
Application Number 20/00579/FUL 

Site Address Mayfield, 282 Malvern Road, WORCESTER, WR2 4PA 

Description of 

Development 

Redevelopment of existing site consisting of 6 residential 

dwellings with associated access, parking and turning 

facilities. 

Expiry Date 14 December 2020 An extension of time has been sought. 

Applicant Lockley Homes 

Agent Mr Mathew Humby 

Case Officer Laura Williamson 

Ward Member(s) Bedwardine Ward 

Reason for Referral to 

Committee 

 

Ward Member referral 

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/20/00579/FUL 

Recommendation 
 

The Deputy Director – Economic Development and 
Planning recommends that the Planning Committee is 

minded to grant planning permission, subject to the 
applicant and all persons having an interest in the land 
entering into an agreement under Section 106 of the 

Town and Country Planning Act 1990 in accordance 
with the agreed Heads of Terms, and subject to the 

Deputy Director - Governance being satisfied with the 
nature of such an Agreement delegate to the Deputy 
Director of Economic Development and Planning 

approval to grant the necessary planning permission, 
subject to the conditions set out in section 9 of this 

report. 

 
1. Background 
 

 1.1 The application was registered on 19 October 2020 and was due for a decision on 14 
December 2020. An extension of time for the determination of the application has been 
sought to allow determination by the Planning Committee. 

 
1.2  The application has been referred to the Planning Committee at the request of 

Councillor Alan Amos on the following grounds: 
 

    ‘On the grounds that it - or similar - has already been refused by the Committee 

once; and on the grounds of the serious concerns about the loss of green/open 
space and damage to the environment and biodiversity.’ 

 

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


2.       The site and surrounding area  
 

2.1 The application site is located on the west side of Malvern Road to the south west of 

the City Centre and in the Bedwardine Ward. The site currently contains one dwelling 

and a former area of garden and a former tennis court. The site is surrounded by 

houses and bungalows on Malvern Road, Sherwood Lane, Charnwood Close and 

Hudson Close, and a care home at Stanhope Court. 

2.2 The site is around 0.46ha in area, most of which is originally the rear garden of 

‘Mayfield’.  It is bordered by hedges on all sides and is currently unused as a garden. It 

has been separated off from the current ‘Mayfield’ property. Vehicular access is to be 

gained from Malvern Road at the eastern end. 

2.3 Dwellings within the area are predominantly two storeys in height along Malvern Road 

and the majority of properties to the rear of the site are bungalows.  

2.4 The site is not located in a Conservation Area and is not in an area where the natural 

environment policies of the South Worcestershire Development Plan apply. 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
(Figure 1: Location Plan) 

 
3.      The proposals 

 
3.1 The proposals are for the demolition of the existing ‘Mayfield’ house and the erection of 

six dwellings with associated access, parking and turning facilities. The proposed 

dwellings consist of: 
 

 3x 2 bedroom bungalows  
 2x 4 bedroom dwellings 
 1x 5 bedroom dwelling 

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

  documents that include: 
 
100 Location Plan 

101 Existing Site Plan 



151a Proposed Site Plan Open Space Calculation 
155 Proposed Site Plan Road Network Plan 

152a Proposed Site Plan Demolition Plan 
153a Proposed Site Plan Building Heights Plan 

154a Proposed Site Plan House Type Plan 
251b Plot 2 Proposed Floor Plans 
451 Plot 2 Proposed Elevations  

Transport Statement Issue 01 
252 d Plot 3_Proposed Plans and Elevations.pdf 

1b Landscape proposals 
150N Proposed Site Plan.pdf 
253d Plot 4 Proposed Plans and Elevations.pdf 

254c Plot 5 Proposed Plans and Elevations.pdf 
255c Plot 6_Proposed Plans and Elevations.pdf 

256 Proposed Garages.pdf 
7712_450A_Plot 1_Proposed Elevations.pdf 
7712_500A_Proposed Street Scene and Site Secion.pdf 

D&A Statement 7712.pdf 
Malvern Road - Energy Statement - Rev B.pdf 

5565-1510 P2 DRAINAGE STRATEGY.pdf 
Arbouricultural Impact Assessment 

5565-PTN001-1 Water Management Statement.pdf 
Planning Statement.pdf 
 

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 

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

 
SWDP1 Overarching sustainability principles 
SWDP 2 Development strategy and settlement hierarchy 

SWDP 4 Moving Around South Worcestershire 
SWDP 5 Green Infrastructure 

SWDP 13 Effective use of land 



SWDP 14 Housing mix 
SWDP 15 Meeting Affordable Housing Needs 

SWDP 21 Design 
SWDP 27 Renewable and low carbon energy 

SWDP 29 Sustainable drainage systems 
SWDP 30 Water Resources, Efficiency and Treatment 
SWDP 39 Provision for Green Space and Outdoor Community Uses in New Development 

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

2027  
 

4.3 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 
 
4.4 The latest version of the National Planning Policy Framework (NPPF) was published and 

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

for local planning authorities and decision takers and is a material planning 
consideration in determining planning applications.  
 

4.5 The NPPF outlines a series of considerations against which delivering sustainable 
development should be assessed. Paragraph 38 of the NPPF encourages Local Planning 

Authorities to approach decision taking in a positive way and to foster the delivery of 
sustainable development. Local Planning Authorities are advised to approach decisions 
on proposed development in a positive and creative way. They should use the full 

range of planning tools available, including brownfield registers and permission in 
principle, and work proactively with applicants to secure developments that will 

improve the economic, social and environmental conditions of the area. Decision-
makers at every level should seek to approve applications for sustainable development 
where possible. 

 
4.6 The Government believes that sustainable development can play three critical roles in 

England: an economic role, contributing to a strong, responsive, competitive economy; 
a social role, supporting vibrant and healthy communities; and an environmental role, 
protecting and enhancing our natural, built and historic environment. 

 
2. National Planning Practice Guidance  

 
4.7 On 6th March 2014 the Government also published National Planning Practice Guidance 

(NPPG) that has been updated in the meantime and comprises, amongst other 

matters: Design, Determining a planning application, Health and Wellbeing, Noise, and 
Use of Planning Conditions.  

 
3. Supplementary Planning Documents 
 

4.8 The following Supplementary Planning 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.  

 
 Developer Contributions SPD 

 
The Developer Contributions SPD - was adopted by the South Worcestershire Councils 
on the 20th October 2016. The Developer Contributions SPD sets out the South 

Worcestershire Councils’ approach to seeking developer contributions via the SWDP for 
infrastructure or environmental improvements required as a result of development. The 

SPD provides guidance about when planning obligations will be expected, the scale of 
developer contributions, and how developer contributions will be used. 
 

 Affordable Housing SPD 
 

Adopted Affordable Housing SPD - The Affordable Housing Supplementary Planning 
Document covers the administrative areas of Worcester City Council, Malvern Hills 

District Council and Wychavon District Council and was adopted by The South 
Worcestershire Councils on the 20th October 2016.  The SPD explains the details of the 
South Worcestershire Development Plan (SWDP) policies that relate to the provision of 

affordable housing.  It is a guide intended to help developers, landowners, and 
applicants applying for planning permission, registered providers and others who are 

seeking to provide or benefit from affordable housing. 
 
 Renewable and Low Carbon Energy SPD 

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

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

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

turbines). 
 

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

 
4.9 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) 

 
4.10 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. 

 
4.11 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. 
 

4.12 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  

4.13 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: 

10245 - Informal opinion - Use of land as housing estate. Refused Apr 18 1952  
 

13019 - The use of former orchard land as an extension to garden and erection of a 
tennis court. Approved Oct 5 1956  
 

17523 - Alterations to house. Approved Sep 6 1963  
 

17523/1 - Extending existing dwelling house. Approved Oct 2 1964  
 
17523/2 - Steelwork calcs for alterations to house. No decision made Jan 2 1964  

 
17523/3 - Erection of a patio. No decision made Jan 2 1964  

 
69/1214 - The provision of 2 bed sitting room flats, 2-2bed flats and 2-1bedroom flats. 
Conditional approval Dec 19 1969  

 
69/1238 - Outline application erection of one detached chalet bungalow. Refused Dec 19 

1969  
 

8788 - Porch. Approved. Dec 17 1948  
 
P09C0379 - Demolition of attached garage. Erection of new detached garage to serve 

no. 282, and erection of six detached dwellings and associated parking. Withdrawn 
Nov 2 2009  

 
P13C0377 - Proposed conversion of dwellinghouse to a residential care home for five 
residents with learning disabilities. Approved Oct 7 2013 

 
19/00444/FUL - Demolition of existing dwelling and erection of a detached block of 6no. 

2-bed flats and 3no. detached bungalows with associated open space, car parking and 
road infrastructure. Approved. 23 Jan 2020  

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: 

Neighbours and other third party comments  

6.2 Objections have been received from the occupants of neighbouring properties on 
grounds relating to the following matters: 

14 Sherwood Lane: 
 
‘Whilst it may be appropriate to have two storey dwellings at the eastern part of the 

site where this would be consistent with existing properties in Malvern Road, I do most 
strongly feel that the proposed dwellings at the west end of the site backing on to 

Sherwood Lane and Charnwood Close should all be single storey dwellings to be 
consistent with the character of the existing properties in Sherwood Lane and 
Charnwood Close, all of which are single storey bungalows.  

 



Whilst properties 4, 5 and 6 in the new scheme are single storey bungalows consistent 
with the character of the existing bungalows in Sherwood Lane and Charnwood Close, 

plot 3 which is proposed as a two storey dwelling would be quite out of keeping and 
would overshadow and overlook some of the Sherwood Lane properties. 

 
Whilst I would have no objections in principle to the new scheme, I would strongly 
oppose any scheme that allowed for more than single storey dwellings (other than 

plots 1 and 2 which, as previously stated are in keeping with the Malvern Road 
properties). I therefore strongly consider that plot 3 should be a bungalow, as for plots 

4, 5 and 6. 
 
I still consider that the development of the backland is setting a dangerous precedent 

which was indicated by the City Council's Landscape Officer in consultation responses 
dated 30/7/19, 15/10/19 and 3/12/19 in which he stated that 'the principle of backland 

development still applies', relating to the scheme referenced 19/00444/FUL. 
 
However, in the light of the most recent scheme being approved in January 2020, it 

would seem that the Council is not now concerned by this issue and has accepted the 
principle of backland development. If it is to be the case that backland development be 

permitted, then, as stated, I do most strongly feel that the development should be 
limited to single storey bungalows where the site backs on to Sherwood Lane and 

Charnwood Close to remain consistent with the existing character of the area. 
 
