
Application Number 20/00524/HP 

Site Address 310 Bath Road, Worcester, WR5 3ET 

Description of 

Development 

Loft conversion to include pitched roof dormer to front, 

box dormer to rear with Juliette balcony and new side 

gable roof. 

Case Officer Miss Ruth Lambert Applicant Mr Osman Hanif 

Ward Member(s) Battenhall Ward Agent Michael A Brown 

Design 

Reason for Referral to 

Committee 

 

Ward Member 

referral 

Expiry 

Date 

 26 October 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/20/00524

/HP 

Recommendation 
 

The Deputy Director of 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 4 August 2020 and was due for a decision on 29 
September 2020. An extension of time for the determination of the application has 

been agreed until 26 October 2020 to allow determination by the Planning Committee. 
 

1.2  The application has been referred to the Planning Committee at the request of 
Councillor Louis Stephens on the grounds of the loss of privacy to neighbouring 
residents from overlooking. 

 
2.       The site and surrounding area  

 
 2.1     This application relates to a semi-detached property located on the west side of Bath 

Road within an established residential area of the Battenhall Ward.  The property is 

sited at the end of a run of large semi-detached properties with long frontages but the 
overall character of the area consists of a mixture of house types and plot sizes along 

either side of the road which is one of the main routes into the City Centre.  The 
property is set back approximately 31 metres from the road having a large front 
garden and ample parking whilst the rear garden extends nearly 50 metres.  The 

gardens are mature being made up of established trees and shrubs with a result of 
making the area visually attractive.  

 

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


 

 
3.      The proposals 

 

3.1 The originally submitted proposal has been amended following the receipt of comments 
from neighbouring properties and would now consist of the conversion of the existing 

loft to a master bedroom with en-suite having a pitched roof dormer to the front and 
box dormer to the rear roof slope with a Juliette balcony.  The existing garage at the 

rear of the property would remain and the originally proposed single storey side and 
rear extension with balcony above has being deleted from the proposal. 

 

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



 
MAB 1 Proposed Block Plan 

  MAB 1 Location Plan 
  MAB 3A Proposed floor plans and elevations 

  Water Management Statement 
 

3.3 In accordance with Article 15 (7) of The Town and Country Planning (Development  

  Management Procedure) (England) Order 2015 (as amended), full details of the  
  application have been published on the Council’s website. As such, Members will have 

  had the opportunity to review the submitted plans and documents in order to  
  familiarise themselves with the proposals prior to consideration and determination of 
  the application accordingly. 

 
4.  Planning Policy 

 
4.1  The Town and Country Planning Act 1990 (‘the Act’) establishes the legislative 

 framework for consideration of this application. Section 70(2) of the Act requires the 

 decision-maker in determining planning applications/appeals to have regard to the 
 Development Plan, insofar as it is material to the application/appeal, and to any other 

 material consideration. Where the Development Plan is material to the development 
 proposal it must therefore be taken into account.  Section 38(6) of the Planning and 

 Compulsory Purchase Act 2004 requires the application/appeal to be determined in 
 accordance with the Plan, unless material considerations indicate otherwise. 

 

4.2  The Development Plan for Worcester now comprises: 
 

 The South Worcestershire Development Plan (SWDP) which was adopted February 
2016, and; 

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

 
South Worcestershire Development Plan 

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

 

SWDP 21 Design 
SWDP 29 Sustainable Drainage Systems 

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

4.4 
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)  
 

Material Considerations 
 
1. National Planning Policy Framework 

 
4.3 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.  
 



4.4 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. 
 

4.5 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  
 

4.6 On 6th March 2014 the Government also published National Planning Practice Guidance 
(NPPG) that has been updated in the meantime and comprises, amongst other 
matters: Design, determining a planning application and Use of Planning Conditions.  

 
3. Supplementary Planning Documents 

 
4.7 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.  
 

4. Worcestershire’s Local Transport Plan (LTP4) 2018 – 2030 
 
4.8 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) 
 

4.9 The ‘Streetscape Design Guide' (SDG) was produced to aid architects, engineers, 
planners, developers, designers and other professionals in preparing transport 

infrastructure related to new developments. It is to be considered in conjunction with 
Manual for Streets 1 and 2, as well as the Design Manual for Roads and Bridges. 
 

4.10 Chapter 4 relates to ‘Planning for Parking’ and seeks to provide an approach as to how 
car parking in Worcestershire should be provided to support development in a manner 

which embraces the NPPF. It is considered that if the applicant is the end user that 
they are well placed to assess operational demands, but all sites must be considered 
against a planning use class to ensure they equally address the needs of future users. 

