinion, the 

proposals would further enhance the premises alongside the works already undertaken.  

Heritage Assets 

7.14 The site is within the Riverside Conservation Area, but has a limited relationship with 

the riverside, although many members of the public will pass the building when 
accessing the key areas of Ghulevelt Park and Pitchcroft.  

7.15 As such, the proposals should be considered against Policies SWDP 6 and SWDP 24 
which seek to protect and enhance designated and non-designated heritage assets and 
guide against development that would cause substantial harm to the significance of any 

heritage asset. Policy SWDP 6 states that “Development proposals should conserve and 
enhance heritage assets, including assets of potential archaeological interest” and 

“Development proposals will be supported where they conserve and enhance the 
significance of heritage assets, including their setting”. 

7.16 This is consistent with the NPPF in that they seek to protect and enhance designated 

and non-designated heritage assets and guide against development that would cause 
substantial harm to the significance of any heritage asset. In accordance with the NPPF 

great weight must be given to the conservation of designated heritage assets and in 
accordance with s66 of the Planning Listed Building and Conservation Areas Act 1990, 

special regard is to be had to the desirability of preserving listed buildings or their 
settings.  

7.17 There is a substantial amount of planning case law regarding how a decision taker must 

address the issue of harm to heritage assets, such as listed buildings. Essentially, this 
makes it clear that the decision maker is required to give considerable importance and 

weight to the desirability of avoiding harm to the heritage asset. There is accordingly a 
strong presumption, imposed by the Planning Listed Buildings and Conservation Areas 
Act 1990, against harmful development. This is the case whether the harm is 

‘substantial’ or is ‘less than substantial’. There is no specific test in the NPPF of what 
differentiates substantial harm from other harm for the purposes of national policy. 

Whilst the judgments are not prescriptive as to where the threshold between 
‘substantial’ and ‘less than substantial’ lies, nevertheless case law has been established 
that for harm to be substantial, the impact on significance is required to be serious 

such that very much, if not all, of the significance of the asset is eroded, for example 
by complete demolition. 

7.18 In my opinion, the changes in the appearance of the building would  have an impact on 
the character and appearance of the conservation area in the local area. The building 
has no historic value other than as part of the cluster of commercial buildings in this 

small area of the city. The appearance of the building had limited merit prior to the 
improvement works but would now have a more positive contribution. The building has 

a clear commercial appearance which serves to illustrate the mix of uses in this small 
but distinct area. On balance, the changes would result in a positive impact, by 
improving the status and appearance of the building.  

7.19  In terms of the effect on below ground deposits, the scheme has no direct 
archaeological implications, as reflected in the Archaeological Officer’s comments.  



7.20 In summarising the likely effects of the proposal on heritage assets and having full 
regard to the policies in the development plan and national guidance it is assessed that 

the proposed development would have less than substantial harm to the significance of 
the designated heritage assets. Paragraph 196 of the NPPF requires a balancing 

exercise to be undertaken between the “less than substantial harm” to the designated 
heritage asset on the one hand, and the public benefits of the proposal on the other. 
Overall, I consider that the proposed scheme would enhance the appearance the 

building to the wider benefit of the conservation area. 

Flooding  

7.21 The Flood Risk Assessment states that the proposals will not increase the current flood 
risk in any way. This position is agreed by South Worcestershire Land Drainage 
Partnership which acts as the Lead Local Flood Authority on small proposals of this 

nature and has no objection to the proposals..  

The proposals will not change the existing use of the building.  The works comprise 

minor development and are at first and second floor level, making them less vulnerable 
to flooding. In addition, given the scale and nature of the works there has been no 
request for the sequential test or exemption test to be applied.  

Access and Highway Safety 

7.22 There is no change to the amount of car parking to be provided, or the access onto the 

highway. It is possible that during construction some of the available parking may be 
displaced, however given the scale and nature of the works this is not considered to be 

a significant issue and can be managed by the applicant.  

8. Conclusion and planning balance 

8.1 In policy terms, there is a clear direction that the decision maker should take given the 

constraints of the site in relation to flooding.  

8.2 The survey school has operated for a significant period on the site and the occupier is 

well aware of the flooding issues that the site experiences.   The proposal does not 
seek to change this but to improve the usability of the building along with the 
upgrading works they have invested in.  

8.3 The works are minor in nature and would not affect the flooding matters of the site in 
terms of safe access or the functionality of the site in this regard.  

8.4 On balance, the changes are acceptable and help to ensure the building continues to 
provide employment and visitors to the city as well as the opportunity to learn a skill. 

8.5 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 when considered against the wider planning policy framework 

demonstrates that the application responds to, and is in accordance with the principles 
of sustainable development.  

8.6 The scheme does not meet the expressed restriction of development in the red flood 

zone , however given the limited nature of the works and that they have no bearing on 
the flood risk of the building, there is no cogent reason why this should be a reason for 

refusal.  

8.7 There is limited impact on the vast Riverside Conservation Area and the general 
improvements on the building completed by the proposed changes would result in an 

improvement in the local area within the Riverside Conservation Area.  



Therefore, a recommendation of approval is put forward.   

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 

Deakin FLOOD RISK ASSESSMENT.doc 

3994-01existing floor and elevations 

3944-02existing floor plan 

3944-03, revision: C proposed floor plan, location 

3944-04, revision: A proposed alterations 

DeakinLocation.pdf 

Planning Statement.pdf 

3944-0ASurvey plan  

Reason: To ensure compliance with the approved scheme 

 

 