Finally, I note on the new plans that the developers propose to prune the hedge 

abutting the rear of 14, 16, 18 and 20 Sherwood Lane and I would draw your attention 
to the developers having previously agreed that this hedge should be retained at its 

current height which I most strongly feel should still be observed, both for the 
residents' privacy and also for the maintenance of the existing green wildlife sanctuary 
provided by the hedge. Accordingly, I would urge that this be made a specific 

requirement of any landscaping scheme that will no doubt need to be approved if the 
new proposed development is to be permitted.’ 

 
And 
 

‘Regarding the above document relating to the development at Mayfield, I make the 
following comments, highlighted in the attached Planning Policies document: SWDP 13 

Planning policies acknowledge that 6 dwellings on the Mayfield site does not conform 
with policy regarding density and then they say it is broadly in keeping with 
surrounding development and would not be unacceptable in this context! 

SWDP21 
Scale of building Plot 3 may conflict with the requirements of the policy due to height 

and impact on neighbouring amenity. See also conclusion to Planning Policies 
document. 
LANDSCAPE OFFICER'S COMMENTS 

The Landscape Officer states that the site does not have the capacity for 6 dwellings as 
shown. (Document forwarded in separate email.)  WORCESTERSHIRE COUNTY 

COUNCIL Express concern over visibility splays (document forwarded  in separate 
email) 
 

I should be grateful if my comments could be brought to the attention of the 
committee together with my previous response to the consultation process related to 

this proposal. 
 
18 Hudson Close: 

 
‘Whilst I live at 18 Hudson Close and the bungalows 5 & 6 have been amended to hip 

end roof which is better than an awful gable end. They are still higher than the normal 



bungalows round by us. But I cannot understand why a detached house has been put 
in (No.3) surely this should be a bungalow the same as 4,5&6.  No3 will overlook all 

the other bungalows and the people will lose their privacy.’ 
 

18 Sherwood Lane: 
 
‘Thank you for your recent communications.  

I feel that the building on plot 3 should be a bungalow as a house would be 
overlooking bungalows 14, 16, 18 and 20 Sherwood Lane and take away privacy.  

 
Also I feel that the hedge at the bottom of bungalows 14, 16, 18 and 20 Sherwood 
Lane should be retained at its current height, which the developer originally agreed. It 

would take away the privacy in my and my neighbours gardens. Also it is 
used by wildlife as a sanctuary. 

  
Please will you take these comments into consideration before reaching your final 
decision.  

 
14 Charnwood Close: 

 
‘I have to say I am very impressed with the plans (November 2020) submitted for this 

site, the number of properties, quality of design and the building heights are, I feel in 
keeping with the area. 
 

I have three suggestions for the developers. 
 

1. Given the climate emergency, I feel that properties of this standard should each be 
heated by ground source heat pumps and not gas boilers. I believe that the cost of 
installing this type of heating at the time of build is comparable with gas central 

heating, especially if this negates running a gas supply from the main road. The 
resultant cheaper fuel bills should allow a further premium on the property values to 

offset any cost increase and of course would provide the developer with a media 
opportunity. 
 

2. As these houses are being constructed in 2021 and with the forthcoming sales ban 
on fossil-fuelled cars, each property should be fitted with a single external 7kW 

electric vehicle charging point. These are simple to install requiring no more than a 
40A fused spur and will cost less than £500 fitted during construction. 

 

3. Given the demise of hedgehogs and the problems they have with fenced in gardens, 
could some measures be taken with new boundary fencing to allow hedgehog 

egress between this site and adjacent properties. 
 

6.3 The following comments have been received from consultees – 

Worcester City Council Landscape and Biodiversity Adviser: 
 

‘Previous discussions had talked about two native green roofs and a biodiverse SUDS 
with swales in a wider green zone along the north boundary. The onsite GI should not 
just be adding up the parts left over after all else is designed, but an integrated and 

effective GI that offers biodiversity enhancement, landscape setting etc etc. That was 
how the earlier suggestions were envisaged with the SUDS and native green roofs 

being that aspect, as well as the opportunity to introduce some unique dwellings to the 
market. However the amended plan seems the same as before. (extended comments 
available through case officer)’ 

 
and 



 
‘In clarification of previous comment; New GI within housing layouts as per SWDP5 and 

other national guidance including NPPF rev 2018 regarding, amongst other things, 
Biodiversity Gain, is a way of providing sustainable development and required of 

planning authorities in its decisions. GI should be effective, multifunctional (eg SUDS 
and Biodiversity) and planned into designs rather than simply being the space left over 
when a design is completed. It can and should complement the place making aspects 

of layouts and architectural solutions for housing provision. Where percentages of a 
development area are given it is not just a quantitative issue but also about function 

and effectiveness. The percentages are also minimums. Adding up road verges and 
other awkwardly shaped undevelopable spaces is not a sustainable approach. Usually a 
different initial design approach from one aimed to maximise dwelling numbers is 

required, and the capacity of a site can be less when this is done. That is the general 
background, and, at the moment, this layout seems to be, in terms of GI, space left 

over from access road requirements and road verge added up to equal the GI minimum 
amount.  
 

Here are a few ideas that might avoid this ? In reality, to be a sustainable layout that 
respects GI policy, the site does not have the capacity for six dwellings as shown. The 

best function for GI on this site would be biodiversity gain and sustainable drainage. 
This could be done to also enhance the setting of the development and link well into 

adjacent large rear gardens that could potentially be considered for new city GN (Green 
Network).  
 

Could a SUDS scheme be devised? Could the northern narrow road verge be made 
considerably wider by narrowing the road* and either omitting one of the three 

dwellings south of the access road or providing three smaller properties? Then the 
more open area could be designed with swales or similar SUDS, also densely planted 
with appropriate native species as new habitat including for pollinators. Lastly if the 

two newly designed dwellings (in yellow on the sketch available, although any two 
dwellings could work) had native green roofs** that would then complement and 

complete the GI picture for the site. Whilst requiring design input, green roofs are easy 
to provide, add to carbon friendliness and can often command a premium in terms of a 
modern sustainable dwelling. The very rough sketch available shows what could work 

well, but it would need the open space designing as effective GI with biodiverse SUDS, 
and green roofs featured too. Storm water could be added, with the green area for 

habitat and SUDS. Landscaping and boundary treatments could also be complementary 
and establish an identity for the new place. Added together this GI contribution would 
also help in climate change adaptation, flood alleviation (especially relevant for 

Worcester), and be sustainable in broad terms on what was, in reality, mostly an open 
greenfield site. This would adequately replace the village green previously shown.  

 
Lastly as some time has elapsed since original eco survey work was done, 
it should be checked that those are current and in date, especially the bat survey for 

the building now proposed to be demolished. Many such surveys are only valid for 12 
months.  

 
* Private access roads can be considerably reduced in width if visibility is good and 
featuring a layby. Also adequate turning required for refuse vehicles. No need for a 

footway both sides. 
 

** Intensive native green roofs have insulation advantages, clean drainage, are lower 
in the landscape, and a wonderful feature to own, and in this case with no reduction in 
dwelling numbers. This is an ideal site for this and an important opportunity for highly 

sustainable development.’ 
 

and 



 
‘1.Disappointed that opportunity for green roof biodiversity and suds swales scheme 

not taken.  
 

2. For this layout, the road should be moved south to give more open area for 
biodiversity enhancement rather then larger front gardens, to the shrub bed at the 
house gable (as at No.1) Note that 20% open space is only a minimum and this site 

has good opportunities and was mostly open garden land originally.  
 

3. That area should then have designed, linked SUDS in swales with native planting, 
rather than small rain gardens, which are welcome but not connected to the storm 
drainage design? This area also should not be broken up/used for the bin store.  

 
4.The very large hard area to access the garages between 2 and 3 should be broken up 

with tree planting allowing access down either side. ie allowing 2 way.eg a row of three 
in grilles with protective cages.  
 

5.At least this large garage should have a native green roof if nothing else is proposed, 
and full reasoning given why any dwellings cannot have green roofs.  

 
6.The 12-14cm tree planting is welcomed, especially the native trees.’ 

 
Worcester City Council Archaeological Officer:  
 

‘The comment and recommendation are the same as for the approved development or 
this site (19/00444/FUL). 

 
This development covers a substantial area which has potential for the prehistoric and 
Roman as well as later periods. It is adjacent to the former St John’s Nurseries where 

finds of prehistoric flintwork and other material were made. The gravel terraces along 
the Severn were favoured locations for prehistoric and Roman occupation and the 

potential of the St John’s terrace, which had previously been largely unexplored, was 
highlighted by the discovery of an important site of late Iron Age and Roman date on 
the Sainsbury’s development. Mayfield is also close to roadways which would have 

been the scene of fighting during both Civil War battles (1642 and 1651), and burials 
which can be related to one or other of these have been found in the surrounding area. 

 
It would be appropriate to require an archaeological field evaluation and appropriate 
mitigation to be secured through an archaeological investigation condition as set out 

below. 
 

The condition includes a pre-commencement element so should be agreed with the 
applicant. 

 

Recommendation:  
 

AR005 Archaeological Investigation  
 
No development shall take place until a written scheme of investigation (WSI) for an 

archaeological field evaluation and mitigation has been submitted to and approved by 
the local planning authority in writing. For land that is included within the WSI, no 

development shall take place other than in accordance with the agreed WSI, which 
shall include the statement of significance and research objectives, and 
 

 The programme and methodology of site investigation and recording and the 
nomination of a competent person(s) or organisation to undertake the agreed 

works 



 The programme for post-investigation assessment and subsequent analysis, 
publication & dissemination and deposition of resulting material. This part of the 

condition shall not be discharged until these elements have been fulfilled in 
accordance with the programme set out in the WSI.’ 

 
Worcestershire County Council (Highway Authority):   
 

‘Worcestershire County Council acting in its role as the Highway Authority has 
undertaken a full assessment of this planning application. Based on the appraisal of the 

development proposals the Transport Planning and Development Management Team 
Leader on behalf of the County Council, under Article 18 of the Town and Country 
Planning (Development Management Procedure) (England) Order, 2015 has no 

objection subject to conditions. 
 

Observations 
 
It is noted that there is an extant permission on this site (19/00444/FUL) for 9 

dwellings and the proposed development of 6 dwellings is therefore less intensive in 
terms of traffic generation and the proposed access arrangements including visibility 

are the same as for the consented scheme. 
 