Therefore, applications should provide a suitable evidence base to ensure vehicles are 
not displaced onto the highway to ensure highway safety is not compromised and 

maintain the free flow of traffic to the benefit of the local economy. This document only 
reflects a small part of managing vehicle demands and therefore should be read 
alongside the Local Transport Plan (above) which contains policies to promote 

sustainable travel through the provision of physical infrastructure and travel planning 
initiatives. 

 
5. Planning History 

5.1 There is no planning history of relevance to the proposals.   

6.      Consultations 

6.1 Formal consultation has been undertaken in respect of the application. The following 

comments from statutory and non-statutory consultees and interested third parties 
have been received in relation to the original and amended proposals and are 

summarised as follows: 

Original submission 

Neighbours and other third-party comments Three objections have been   

received from the occupants of 303 and 313 Bath Road and 41 St Marks Close on 
grounds relating to the following matters: 

- Loss of privacy 
- Design is out of character with the area and would result in a discordant roof alteration 
- Loss of light 

- Damage to garden hedge 
 

One letter of support was also received in relation to the original submission from the 
resident at 317 Bath Road. 
 

Amended Plans were received on 22nd September 2020 with re-consultation being 
carried out on 23rd September 2020 (expiry 7th October 2020). 

 
One further letter of objection has been received from the adjoining neighbour 
expressing concerns regarding: 

 
- Design is out of character with the area and would result in a discordant roof alteration 

- Loss of privacy caused by the Juliette balcony to the garden. 
 

These objections will be addressed in part 7 of this report. 

 
Worcestershire County Council (Highway Authority):  No objection, subject to 

condition. 



 
“The proposed development will require 3 parking spaces plus turning facilities within 

the curtilage and there is sufficient area retained to make this provision.  It is noted that 
cycle parking has been indicated due to the loss of the garage however further details 

are required to ensure the cycle parking complies with standards.” 
 
(As the garage would now remain as part of the amendments, this condition is now 

deemed unnecessary). 
 

South Worcestershire Land Drainage Partnership:  
In the accompanying Water Management Statement, it is unclear where the discharge of 
surface water is to be made, presumably, it will be to existing drainage. There is a public 

surface water sewer shown on the Severn Trent Water Limited Sewer Map in the 
highway and a foul water sewer to the rear at, or near, the proposed extension. 

 
STWL should be formally consulted for any proposal to build-over or, close-to or, 
discharge additional surface water to, a public sewer, even by an existing lateral or 

drain.  Informative in this regard recommended. 
 

No objection but informative recommended. 
 

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 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 of Economic Development and Planning 

7.1 Policy SWDP1 of the South Worcestershire Development Plan sets out overarching 
 sustainable development principles and these are consistent with the Framework. The 

 various impacts of the development have to be assessed and the benefit and adverse 
 impacts considered, to establish whether what is proposed is sustainable development. 

 Taking the above matters into account I consider the main issues raised by the 
 proposal relate to the principle of development and whether the development would be 
 sustainable, having regard to the 3 dimensions of sustainability set out in the 

 Framework: economic, social and environmental, in particular with regard to: 

7.2 1.  The economic role; 

- Employment to builders and other skilled workers during construction. 

 2.  The social role: 
   

  - residential amenity;  
 

 3.  The environmental role: 
  
 - design and appearance; 

  - drainage and flooding; 
     - access, car parking and highway safety; 

          



  These issues will now each be considered in turn.  
 

  The Principle of Development 
 

7.3 As the proposed development is for extended residential accommodation within a 
residential area it is considered that the principle of development would not be 
discordant with the adjoining land uses. 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 

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

 construction period of the project.  In my opinion, this weighs in favour of granting 
planning permission. 

 2. The social role  

7.5 The key aim is to provide extended living accommodation. 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 

7.6 The site lies adjacent to residential properties located within Battenhall Ward. Policy 
SWDP 21 requires that new development does not have a significant adverse effect on 
neighbouring amenity. This is consistent with paragraph 127of the NPPF that requires 

planning policies and decisions, amongst other matters, to ensure a high standard of 
amenity for existing and future users of land and buildings.  

 
7.7 In this situation, there is only the adjoining semi-detached house which could be 

detrimentally affected by the proposal as the properties behind on St Marks Close are 

set far enough away considering separation distances and privacy. 

7.8 Following a site visit to the neighbouring property, I deemed that the proposal as 

originally submitted would not be acceptable and would cause detriment to their 
amenity in terms of loss of light (from the single storey extension originally proposed) 
and the balcony above the proposed single storey extension causing a loss of privacy.  

Amendments were therefore requested to alleviate my initial concerns with both the 
extension and balcony being removed. 