Moreover, a speed warning sign has been recently installed on Malvern Road in the 
vicinity of the site to reinforce the 30 mph speed limit to north bound traffic which has 
been identified via various speed surveys, to be the direction with higher vehicle 

speeds. Vehicle speeds appear noticeably reduced as a result. Nonetheless, the 
visibility splays as previously approved, comply with requirements and are accepted 

again here. The gradient of the proposed access must also be in line with agreed plans 
for the approved scheme. 
 

The proposed development is laid out as a private shared drive and accordingly, the 
site will not be adopted by the Highway Authority. Whilst the parking and turning 

provision is in line with standards in the Streetscape Design Guide, it is recommended 
that the shared driveway and private parking areas plus the short section of footway at 
the entrance to the site are surfaced in different materials to distinguish the separate 

uses. 
 

The vehicular access shall be laid out as a dropped kerb crossing and works in the 
highway must be carried out by WCC contractors Ringway as per the note below. 
 

Cycle parking will be provided (2 spaces per dwelling) within a shed for Plot 1 and 
within the garages for Plots 2 – 6 and the shed for Plot 1 must be properly accessible 

via a footpath. 
 
A Welcome Pack to promote sustainable travel options will be required and guidelines 

as to acceptable contents are provided separately. To support the sustainable 
credentials of the site, electric vehicle charging points per dwelling are expected in 

accordance with the NPPF. 
 
Importantly, the proposed layout includes the provision of a turning head however the 

submitted refuse vehicle tracking is below standard for the size and type of refuse 
vehicle in operation by Worcester City Council therefore whilst a bin collection point has 

been indicated at the point where the private shared drive narrows to 3.5 metres, the 
actual refuse vehicle will not be able to enter the site and make the necessary 
manoeuvres. 

 
This represents a significant disadvantage to residents particularly of Plots 4 – 6 where 

the distance to the highway is over 100 metres and this does not comply with the 



recommended ‘drag’ distances in Manual for Streets which is national guidance and 
which states that residents should be required to ‘drag’ their refuse a maximum of 30 

metres. Moreover, the refuse collection point should be within 25 metres of the 
highway. 

 
Due to the layout and depth of the site, this recommendation cannot be complied with, 
however on balance and given that in all other aspects the proposed development is 

acceptable, a Highways objection will not be made. Moreover, it will be a matter of 
‘buyer beware’ for future occupiers who will also have an option to use a private refuse 

collection service which may well operate a smaller refuse vehicle. 
 
The Highway Authority has undertaken a robust assessment of the planning application 

and concludes that there are no justifiable grounds on which an objection could be 
maintained. 

 
Conditions 
 

1. The Development hereby approved shall not be occupied until visibility splays of 
51.7m to the north and 59.4m to the south with 0.5m offset as previously approved 

have been properly provided. These splays shall be maintained free of obstruction 
above 600mm at all times thereafter. 

 
REASON: In the interests of highway safety and the free flow of traffic 

 

2. The Development hereby approved shall not be occupied until the access including 
gradient as previously agreed, has been properly provided, surfaced and drained 

with details to be submitted to and in approved in writing by the Local Planning 
Authority. 
 

REASON: In the interests of highway safety 
 

3. The Development hereby approved shall not be occupied until the access, parking 
including cycle parking and turning areas shown on the approved Proposed Site Plan 
(Drawing No.115) have been properly 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 

 

4. The Development hereby approved shall not be occupied until the applicant has 
submitted in writing to and had approval in writing from the Local Planning 

Authority a residential welcome pack promoting sustainable forms of access to the 
development 
 

REASON: To reduce vehicle movements and promote sustainable access. 
 

5. The Development hereby permitted shall not be first occupied until electric vehicle 
charging point(s) per dwelling have been provided. The charging points shall comply 
with BS EN 62196 Mode 3 or 4 charging and BS EN 61851 and the Worcestershire 

County Council Streetscape Design Guide. The electric vehicle charging provision 
shall be retained for the lifetime of the development. 

 
REASON: To encourage sustainable travel and healthy communities. 

 

6. The Development hereby approved shall not commence until a Construction 
Environmental Management Plan has been submitted to and approved in writing by the 

Local Planning Authority. This shall include but not be limited to the following:- 



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

on the public highway; 
 

• Details of site operative parking areas, material storage areas and the location of site 
operatives facilities (offices, toilets etc); 
• The hours that associated vehicles will be permitted to arrive and depart, and 

arrangements for unloading and manoeuvring. 
 

The measures set out in the approved Plan shall be carried out and complied with in full 
during the construction of the development hereby approved. . 
REASON: To ensure the provision of adequate on-site facilities and in the interests of 

highway safety. 
 

Informatives 
 
1. This permission does not authorise the applicant to carry out works within the 

publicly maintained highway since such works can only be carried out by the County 
Council’s Approved Contractor, Ringway Infrastructure Service who can be 

contacted by email worcestershirevehicle.crossing@ringway.co.uk The applicant is 
solely responsible for all costs associated with construction of the access. 

 
2. Drainage arrangements shall be provided to ensure that surface water from the 

driveway area does not discharge onto the public highway. No drainage or effluent 

from the proposed development shall be allowed to discharge into any highway 
drain or over any part of the public highway.’ 

 
and 
 

‘Worcestershire County Council acting in its role as the Highway Authority has 
undertaken a full assessment of this planning application. Based on the appraisal of 

the development proposals the Transport Planning and Development Management 
Team Leader on behalf of the County Council, under Article 18 of the Town and 
Country Planning (Development Management Procedure) (England) Order, 2015 has 

no objection subject to conditions. 
 

Observations  
 
Further to the amended plans, it is noted that the turning head has been reduced to 

16500mm on one arm to allow for the garages in this location to be brought forwards 
and the previous comments as repeated below still apply regarding the lack of 

manoeuvring for a standard Council refuse vehicle.  All other aspects of the access 
and parking arrangements are acceptable as before and the conditions as below relate 
to the Proposed Site Plan (Drawing No. 150N).   

 
It is noted that there is an extant permission on this site (19/00444/FUL) for 9 

dwellings and the proposed development of 6 dwellings is therefore less intensive in 
terms of traffic generation and the proposed access arrangements including visibility 
are the same as for the consented scheme.    

 
Moreover, a speed warning sign has been recently installed on Malvern Road in the 

vicinity of the site to reinforce the 30 mph speed limit to north bound traffic which has 
been identified via various speed surveys, to be the direction with higher vehicle 
speeds. Vehicle speeds appear noticeably reduced as a result.  Nonetheless, the 

visibility splays as previously approved, comply with requirements and are accepted 
again here.  The gradient of the proposed access must also be in line with agreed 

plans for the approved scheme.  



 
The proposed development is laid out as a private shared drive and accordingly, the 

site will not be adopted by the Highway Authority.  Whilst the parking and turning 
provision is in line with standards in the Streetscape Design Guide, it is recommended 

that the shared driveway and private parking areas plus the short section of footway at 
the entrance to the site are surfaced in different materials to distinguish the separate 
uses.  

 
The vehicular access shall be laid out as a dropped kerb crossing and works in the 

highway must be carried out by WCC contractors Ringway as per the note below.  
Cycle parking will be provided (2 spaces per dwelling) within a shed for Plot 1 and 
within the garages for Plots 2 – 6 and the shed for Plot 1 must be properly accessible 

via a footpath.     
 

A Welcome Pack to promote sustainable travel options will be required and guidelines 
as to acceptable contents are provided separately.  To support the sustainable 
credentials of the site, electric vehicle charging points per dwelling are expected in 

accordance with the NPPF.     
 

Importantly, the proposed layout includes the provision of a turning head however the 
submitted refuse vehicle tracking is below standard for the size and type of refuse 

vehicle in operation by Worcester City Council therefore whilst a bin collection point 
has been indicated at the point where the private shared drive narrows to 3.5 metres, 
the actual refuse vehicle will not be able to enter the site and make the necessary 

manoeuvres.    
 

This represents a significant disadvantage to residents particularly of Plots 4 – 6 where 
the distance to the highway is over 100 metres and this does not comply with the 
recommended ‘drag’ distances in Manual for Streets which is national guidance and 

which states that residents should be required to ‘drag’ their refuse a maximum of 30 
metres.  Moreover, the refuse collection point should be within 25 metres of the 

highway.    
 
Due to the layout and depth of the site, this recommendation cannot be complied with, 

however on balance and given that in all other aspects the proposed development is 
acceptable, a Highways objection will not be made.  Moreover, it will be a matter of 

‘buyer beware’ for future occupiers who will also have an option to use a private refuse 
collection service which may well operate a smaller refuse vehicle.      
 

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

could be maintained.’ 
 
Conditions 

 
1. The Development hereby approved shall not be occupied until visibility splays of 

51.7m to the north and 59.4m to the south with 0.5m offset as previously approved 
have been properly provided.  These splays shall be maintained free of obstruction 
above 600mm at all times thereafter.     

 
REASON:  In the interests of highway safety and the free flow of traffic 

 
2. The Development hereby approved shall not be occupied until the access including 
gradient as previously agreed, has been properly provided, surfaced and drained with 

details to be submitted to and in approved in writing by the Local Planning Authority. 
 

REASON:  In the interests of highway safety    



 
3. The Development hereby approved shall not be occupied until the access, parking 

including cycle parking and turning areas shown on the approved Proposed Site Plan 
(Drawing No.150N) have been properly 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 
 

4. The Development hereby approved shall not be occupied until the applicant has 
submitted in writing to and had approval in writing from the Local Planning Authority a 
residential welcome pack promoting sustainable forms of access to the development   

 
REASON: To reduce vehicle movements and promote sustainable access. 

 
5. The Development hereby permitted shall not be first occupied until electric vehicle 
charging point(s) per dwelling have been provided. The charging points shall comply 

with BS EN 62196 Mode 3 or 4 charging and BS EN 61851 and the Worcestershire 
County Council Streetscape Design Guide. The electric vehicle charging provision 

shall be retained for the lifetime of the development. 
 

REASON: To encourage sustainable travel and healthy communities. 
 
6. The Development hereby approved shall not commence until a Construction 

Environmental Management Plan has been submitted to and approved in writing by 
the Local Planning Authority. This shall include but not be limited to the following:- 

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

 
• Details of site operative parking areas, material storage areas and the location 

of site operatives facilities (offices, toilets etc); 
 
• The hours that associated vehicles will be permitted to arrive and depart, and  

arrangements for unloading and manoeuvring.  
 

The measures set out in the approved Plan shall be carried out and complied with in 
full during the construction of the development hereby approved.  . 
 

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

 
 
Informatives 

 
1. This permission does not authorise the applicant to carry out works within the 

publicly maintained highway since such works can only be carried out by the County 
Council’s Approved Contractor, Ringway Infrastructure Service who can be contacted 
by email worcestershirevehicle.crossing@ringway.co.uk  The applicant is solely 

responsible for all costs associated with construction of the access. 
 

2. Drainage arrangements shall be provided to ensure that surface water from the 
driveway area does not discharge onto the public highway. No drainage or effluent 
from the proposed development shall be allowed to discharge into any highway drain 

or over any part of the public highway.’ 
 

 



 
South Worcestershire Land Drainage Partnership:  

 
‘The Applicant has stated soakaway as the proposed means of disposal for surface 

water on the application form. The accompanying Water Management Statement 
provided by the Applicant - Structa report 5565-PTN001 Revision 1 - and drainage 
strategy plan, Drawing Numbered 5565/1510/P1 is acceptable in principle. The WMS 

confirms that a private management company will be responsible for the maintenance 
of communal SuDS units and connecting pipework. Future adoption by STWL is also 

proposed but this will be under Sewers For Adoption in England (SFA 8), in accordance 
with the OFWAT Water Asset Adoption Arrangements from 1st April 2020, not the Flood 
& Water Management Act 2010 as stated in the WMS.  

 
I have no objection in principle to these proposals, nor a requirement for a surface 

water drainage condition to be applied to any planning permission granted for this 
application.’ 
 

Lead Local Flood Authority: 
 

‘Thank you for consulting the LLFA on this application. It does not meet the statutory 
consultation criteria for the LLFA, and we will not be responding to this application.’ 

 
Planning Policy:  
 

‘The relevant policy considerations for this application are: SWDP 4, SWDP 13, 
SWDP 21, SWDP 22, SWDP 26, SWDP 27, SWDP 28, SWDP 29, SWDP 30, SWDP 

33. 
 
SWDP 4 – ‘Moving around South Worcestershire’ requires under part A ‘Managing 

Travel Demand’ that proposals must demonstrate that the layout of development 
will minimise demand for travel, will offer genuinely sustainable travel choices, will 

address road safety and is consistent with the delivery of the Worcestershire 
Transport Plan objectives. 
 

The proposals are considered to be in general conformity with this policy. 
 

SWDP 5 – The site area is approximately 0.46 hectares. SWDP 5 states that for 
greenfield housing developments of less than 1ha but more than 0.2ha (gross) – 
20% Green Infrastructure (GI) is required (excluding private gardens). According 

to the definition of Previously Developed Land in the NPPF, land in built-up areas 
such as residential gardens is excluded from the definition. This site is therefore 

considered to be greenfield land. 
 
SWDP 13 - ‘Effective Use of Land’ under part B requires development to “make the 

most effective and efficient use of land, with housing density designed to enhance 
the character and quality of the local area, commensurate with a viable scheme 

and infrastructure capacity.” 
 
Part C adds that “housing density will be greater on sites with a high level of 

accessibility, including sites located in or close to city and town centres, or close to 
public transport stations.” 

 
Part E (allocated sites) and F (windfall sites) of the policy are both applicable to this 
planning application, but refer to the same policy requirement. For sites within the 

City of Worcester, development should achieve an average net density of 40 
dwellings / ha. 

 



With a gross site area of 0.46 hectares, 6 dwellings would result in an approximate 
density of 13 dwellings per hectare. The proposed density is not in conformity with 

the policy. The application site is within an area with mixed density development 
including low density detached dwellings and low rise apartment blocks set within 

surrounding open space. It is considered that the density of the scheme is broadly 
in keeping with the surrounding development and as such would not be 
unacceptable in this context. 

 
SWDP 14 - All new residential developments of five or more units, having regard 

to location, site size and scheme viability, should contain a mix of types and sizes 
of market housing. The mix will be informed by the latest Strategic Housing Market 
Assessment and / or other local data, for example, Neighbourhood Plans, Parish 

Surveys, Parish Plans and developers’ assessments. 
 

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. 
 

The Design Quality SPD (2018) provides further information relating to design 
principles and supports the implementation of SWDP 21. 

 
Further detail regarding the design of the scheme is likely to be required. At this 
point, it appears that the scale of the building proposed on Plot 3 may conflict with 

the requirements of the policy due to its height and consequent impact on 
neighbouring amenity. 

 
SWDP 22 – ‘Biodiversity and Geodiversity’ states under part F that development 
should, wherever practicable, be designed to enhance biodiversity and geodiversity 

(including soils) conservation interests as well as conserve on-site biodiversity 
corridors / networks. Developments should also take opportunities, where 

practicable, to enhance biodiversity corridors / networks beyond the site boundary. 
Further consideration of how biodiversity will be enhanced by the scheme is 
required. 

 
SWDP 26 – ‘Telecommunications and Broadband’ states that for broadband, new 

development should be provided with superfast broadband or alternative solutions 
where appropriate, e.g. mobile broadband and / or Wi-Fi. Wherever practicable, 
superfast broadband capacity should be incorporated to agreed industry standards. 

Developers and infrastructure providers should seek to facilitate this through early 
engagement. 

 
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. 



 
It is considered that the requirements of Part A of this policy have been satisfied in 

the accompanying Energy Assessment. The proposal to include a photovoltaics 
array within the scheme. It is recommended that the location and orientation of 

the photovoltaic cells is established as part of the consideration of the scheme as 
this is likely to affect the productivity of the installed system. 
 

SWDP 28 – ‘Management of flood risk’ 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 must also satisfy the Exception Test in 
all applicable situations as set out in the latest version of the SFRA. 

 
The application site is within Flood Zone 1. The proposals are considered to be in 

general conformity with this policy. 
 
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 

postdevelopment surface water run-off rate will not increase. In all cases, development 
proposals must not increase surface water flood risk beyond the site. 
 

The water management statement envisages infiltration management of surface 
water supported by the use of a geocellular soakaway system to improve 

attenuation. The proposals are considered to be within general conformity with the 
policy although further detail is likely to be required. 
 

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. However, the 
proposals are considered to be in general conformity with these policy 
requirements. 

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

use per person will not exceed 110 litres per day. 
 
Further detail will be required to demonstrate the adherence to requirement. 

 
SWDP 33 – ‘Waste’ states that proposals for new development should incorporate 

adequate facilities into the design to allow occupiers to separate and store waste 
for recycling and recovery unless existing provision is adequate. 
 

SWDP 39 – ‘Provision for Green Space and Outdoor Community Uses in New 
Development’ requires development proposals exceeding 5 dwellings to make 

provision for (all applicable) Green Space and outdoor community uses as set out 
in Table 10, together with secure arrangements for its long-term management and 
ongoing maintenance. 

 
Conclusion 

 
Subject to consideration of the impact on neighbouring amenity with respect to the 
design of Plot 3, and satisfactory adherence to the above policies, there would be 

no objection to this planning application from a planning policy perspective.’ 
 

Consulting Arborist: 



 
‘The amount of green space included in the application is a benefit. However, the 

submitted application does not include landscaping details such as tree planting. 
Therefore, consideration of how appropriate it is to remove the majority of trees cannot 

be made. Should a suitable number of new trees e.g. 20 of different species/growth 
habits, be included in the application then this would likely show mitigation of loss of 
tree cover. The applicant may be interested to know that conifer trees are a trait of the 

city's landscape in this area.’ 
 

and 
 
‘The specification to accompany the landscape plan is required. The applicant should 

consider including more trees.’ 
 

and 
 
‘Strictly from an arboricultural perspective the detail submitted in the latest landscape 

proposal shows adequate mitigation in light of previous comments made reference: 
removal of trees.’ 

 
Worcester City Council Refuse Team: 

 
‘The gradient of the slope and width of the opening is unsuitable for our standard 
refuse collection vehicle to enter. As a result, the proposed bin store would need to be 

moved to near the entrance opposite the cycle store on the plan. The bins for the 
apartments would permanently be stored here and any individual bins for the 

bungalows could also be stored here permanently or be placed here on the scheduled 
collection day. As the vehicle is unable to gain access all bins need to be presented as 
close to the kerbside as possible in the proposed new bin store location. The collection 

crew would not fetch individual bins from the bungalows at the rear of the development 
but would park on Malvern Road and collect the bins from the new bin store location.’ 

 
6.4 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.  

6.5 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 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; 

- construction jobs for period of construction 



2  The social role: 

- residential amenity 

- housing 
- crime risk  

 
3. The environmental role: 

 

- design and appearance 
- landscape character and visual impact 

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

- energy conservation. 
          

  These issues will now each be considered in turn.  
 
  The Principle of Development 

 
7.3 When considering this application, I consider that the planning history is a significant 

material consideration in the assessment of the current proposals. 

7.4 19/00444/FUL 

Proposal - Demolition of existing dwelling and erection of a detached block of 6no. 2-
bed flats and 3no. detached bungalows with associated open space, car parking and 
road infrastructure. 

 

(Figure 2: Previouly approved Site Plan – Application 19/00444/FUL) 

7.5 The National Planning Policy Framework (NPPF) explains that the purpose of the 
planning system is to contribute to the achievement of sustainable development. This 

is defined as meeting the needs of the present without compromising the ability of 
future generations to meet their own needs. 



7.6 The NPPF sets out the Government’s view of what sustainable development means in 
practice for the planning system. It is clear from this that sustainability concerns more 

than just proximity to facilities, it clearly also relates to ensuring the physical and 
natural environment is conserved and enhanced as well as contributing to building a 

strong economy through the provision of new housing of the right type in the right 
location at the right time. 

7.7 Policy SWDP 1 contained within the South Worcestershire Development Plan echoes the 

NPPF’s requirements for ‘sustainable development’ and that planning applications that 
accord with the policies in the Local Plan (or other part of the statutory Development 

Plan) will be approved without delay unless material considerations indicate otherwise. 

7.8 Worcester City Council has an up-to-date Local Plan which was adopted on 25th 
February 2016 and can demonstrate in excess of a 7 year housing land supply. The 

presumption in favour of sustainable development, as advised by the NPPF, will 
therefore need to be applied in this context. 

7.9 The NPPF sets out the emphasis for Local Planning Authorities to resist inappropriate 
development of residential gardens. Whilst the rear garden is segregated from the 
dwelling, nevertheless it was formerly part of the garden of the host property and 

remains capable of being used as such. Guidance set down in the National Planning 
Policy Framework (NPPF) sets out a preference for development on 'brownfield' sites. 