7.9 Following the submission of amended plans, neighbours were re-consulted with an 
additional letter of objection being received from the neighbours of the adjoining semi-
detached dwelling, again raising concern with regard to loss of privacy caused by the 

proposed Juliette balcony.  In my opinion, a Juliette balcony would not have any 
greater impact on privacy to their garden than if it were a standard window and their 

garden could therefore be viewed to the same extent.  If a person stood at a window, 
whether it be at first floor level or indeed a loft conversion and was intent on looking 
into a neighbours’ garden, that would be the same level of a loss of privacy as from a 

Juliette balcony.  As for whether the occupants would possibly sit and look out of the 
Juliette balcony, they may well do but they would be inside the bedroom so viewing the 

neighbours’ garden would be difficult and I would think that a direct view into their own 
garden would be most likely.  Overall, the loss of privacy to the neighbours’ garden 
would be no greater than the applicants would have presently viewing the garden from 

the existing first floor rear windows and therefore I consider that this would not be a 
reasonable reason to warrant refusal. 



3. The environmental role 

Design  

7.10 Objectors have raised concern with regard to the design of the proposed loft 
conversion, the hip-to-gable alteration and the addition of the pitched roof dormer to 

the front which it is considered would ‘adversely unbalance this pair of semi-detached 
dwellings by introducing a discordant and asymmetrical design’. 

7.11 As previously stated, the property is located at the end of an established run of semi-

detached properties with the property directly to the south being a large, detached 
property on a substantially larger plot.  I therefore consider that if the property was 

sited within the middle of the run, the introduction of a gabled roof may appear out of 
character with the surrounding semi-detached houses and therefore ‘discordant’ but in 
its current position it is considered acceptable as the character of the run of houses 

changes.  It should also be considered that an extension of this nature could be carried 
out utilising permitted development rights given that there have been no other 

alterations to the property up to now.  The addition of the pitched roof dormer would 
be considered more in-keeping than a box dormer on the front elevation and would 
mirror the pitch of the front hipped gable of the property.  I do not consider this to 

have such an adverse impact on the character of the property to warrant refusal. 

7.12 Again, when addressing the retention of the symmetry of the pair of semi-detached 

houses, I would consider this to be more relevant if the properties were located in the 
middle of a run of identical properties.  Many pairs of semi-detached houses have been 

extended in different ways to the other as properties change hands and owners’ needs 
alter.  The principle of extending a property within a residential area is accepted 
subject to it conforming with the relevant policies in design terms which I consider this 

proposal would. 

Access and Highway Safety 

7.13 The County Highways Officer has confirmed that there would not be any objection in 
terms of highway safety and with the existing garage now remaining as part of the 
amended scheme, there would be no requirement to provide additional secure cycle 

storage.  There is ample space on the frontage for parking and manoeuvring for the 
required parking provision. 

Flooding and Drainage 

7.14 The additional surface water run-off created by the additional roof would be minimal 
and therefore there would not be any concerns with regard to flooding and any 

additional run-off would be discharged into the existing drainage system. 

 8. Conclusion and planning balance 

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

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

determination of the application. 

8.2 The following material planning issues are relevant to this application: 

- Principle of the development 

- Impact on the neighbouring properties 
- Design 



- Flooding and drainage 
 

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

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

8.4 In respect of potential adverse impacts, the proposal originally submitted generated a 

number of objections with one being upheld following re-consultation.  Whilst I 
acknowledge the concerns of the neighbouring occupier, I consider that the amended 

plans submitted have overcome any reasonable reasons to warrant refusal of the 
current proposal and therefore consider it an acceptable scheme. 

8.5  On balance, I am of the opinion that the submitted scheme has indicated more than 

sufficient detail to warrant approval.  

8.6  I acknowledge all comments received as part of the consultation process and consider 

all material planning issues have been considered in the determination of this 
application. Having regard to the totality of the policies in the Framework, I consider 
that the proposed development is sustainable when looking at its social, economic and 

environmental credentials in the round. The adverse impacts of the development do 
not significantly and demonstrably outweigh the benefits.  Overall, it is considered that 

the proposals constitute an environmentally, socially and economically sustainable form 
of development that accords with the Framework and the Development Plan as a 

whole. 

9. Recommended Conditions: 

9.1 In the event that members resolve to grant planning permission the following 

conditions are recommended: 
 

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

 

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

Purchase Act 2004. 
 

2. The development hereby permitted shall be carried out and completed in 

accordance with the following approved plans and associated documents and the 
specifications and recommendations contained therein, except where otherwise 

stipulated by conditions attached to this permission: 
 

MAB 1 Proposed Block Plan 

MAB 1 Location Plan 
MAB 3A Proposed floor plans and elevations 

Water Management Statement 
 
Reason: To ensure compliance with the approved scheme. 

 
3. The materials to be used in the construction of the external surfaces of the lost 

conversion hereby permitted shall match in type, colour, texture, size, coursing, 
jointing and pointing to those used in the existing building. 

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

Worcestershire Development Plan. 
 



Informative 
 

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). 

 