Following the re-classification of garden land, private rear gardens are no longer 
defined as 'brownfield' sites and are classified as development on greenfield land. The 

principle of residential redevelopment of this site for residential use would thereby be 
inconsistent with the guidance set out in the NPPF. Specifically, the NPPF states 
(paragraph 111) that: "Planning policies and decisions should encourage the effective 

use of land by re-using land that has been previously developed." This guidance is a 
significant material consideration in the determination of any proposals for the 

redevelopment of this site. 

7.10 The definition of ‘previously developed land’ within the Glossary to the Framework 
specifically excludes ‘land in built-up areas such as residential gardens’. Therefore, as 

the site was formerly residential garden within a built-up residential area and is still 
capable of being used as such, it is not ‘previously developed’ or ‘brownfield’ land.  

7.11 Whilst the efficient use of land and the use of previously developed or brownfield land 
is encouraged by the Framework, it does not specifically preclude development in 
residential gardens. Rather, paragraph 70 of the Framework says that ‘where an 

allowance is to be made for windfall sites as part of anticipated supply, there should be 
compelling evidence that they will provide a reliable source of supply. Any allowance 

should be realistic having regard to the strategic housing land availability assessment, 
historic windfall delivery rates and expected future trends. Plans should consider the 
case for setting out policies to resist inappropriate development in residential gardens, 

for example where development would cause harm to the local area.’  

7.12 However, the South Worcestershire Development Plan (SWDP) does not contain any 

policies that specifically resist inappropriate development in residential gardens. Policy 
SWDP 2 of the Development Plan sets out the development strategy for the area, 
which, for housing, involves focussing most development on the urban areas. Part B of 

Policy SWDP 2 provides that windfall development is acceptable within development 
boundaries. Nevertheless, the Framework does indicate that, when considering the 

efficient use of land, the desirability of maintaining an area’s prevailing character and 
setting, including residential gardens, should be taken into account in decision-making. 

7.13 In my assessment of the principle of development, I am also mindful of the comments 

of the Planning Policy Team with regards to the requirements of SWDP 13, their 
comments are as follows: 



‘SWDP 13 - ‘Effective Use of Land’ under part B requires development to “make the 
most effective and efficient use of land, with housing density designed to enhance 

the character and quality of the local area, commensurate with a viable scheme 
and infrastructure capacity.” 

 
Part C adds that “housing density will be greater on sites with a high level of 
accessibility, including sites located in or close to city and town centres, or close to 

public transport stations.” 
 

Part E (allocated sites) and F (windfall sites) of the policy are both applicable to this 
planning application, but refer to the same policy requirement. For sites within the 
City of Worcester, development should achieve an average net density of 40 

dwellings / ha. 
 

With a gross site area of 0.46 hectares, 6 dwellings would result in an approximate 
density of 13 dwellings per hectare. The proposed density is not in conformity with 
the policy. The application site is within an area with mixed density development 

including low density detached dwellings and low rise apartment blocks set within 
surrounding open space. It is considered that the density of the scheme is broadly 

in keeping with the surrounding development and as such would not be 
unacceptable in this context.’ 

 
7.14 The application site is located in a predominantly residential area and the erection of 

further residential units is considered to be compatible with the adjoining land uses and 

is considered to be an efficient use of this land.  Whilst the application site comprises 
land that was formerly private amenity space and is still capable of being used as such 

and is greenfield in nature. Members will also note that planning permission was 
granted under application 19/00444/FUL by the Planning Committee at the meeting in 
January 2020. This is an extant permission which I consider  establishes the  principle 

of the development of this site.  

7.15 As such, it is important to consider whether the site has the capacity to accommodate 

the proposed development and whether the development of this site would have an 
adverse impact on the character and appearance of the site and surrounding area and 
neighbouring residents' amenities, and whether a site of this size has the capacity to 

deliver a high quality residential development which meets the needs of future 
occupants including the provision of adequate access, parking and private amenity 

space. 

  Sustainable Development  
 

1. The economic role 
  

7.16 In the short term the proposal would see the creation of construction jobs for the 
 construction period of the project and some on-going opportunities for the provision of 
 goods and services. The scheme would also provide 6 new dwellings which would 

contribute to the maintenance and vitality of local services and facilities. In my opinion, 
this weighs in favour of granting planning permission. 

 2. The social role  

7.17 The key aim is to provide new residential dwellings. 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 

7.18 Policy SWDP 14 states under part A that all new residential developments of five or 

more units, having regard to location, site size and scheme viability, should contain a 
mix of types and sizes of market housing.  



The mix will be informed by the latest Strategic Housing Market Assessment and/or 
other local data, for example, Neighbourhood Plans, Parish Surveys, Parish Plans and 

developers’ assessments. In this respect, the development would provide a total of 
three two-bedroom bungalows, two four-bedroom dwellings and one five-bedroom 

dwelling.. However, the provision of bungalows is welcomed offering some variety 
within the local housing market and the development would contribute towards the five 
year housing land supply within Worcester and the City Council’s provision of housing 

and, as such, this is welcomed and weighs in favour of the proposal overall. 

Residential Amenity 

7.19 The site lies adjacent to residential properties located in Malvern Road, Sherwood Lane, 
Charnwood Close and Hudson Close. Policy SWDP 21 requires that new development 
does not have a significant adverse effect on neighbouring amenity.  

7.20 Policy SWDP 21 also requires amongst other matters that new development should 
provide an adequate level of privacy, outlook, sunlight and daylight, and should not be 

unduly overbearing. This is consistent with paragraph 128 of the NPPF that has one of 
its core principles planning should always seek to secure high quality design and a 
good standard of amenity for all existing and future occupants of land and buildings. 

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

pertinent advice is also contained in the South Worcestershire Design Guide SPD 
(SWDG SPD), which was adopted by the City Council on 6th March 2018. 

7.21 Comments have been received from neighbouring residents with regards to the 
following concerns: 

- The impact of the proposed two storey dwellings on the character of the area. 

- Concerns relating to overlooking and overshadowing from Plot 3  
- Backland development 

- Concerns relating to retention of the hedge abutting properties on Sherwood 
Lane. 

- The impact of the height of the proposed bungalows. 

 
Impact of the proposed two storey dwellings on the character of the area. 

7.22 I note the concerns expressed by neighbouring properties with regards to the impact of 
the two storey dwellings on the character of the area. I note that many of the 
properties in Sherwood Lane and Charnwood Close are bungalows. Nevertheless, I am 

also mindful that the properties towards the end of Sherwood Lane where the road 
joins Malvern Road are two storey dwellings as well as Stanhope Court. It is therefore 

considered that the proposals would not have a detrimental impact on the character of 
the area. 

Concerns relating to overlooking and overshadowing from Plot 3  

7.23 Initial concerns were expressed by neighbouring residents with regards to potential 
overlooking/overshadowing from plot 3. In order to mitigate any potential overlooking 

or perception overlooking, revised plans were sought and submitted to reduce the size 
of the first-floor windows. In addition to this, to further reduce any potential 
overshadowing, the dwelling has also been reduced in height by 7500mm. When 

considering the impact of any potential overlooking or overshadowing, it is also 
considered that the separation distance between the proposed dwelling and the rear of 

the opposite property, No. 16 Sherwood Lane, mitigates this impact further as there is 
a distance of approximately 41.51 metres from the first floor of the proposed dwelling 
to the rear wall of No. 16 Sherwood Lane and a distance of approximately 38.2 metres 

from the ground floor.  



(This can be seen in the below annotated site plan along with an annotated site plan of 
the previously approved application).  

7.24 Similarly, it has also been confirmed that the proposals include the retention of the 
existing mature hedgerow between the proposed dwellings and the rear of the 

properties on Sherwood Lane. To ensure the long-term retention of the existing 
hedgerows at the site, a condition has also been recommended in this regard. 

7.25 It is therefore considered that whilst there may be some perceived overlooking from 

Plot 3 to the rear gardens of Sherwood Lane. Nevertheless, it is not considered that it 
would be to such a detrimental nature that if refused, could be defended at appeal. 

 

 

 

 

 

 

 

 

 

 

 

 

 



(Figure 3: Proposed site plan showing distances) 

 

 

 

 

 

 

 

 

 

 

 

(Figure 4: Previously approved site plan showing distances) 

Backland development 

7.26 I note the concerns expressed with regards to backland development. However, as the 

existing ‘Mayfield’ dwelling is proposed to be removed and Plot 1 is sited to the front of 
the site off Malvern Road, it is therefore considered that the current proposal is now 

considered to be a comprehensive re-development of the site rather than backland 
development. 

Concerns relating to retention of the hedge abutting properties on Sherwood Lane. 

7.27 I note the concerns with regards to any loss of existing hedgerows on the site. 
However, the proposals include the retention of these hedgerows. To ensure the long-

term retention of the existing hedgerows at the site, a condition has also been 
recommended in this regard. 

The impact of the height of the proposed bungalows. 

7.28 Whilst I note the concerns raised with regards to the height of the proposed 
bungalows, however it is not considered that the differences in height between the 

previously approved dwellings or the current proposed bungalows would result in an 
overbearing or over dominant impact on neighbouring amenity. 

7.29 The following figures 5 – 13 illustrate a comparison of heights of the current proposed 
dwellings and previously approved dwellings: 



 

 

 

 

 

 

 

 

 

 

 

 

 

(Figure 5: Plot 1 Current proposals) 

 

 

 

 

 

 

 

 

 

 

 

 

(Figure 6: Plot 2 
Current 

proposals) 

 

 



 

 

(Figure 7: Previously approved flats Plots 1-6) 

 

 

 

(Figure 8: Plot 6 Current proposals) 

(Figure 9: Previously Approved Plot 7) 

 



 

 

(Figure 10: Plot 5 Current proposals) 

 

(Figure 11: Previously Approved Plot 8) 

 

 

 

 

 



 

(Figure 12: Plot 3 Current proposals) 

 

 

 

(Figure 13: Previously Approved Plot 9) 

 

 



 

7.30 Overall, I consider that the development is acceptable and would not cause undue 

levels of harm to the surrounding neighbouring residents and their amenity though 
overlooking or overshadowing and that the relationship between the existing and 

proposed development is acceptable and meets the requirements of the Design SPD 
and policy SWDP 21- Design. 

7.31 In the interests of ensuring amenity is safeguarded for adjacent neighbours, I consider 

that it would be reasonable and necessary to remove permitted development rights to 
plots 3, 4, 5 and 6. A condition to this effect is recommended accordingly. 

7.32 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 demolition 
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. However, it is important to recognise that the movement of traffic will 

not be constant during construction works. There will inevitably be higher volumes at 
the start when material from the demolition works and site preparation works is 
excavated and removed from site and from the delivery of construction materials and 

workers vehicles. There will be peaks and troughs of movements through the 
construction period and as a result the risks and management will alter during this 

period. 

7.33 Consideration also needs to be given to potential mitigation measures which may be 

used to reduce the impact on local residents. As noted above, disturbance during 
construction is to be expected and is not normally a material planning consideration as 
this would not be permanent. Nevertheless, it is possible to reduce the degree of 

intrusion during this time. For example, a construction environment management plan 
(CEMP) to specify working hours and delivery times, parking for operatives’ vehicles, 

how operations will be undertaken during the construction phase, the sequence that 
would be undertaken for construction and the envisaged construction period. In setting 
these controls the impact on the amenity of the neighbours would be reduced to a 

minimum during the construction period and can reasonably be secured by way of an 
appropriately worded planning condition. 

 
7.34 Whilst I accept that there would be some impact upon amenity from noise associated 

with construction traffic, nevertheless this must be balanced against the duration of the 

construction period, the nature and frequency of traffic movements. Overall, whilst the 
temporary adverse impact on local residents during the construction phase is 

recognised, nevertheless it is considered that these can be suitably mitigated. 
 

3. The environmental role 

Design 

7.35 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. 

7.36 These policy requirements are consistent with the aims and objectives of the NPPF 

which attaches significant weight to the importance of design of the built environment 
and identifies it as a key aspect of sustainable development.  



High quality design goes beyond aesthetic considerations including the architecture of 
individual buildings to encompass the integration of new development into the natural, 

built and historic environment. This is reflected in corresponding Planning Practice 
Guidance on design and the National Design Guide. 

7.37 The application site is located on the west side of Malvern Road, which is typified by 
large properties. The proposed development would be sited next to Stanhope Court, a 
substantial building to the south, and could be successfully incorporated into the street 

scene. The development would appear as a sensitively designed addition to the street 
scene and would not, in my view, have a detrimental impact on the character and 

appearance of the location. 

7.38 The proposal relates to its surroundings in that it has three two-storey dwellings to the 
front of the site off Malvern Road and bungalows to the rear. Having looked at the 

immediate surroundings, there are already other developments with access drives 
behind the properties on Malvern Road. The scale, height and massing of the proposed 

dwellings is similar to the existing residential properties in the surrounding area. I 
consider that the proposed development would be of a high quality and would use 
materials that are appropriate to the location. 

7.39 In this regard, I consider that the proposal has rationalised the constraints and 
opportunities of the site, including the orientation and relationship to the surrounding 

residential properties, and I am satisfied that the site has the capacity to accommodate 
the development in an acceptable manner in terms of its layout and design. The size 

and scale of the development would be acceptable in the local context of the site and 
surrounding development and it would not appear to be incongruous or overbearing 
within the local context. 

Landscape Character and Biodiversity 

7.40 The site is located in an area characterised by open green space, although the site is 

not classified as Green Space for the purposes of the South Worcestershire 
Development Plan. 

7.41 In accordance with policy SWDP 5, 20% of the site is required to be green 

infrastructure. The specific landscape/biodiversity measures include:  dense planting 
with native species and pollinators as new habitat, the inclusion of a rain garden 

feature and structural planting along the northern boundary. Three areas of green 
infrastructure are proposed to meet this requirement, as highlighted in green on the 
proposed plan below. 



 

 

 

 

 

 

 

 

 

 

 

 

 

(Figure 14: Proposed plan showing areas of Green Infrastructure) 

7.42 The following comments from the Landscape and Biodiversity Adviser (Received 02-12-
2020) with regards to the amended plans are as follows: 

1. ‘Disappointed that opportunity for green roof biodiversity and suds swales 
scheme not taken.  

2.  For this layout, the road should be moved south to give more open area for 
biodiversity enhancement rather then larger front gardens, to the shrub bed at 

the house gable (as at No.1) Note that 20% open space is only a minimum and 
this site has good opportunities and was mostly open garden land originally.  

3.  That area should then have designed, linked SUDS in swales with native 

planting, rather than small rain gardens, which  are welcome but not connected 
to the storm drainage design? This area also should not be broken up/used for 

the bin store.  

4. The very large hard area to access the garages between 2 and 3 should be 
broken up with tree planting allowing access down either side. ie allowing 2 

way.eg a row of three in grilles with protective cages.  

5. At least this large garage should have a native green roof if nothing else is 

proposed, and full reasoning given why any dwellings cannot have green roofs.  

6. The 12-14cm tree planting is welcomed, especially the native trees.’ 

7.43 With regards to point 1 in the comments of the Landscape and Biodiversity Advisor, I 

support the preference for green roof biodiversity and SuDS swales, nevertheless, I do 
not consider that the absence of these features in themselves render the proposals 

unacceptable and note that no such features were proposed as part of the previously 
approved scheme. 



7.44 With regards to point 2, whilst it may be preferable for a larger area of Green 
Infrastructure to the north of the site, it is considered that moving the road south may 

result in both highway and access related issues. Similarly, as plot 3 is a two-storey 
dwelling, moving the road to the south would bring the dwelling closer to the boundary 

with neighbouring properties so would contribute to the overlooking/overshadowing 
concerns expressed by neighbours. I would therefore have concerns with regards to 
moving the road any further south within the site. 

7.45 With regard to Point 3, it is considered that the proposed rain gardens would still 
provide both a drainage and wildlife benefit to the site.  

7.46 I note the comments of the neighbour regarding enabling the movement of hedgehogs 
between the site and neighbouring gardens. Provision for this can be made via a small 
opening in the gravel boards of the boundary fencing and a condition requiring details 

of all boundary fencing and treatments is recommended accordingly.  

7.47 Whilst the suggested biodiversity enhancements would be preferable, nevertheless it is 

considered that the site does currently provide the required 20% Green Infrastructure 
as set out within policy SWDP 5, so therefore would be compliant with this policy. In 
my assessment, I am also mindful of the fallback position established by application 

19/00444/FUL which was a higher density scheme which consisted of 6 two-bedroom 
flats and 3 detached bungalows. 

7.48 On balance, it is therefore considered that the Green Infrastructure provision is 
proportionate to the scale of the development and would comply with the requirements 

set out in SWDP 5. I am satisfied that the site has the capacity to accommodate the 
development in an acceptable manner in terms of its layout and design. 

7.49 With regards to biodiversity at the site, an ecological appraisal was submitted with the 

previous application 19/00444/FUL. It is considered that this is still valid as the report 
is dated June 2019 and Ecological Appraisals are valid for a total of two years. The 

report concluded as follows: 

 ‘The site is considered to be of low value to wildlife; 

 There are no signs of bat activity or occupation in the outbuilding, and it is 

considered unsuitable for bat roosting or hibernation; 

 None of the trees surrounding the building contain any features such as decay 

cavities, woodpecker holes, fissures and exfoliating bark, that would be 
considered suitable for bat roosting and/or hibernation, and the site is thought to 
be of low interest to bat foraging; 

 A total of five species of birds were observed. Of these one was a Species of 
Medium Conservation Concern (RSPB Amber list); Dunnock, whilst the rest were 

all Species of Low Conservation Concern (RSPB Green list). Although no old or 
in-use birds’ nests were found, the bushes provide potential nest sites;  

 There is no standing water or other wetland features, and the site is not suitable 

for breeding amphibians. Similarly, it is thought to have negligible potential for 
reptiles, and no specific surveys are considered necessary;  

 There are no signs of badger or rabbit activity, but there was widespread 
evidence of foxes, with scats, play areas, sleeping platforms, and discarded prey 
items throughout;  



 It is concluded that there is low potential for invertebrate assemblages, in 
particular those species listed as a priority in the UK Biodiversity Action Plan 

and/or Local Biodiversity Action Plan.’ 

7.50 With regard to trees at the site, the Tree Officer raised initial concerns with regards to 

the number of proposed trees. However, following the submission of an amended plan 
the Tree Officer commented stating ‘Strictly from an arboricultural perspective the 
detail submitted in the latest landscape proposal shows adequate mitigation in light of 

previous comments made reference: removal of trees’. 

7.51 An Arboricultural Impact Assessment has also been submitted with the application, this 

concludes the following: 

 ‘This survey and impact assessment includes records of 12no. individual trees,  
4no. groups of trees and 3no hedgerows have been surveyed. These include 1no. 

category B and 18no. category C. None of the surveyed trees were of category A 
or U retention value.  The application considers all trees located on or within 

influencing distance of the proposed development area 

 It has been considered desirable wherever possible that trees and groups of 
trees should be retained, although care has been exercised over misplaced tree 

preservation. In terms of the current site layout plan, due to the size and scale 
of building requirement there is conflict with the trees that cannot be avoided 

and therefore mitigation proposals are considered. 

 To implement the Proposed Development, there will be an overall loss of 3no. 

category C individual trees,3no. category C groups of trees and the partial 
removal of 1no. category C group of trees. 

 All the proposed tree loss is located on or towards the Site boundaries. The 

proposed tree removals are all low arboricultural quality, however, do provide 
screening value at the Site. The removal of trees on the existing site access is 

likely to have the most impact. These trees will require removal to enable the 
access drive to be improved with a more suitable gradient and visibility splay.  
Although the removal of these trees will have a visual impact at the site level, 

this is reduced due to their raised nature, being located at the top of a retaining 
wall. 

 Should the Council be minded to grant planning permission, it is recommended 
that a planting plan is included as part of the application to ensure that the loss 
of screening is appropriately compensated for. Due to the low quality of the trees 

on-site, the proposal is considered to be a short-term loss, with a mid- to long-
term gain in canopy cover and amenity value providing sufficient compensation 

planting is included within the Proposed Development’ 

 The successful retention of those trees that will remain on the Site will be 
dependent upon the quality and maintenance of any protection system that is 

put in place. An Arboricultural Method Statement should be provided to detail 
how the necessary tree protection will be implemented.  

 An indicative draft tree protection plan (A004 – Appendix 4) has been provided, 
however, this is subject to alteration following a final decision notice and a 
detailed method statement should be provided as part of a robust planning 

condition.  

 It is critical that all protective fencing is installed and erected and the CEZ 

enforced prior to the commencement of any works on-site.  



 Following installation of tree protection, a site meeting will be undertaken with 
the Tree Officer to ensure satisfaction of all parties prior to any on-site works 

commencing.  

 It is recommended that a suitable competent arboriculturist, undertakes the site 

supervision and monitoring works.    

 In order for tree and root protection measures to work effectively all personnel 
associated with the construction process must be familiar with the Tree 

Protection Plan.   

 It is recommended that planning conditions be adhered to any approval for a 

suitable tree planting scheme and for the production of an Arboricultural Method 
Statement for implementation of tree protection, pre-commencement meetings 
and on-going site supervision.’ 

7.52 In light of the recommendations of the Arboricultural Impact Assessment, an 
appropriate condition has been recommended for the submission of an Arboricultural 

Method Statement. 

Impact on Archaeology 

7.53 With regard to Archaeology, the City Council’s Archaeological Officer has made the 

following comments: 

‘The comment and recommendation are the same as for the approved development or 

this site (19/00444/FUL). This development covers a substantial area which has 
potential for the prehistoric and Roman as well as later periods. It is adjacent to the 

former St John’s Nurseries where finds of prehistoric flintwork and other material were 
made. The gravel terraces along the Severn were favoured locations for prehistoric and 
Roman occupation and the potential of the St John’s terrace, which had previously 

been largely unexplored, was highlighted by the discovery of an important site of late 
Iron Age and Roman date on the Sainsbury’s development. Mayfield is also close to 

roadways which would have been the scene of fighting during both Civil War battles 
(1642 and 1651), and burials which can be related to one or other of these have been 
found in the surrounding area. 

7.54 It would be appropriate to require an archaeological field evaluation and appropriate 
mitigation to be secured through an archaeological investigation condition as set out 

below.’ 

7.55 A condition has been recommended accordingly and subject to the satisfactory 
discharge of the recommended condition, the proposals would not have a detrimental 

impact on archaeology. 

Access and Highway Safety 

7.56 As the current proposals are for 6 dwellings instead of the 9 units consented under 
application 19/00444/FUL, the Highway Authority has commented stating that the 
current proposals are therefore less intensive in terms of traffic generation and the 

proposed access arrangements, including visibility, are the same for the previously 
consented scheme. They also state that a speed warning sign has recently been 

installed to reinforce the 30mph speed limit to northbound traffic, which has noticeably 
reduced vehicle speeds as a result. Nonetheless, the visibility splays as previously 
approved comply with requirements and are accepted again here. The gradient of the 

proposed access must also be in line with agreed plans for the approved scheme. 



7.57 I also note the concerns of the Highway Authority with regard to the submitted refuse 
vehicle tracking being below standard for the size and type of refuse vehicle in 

operation by Worcester City Council. As such, whilst a bin collection point has been 
indicated at the point where the private shared drive narrows to 3.5 metres, the actual 

refuse vehicle will not be able to enter the site and make the necessary manoeuvres.   

7.58 The Highway Authority has stated that this represents a significant disadvantage to 
residents, particularly of Plots 4 – 6 where the distance to the highway is over 100 

metres that does not comply with the recommended ‘drag’ distances in Manual for 
Streets, which is national guidance and which states that residents should be required 

to ‘drag’ their refuse a maximum of 30 metres.  Moreover, the refuse collection point 
should be within 25 metres of the highway.    

7.59 Nevertheless, the Highway Authority acknowledges that due to the layout and depth of 

the site, this recommendation cannot be complied with, however on balance and given 
that in all other aspects the proposed development is acceptable, a highways objection 

will not be made.  Moreover, it will be a matter of ‘buyer beware’ for future occupiers 
who will also have an option to use a private refuse collection service which may well 
operate a smaller refuse vehicle.  

7.60 With regard to parking/cycle parking, the Highway Authority considers that subject to 
the recommended conditions and advisory notes, provision is in line with standards in 

the Streetscape Design Guide.    

7.61 On balance, it is therefore considered that subject to the compliance with the 

recommended conditions as set out within section 9 of this report, the proposals would 
not have a detrimental impact on parking, access or highways safety. 

Refuse 

7.62 I note the concerns of Worcester City Council Refuse Team with regards to the gradient 
of the slope and width of the driveway. A revised plan was sought to move the bin 

store closer to the front of the site off Malvern Road to address these concerns. The 
Agent raised the following comments in response: 

‘The site is accessed by way of a Private Shared Drive, and so the development is 

therefore to be serviced privately on-site. 

Appendix I of the submitted Transport Statement (attached) demonstrates that two-

way movements of a small refuse vehicle are achievable partially along the internal 

access road within the site 

Furthermore, where two-way movements are unachievable, suitable intervisibility is 

provided to ensure a vehicle travelling in one direction is able to wait whilst a vehicle 

travelling in the opposite direction can pass. 

Appendix I also demonstrates that the refuse vehicle is able to carry out a three-point 

turning manoeuvre west of Plot 3 without any conflicts 

A bin collection point is proposed north of this turning area, which is to be located a 

maximum distance of approximately 50m from any of the proposed dwellings on-site.’ 

7.63 Policy SWDP 33 provides that proposals for new development should incorporate 

adequate facilities into the design to allow occupiers to separate and store waste for 
recycling and recovery. As the proposed recovery arrangements will not permit 

collection by the City Council pursuant to its statutory duty it is recommended that 
provision is made in the draft heads of terms for the Proposed S106 Planning 



Obligation Agreement to ensure that suitable arrangements will remain in place to 
safeguard continued collections of both refuse and recycling. This will be reported to 

committee by way of a late paper. 

 Flooding and Drainage 

7.64 The application site is located within flood zone 1, South Worcestershire Land Drainage 
have been consulted.  

7.65 The application proposes the use of both soakaways and rain gardens as the means of 

surface water disposal. The South Worcestershire Land Drainage Partnership has 
commented on the proposals stating that they have ‘no objection in principle to these 

proposals, nor a requirement for a surface water drainage condition to be applied to 
any planning permission granted for this application’.  

Energy Conservation 

7.66 Policy SWDP 27 (Incorporating Renewable and Low Carbon Energy into New 
Development) seeks to reduce carbon emissions and secure sustainable energy 

solutions in all new development over 100 sq. metres gross or one or more dwellings. 
This should be achieved by incorporating energy generation from renewables 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. Policy SWDP 
27 goes onto say that large scale developments (those of 100+ dwellings or non-

residential schemes of 10,000+ square metres) should examine the potential for 
decentralised energy and heat networks but again refers to viability.  

7.67 An energy statement has been submitted and a condition is recommended to secure 
the requirements of policy SWDP 27 for at least 10% of energy to be generated onsite 
from a renewable or low carbon source. 

7.68 I also note the comments of the Planning Policy Team in this regard, who state that ‘It 
is considered that the requirements of Part A of this policy have been satisfied in the 

accompanying Energy Assessment. The proposal to include a photovoltaics array within 
the scheme. It is recommended that the location and orientation of the photovoltaic 
cells is established as part of the consideration of the scheme as this is likely to affect 

the productivity of the installed system.’ A condition has therefore been recommended 
in section 9 of this report to establish the location and orientation of the photovoltaic 

cells. 

7.69 I also note the comments received from No. 14 Charnwood Close with regards to the 
preference for electric vehicle charging points. To address the point regarding electric 

vehicle charging points, this has also been recommended by the Highways Authority 
and a condition has been recommended in this regard, as set out within section 9 of 

this report. 

7.70 Whilst not directly related to energy conservation, I note the recommendation of the 
Planning Policy Team for it to be demonstrated that the daily non-recycled water use 

per person will not exceed 110 litres per day. However, I do not consider that a 
condition to this effect would satisfy the relevant requirements for conditions set out in 

National Planning Practice Guidance Note:2 Use of Planning Conditions and as set out 
in paragraph 55 of the National Planning Policy Framework 55 of the National Planning 
Policy Framework, which makes clear that planning conditions should be kept to a 

minimum, and only used where they satisfy the following tests: 

1.necessary; 

2.relevant to planning; 
3.relevant to the development to be permitted; 



4.enforceable; 
5.precise; and 

6.reasonable in all other respects. 
 

7.71 In my opinion such a condition would not be enforceable.  

Affordable Housing  

7.72 As the application is for six dwellings it is below the threshold and there is no 

requirement for affordable housing as part of the development. 

Planning obligations 

7.73 It is recognised that new development can create the need for new or improved 
infrastructure and community facilities. Planning obligations mitigate the impact of 
development to make it acceptable in planning terms. Obligations should meet the 

tests that they are necessary to make the development acceptable in planning terms, 
directly related to the development, and fairly and reasonably related in scale and kind. 

These tests are set out as statutory tests in the Community Infrastructure Levy 
Regulations 2012 and as policy tests in the National Planning Policy Framework.  

7.74 In accordance with Community Infrastructure Levy Regulations 2012, the applicants 

are willing to enter into a legally binding agreement to deliver contributions to provide 
improvements to the infrastructure that the development will impact upon. This legal 

agreement will be made under Section 106 of the Town and Country Planning Act 1990 
(as amended).  

7.75 The following Heads of Terms have been identified:  

Public Open Space 

In lieu of the provision of sporting, play, allotments and informal open space to pay to 

the City Council a financial contribution as follows: 

3 x 2 bedroom dwellings @ £1,521.60 = £4564.80 

2 x 4 bedroom dwellings @ £2028.80 = £4057.60 
1 x 5 bedroom dwelling @ £2028.80 = £2028.80 
Total contribution = £10651.20 

The sum shall be paid on or before commencement of development. 
 

Provisions for waste collection as referred to at paragraph 7.63 above. 

7.76 Draft Heads of Terms for a s106 Agreement will be reported committee by way of a 
late paper.  

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 
- Design 

- Landscape character and visual impact  



- Access and highway issues 
- Biodiversity 

- Flooding and drainage 
- Planning obligations 

- Archaeology 

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

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

8.4 The 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. 

8.5 This development would assist in delivering the objectively assessed housing need for 

South Worcestershire over the plan period to 2030 ensuring that there is an adequate 
supply of land for housing. It would also make a meaningful contribution towards 

affordable housing need. These are factors in support of the development to which 
substantial weight should be attached. 

8.6 The proposed development would result in some economic benefits; employment 
during construction and thereafter upon the occupation of the dwellings it is likely that 
the occupants would contribute towards maintaining the vitality of local services and 

facilities. For this role of sustainable development, the balance would clearly be in 
favour of granting planning permission. 

8.7 With regard to the social role, the delivery of affordable homes in this location would 
contribute to the continued economic and social sustainability of the City. This is a 
factor to which I also attach significant weight. There will also be benefits in the open 

space enhancements and the footpath connection which form part of the proposal.  

8.8 In respect of potential adverse impacts, the proposal has generated objections from 

neighbouring residents, many of these focus around the impact of the proposed two 
storey dwellings on the character of the area, backland development, overshadowing, 
overlooking, the height of the proposed bungalows and concerns relating to any loss of 

existing hedges at the site. These are significant concerns which are to be given 
appropriate weighting in the determination of this application.  However, for the 

reasons set out in my report, I consider the proposal would not have an unacceptable 
impact on neighbouring residents’ amenities or the amenities of future residents. The 
Landscape and Biodiversity Adviser has also raised concerns and which are to be given 

appropriate weight in the determination of this application. 

8.9  On balance, I am of the opinion that the submitted scheme has indicated sufficient 

detail to warrant approval. It is considered that the proposal is a well designed site 
utilising the full potential of the site.  

8.10  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 he 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 

 
100 Location Plan 

101 Existing Site Plan 
151a Proposed Site Plan Open Space Calculation 
155 Proposed Site Plan Road Network Plan 

152a Proposed Site Plan Demolition Plan 
153a Proposed Site Plan Building Heights Plan 

154a Proposed Site Plan House Type Plan 
251b Plot 2 Proposed Floor Plans 
451 Plot 2 Proposed Elevations  

Transport Statement Issue 01 
252 d Plot 3_Proposed Plans and Elevations.pdf 

1b Landscape proposals 
150N Proposed Site Plan.pdf 
253d Plot 4 Proposed Plans and Elevations.pdf 

254c Plot 5 Proposed Plans and Elevations.pdf 
255c Plot 6_Proposed Plans and Elevations.pdf 

256 Proposed Garages.pdf 
7712_450A_Plot 1_Proposed Elevations.pdf 
7712_500A_Proposed Street Scene and Site Secion.pdf 

D&A Statement 7712.pdf 
Malvern Road - Energy Statement - Rev B.pdf 

5565-1510 P2 DRAINAGE STRATEGY.pdf 
Arbouricultural Impact Assessment 
5565-PTN001-1 Water Management Statement.pdf 

Planning Statement.pdf 
 

Reason: To ensure compliance with the approved scheme 
 
3. The development hereby approved shall not be occupied until visibility splays of 

51.7m to the north and 59.4m to the south with 0.5m offset as previously approved 
have been properly provided. These splays shall be maintained free of obstruction 

above 600mm at all times thereafter. 
 
REASON: In the interests of highway safety and the free flow of traffic. 

 



4. The development hereby approved shall not be occupied until the access including 
gradient as previously agreed, has been properly provided, surfaced and drained 

with details to be submitted to and in approved in writing by the Local Planning 
Authority. 

 
REASON: In the interests of highway safety. 

 

5. The development hereby approved shall not be occupied until the access, parking 
including cycle parking and turning areas shown on the approved Proposed Site Plan 

(Drawing No. 150N) have been properly 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. 

 
6. The development hereby approved shall not be occupied until the applicant has 

submitted in writing to and had approval in writing from the Local Planning 

Authority a residential welcome pack promoting sustainable forms of access to the 
development 

 
REASON: To reduce vehicle movements and promote sustainable access. 

 
7. The development hereby permitted shall not be first occupied until electric vehicle 

charging point(s) per dwelling have been provided. The charging points shall comply 

with BS EN 62196 Mode 3 or 4 charging and BS EN 61851 and the Worcestershire 
County Council Streetscape Design Guide. The electric vehicle charging provision 

shall be retained for the lifetime of the development. 
 

REASON: To encourage sustainable travel and healthy communities. 

 
8. The development hereby approved shall not commence until a Construction 

Environmental Management Plan has been submitted to and approved in writing by 
the Local Planning Authority. This shall include but not be limited to the following: 
 

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

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

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

arrangements for unloading and manoeuvring. 
 

The measures set out in the approved Plan shall be carried out and complied with 
in full during the construction of the development hereby approved. 
 

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

 
9. No development shall take place until details of the implementation, maintenance 

and management of the sustainable drainage scheme have been submitted to and 

approved by the local planning authority. The scheme shall be implemented and 
thereafter managed and maintained in accordance with the approved details. Those 

details shall include: i. a timetable for its implementation, and ii provide a 
management and maintenance plan for the lifetime of the development which shall 
include robust arrangements to secure the operation of the scheme throughout its 

lifetime. 
 



Reason: To ensure a satisfactory means of disposal for surface water without 
increasing the risk of flooding to the site or elsewhere. 

 
10.No development shall take place until a written scheme of investigation (WSI) for 

an archaeological field evaluation and mitigation has been submitted to and 
approved by the local planning authority in writing. For land that is included within 
the WSI, no development shall take place other than in accordance with the agreed 

WSI, which shall include the statement of significance and research objectives, and 
 

 The programme and methodology of site investigation and recording and the 
nomination of a competent person(s) or organisation to undertake the agreed 
works 

 The programme for post-investigation assessment and subsequent analysis, 
publication & dissemination and deposition of resulting material. This part of the 

condition shall not be discharged until these elements have been fulfilled in 
accordance with the programme set out in the WSI. 

 

Reason: To allow the historical and archaeological potential of the site to be 
recorded in accordance with policies SWDP 6 and SWDP 24 of the South 

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

 
11.Prior to the occupation of any part of the development hereby permitted details of 

renewable or low carbon energy generating facilities to be incorporated as part of 

the development shall be submitted to and approved in writing by the local planning 
authority.  The details shall demonstrate that at least 10% of the predicted energy 

requirements of the development will be met through the use of renewable/low 
carbon energy generating facilities.  The approved facilities shall be provided prior 
to any part of the development hereby permitted being first occupied or in 

accordance with a timetable submitted to and approved by the local planning 
authority as part of the details required by this condition.    

 
Reason: To ensure the proposed development includes sufficient renewable/low 
carbon energy generating facilities to comply with Policy 27 of the South 

Worcestershire Development Plan 2016. 
 

12.No development shall take place until an Arboricultural Management Plan to 
protect existing trees has been submitted and approved by the Local 
Planning Authority. 

 
Reason: To ensure protection of the mature trees that exist within the site. 

 
13.A Landscape Management Plan, including long term design objectives, management 

responsibilities and maintenance schedules for all landscape areas shall be 

submitted to and approved by the local planning authority prior to the occupation of 
the development or any phase of the development, whichever is the sooner, for its 

permitted use. The landscape management plan shall be carried out as approved. 
 
Reason: To maintain the visual and environmental quality of the site and 

surrounding area in accordance with policies SWDP 5 and SWDP 21 of the South 
Worcestershire Development Plan and aims and objectives of the National Planning 

Policy Framework. 
 

14.Notwithstanding any details shown on the submitted plans samples of the materials 

to be used in the construction of the external surfaces of the dwellings hereby 
permitted shall be submitted to and approved in writing by the local planning 

authority prior to use as part of the development hereby approved.  



 
Reason: To ensure the satisfactory appearance of the completed development and 

to comply with policy SWDP 21 of the South Worcestershire Development Plan.    
 

15.During the construction works hereby approved no operations including deliveries to 
or from the site shall be carried out on the site other than between the hours of 
0730 to 1800 Mondays to Fridays inclusive and 0800 to 1300 on Saturdays and no 

operations shall be carried out at all on Sundays or on statutory Bank Holidays. 
 

Reason: To maintain the residential amenity of the surrounding residential 
development in accordance with policy SWDP 21 of the South Worcestershire 
Development Plan and the aims and objectives of the National Planning Policy 

Framework. 
 

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

local planning authority. Such fences shall be erected at no less than the distances 
required to attain the undisturbed root protection areas in m2 calculated for each 

individual tree or groups of trees from Annex C & D BS5837:2012. With regard to 
shrubs and hedges such fences shall be erected at a distance set out in the 

submitted plans. All such fence(s) shall be erected before any materials are brought 
onto the site or development commences. No materials shall be stored, no rubbish 
dumped, no fires lit and no buildings erected insides the fence(s), nor shall any 

changes in ground level be made unless previously agreed in writing by the local 
planning authority. 

 
Reason: To ensure that those trees and shrubs to be retained are not subject to 
damage either as a result of works carried out on site or during the carrying out of 

such works in accordance with policies SWDP 21 and SWDP 25 of the South 
Worcestershire Development Plan and aims and objectives of the National Planning 

Policy Framework. 
 

17.Prior to the occupation of any part of the development hereby permitted full details 

of the location and orientation of the photovoltaics array within the scheme shall be 
submitted to and approved in writing by the local planning authority. The approved 

facilities shall be provided prior to any part of the development hereby permitted 
being first occupied or in accordance with a timetable submitted to and approved by 
the local planning authority as part of the details required by this condition.   

 
Reason: To ensure the proposed development includes sufficient renewable/low 

carbon energy generating facilities to comply with Policy 27 of the South 
Worcestershire Development Plan 2016. 
 

18.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), the approved dwellings on plots 3, 4, 5 
and 6 shall not be extended, nor shall any structures be erected within the curtilage 
of the said dwellings, dwelling without the grant of further specific planning 

permission from the Local Planning Authority. 
 

Reason: To enable the Local Planning Authority to retain planning control over the 
development of this site in order to safeguard the amenities of the occupants of the 
adjoining dwellings in accordance with policy SWDP 21 of the South Worcestershire 

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

 



19.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 new windows, rooflights or other 
openings, other than those shown on the approved plans, shall be inserted in the 

walls or roof of the dwellings on plots 3, 4, 5 and 6 without the grant of further 
specific planning permission from the Local Planning Authority. 
 

Reason: To enable the Local Planning Authority to retain planning control over the 
development of this site in order to safeguard the amenities of the occupants of the 

adjoining dwellings in accordance with policy SWDP 21 of the South Worcestershire 
Development Plan and aims and objectives of the National Planning Policy 
Framework. 

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

Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification), no fences, gates or walls shall be erected to the 
North elevation of Plots 1 and 2 without the grant of further specific planning 

permission from the Local Planning Authority. 
 

Reason: 
 

To maintain the visual and environmental quality of the site and surrounding area in 
accordance with policies SWDP 5 and SWDP 21 of the South Worcestershire 
Development Plan and aims and objectives of the National Planning Policy 

Framework. 
 

21.Full details of all fencing and boundary treatments, which shall include provision for 
movement of hedgehogs, shall be submitted to and approved in writing by the local 
planning authority before any such fencing and boundary treatments are erected. 

Development shall be carried out in accordance with the approved details and shall 
be retained as such thereafter. 

 
Reason - To protect the amenities of properties and ensure the proposed 
development does not have an adverse effect on the character and appearance of 

the area in accordance with policies SWDP21 and SWDP25 of South Worcestershire 
Development Plan. 

 

 

 


