
 

 

Application Number 20/00644/FUL 

Site Address Land at Green Lane and Mayfield Road, 

Worcester, WR3 8NZ 

Description of 

Development 

Erection of six bungalows with parking and amenity, 

removal of existing garages for parking. 

Expiry Date 27 October 2020 

Applicant Platform Housing Group 

Agent Mr Matthew Adams 

Case Officer Mike Nicholls 

Ward Member(s) Rainbow Hill 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/20/00644/FUL 

Recommendation 

 

The Deputy Director - Economic Development and 

Planning recommends that the Planning Committee 
grant planning permission, subject to the 
conditions set out in section 9 of this report.  

 
1. Background 
 

 1.1 The application was registered on 1 September 2020 and was due for a decision on 27 

October 2020. An extension of time for the determination of the application has been 
requested to allow determination by the Planning Committee. 

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

Councillor Tom Collins on the following grounds: 

 
 Highway safety with regard to vehicles accessing Green Lane from the proposed    

properties 
 Highway safety with regard to restriction of the practical pedestrian capacity of the 

southern pavement 

 Loss of amenity, in particular green space and play, in particular with regard to the 
existing flats on Mayfield Road 

 Suitability and quality of proposed accommodation 

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


 

 
 

2.       The site and surrounding area  
 

2.1 The application relates to an area of land (approx. 0.28 hectare) on the south side of 
Green Lane, between Mayfield Road and Gillam Street. The land, which is currently 
vacant, includes grassed areas with some trees, and a hard-surfaced area within the 

centre of the site. The site also includes an adjacent area between the maisonettes on 
Mayfield Road, containing 16no. existing garages: they are significantly underused, 

with many being in physically poor condition. 

2.2 On the opposite side of Green Lane is St Barnabus Church of England Primary School. 

The area to the south east and west contains a variety of residential properties 
including flats, maisonettes and houses. 

2.3 The tarmac area of the site was at one point used as a children’s play area. It is 
unclear when this was installed but it may have formed been part of application 18278 

which gave permission for the nearby flats: records however are unclear on this issue. 
It has not been used for play purposes for many years and images from 2009 show the 
land vacant at that time. An informal footpath passes through the site parallel to Green 

Lane: this is not a formal right of way. 

2.4 The applicants are a Housing Association that own/rent a number of nearby properties. 

2.5 The site is not within a Conservation Area and does not contain any listed structures. 

The trees at either end of the site are not within a preservation order. 

  
          Location Plan 
 

    
 
 
 
 
 
 
 
 

        Aerial View 



 

 

    
 

3.      The proposals 
 

3.1 It is proposed to construct 6no 1 bedroom bungalows fronting Green Lane: 2 pairs of 
semi-detached units and 2 detached properties. The intention is that the dwellings are 
to be offered to elderly people at an affordable rent, although the permission if granted 

will not restrict the properties to that use. The units would be built in facing brick with 
pitched tiled roofs and would internally meet specialist mobility criteria. 

 
3.2 Each property would have a single parking space accessed directly off Green Lane in 

order to meet adopted Council standards.  
 

3.3 Internally the properties would have a floorspace of 50 sq.m and externally each would 

have a small south facing garden area that exceeds the Council’s standards of 20sq.m 
for a 1 bed unit.  

 
3.4 In addition the existing 16 no. garage units – many of which are in disrepair/unusable 

and of which less than 50% are let – would be demolished and the area given over to 

parking facilities (16no) for residents of the adjacent maisonettes in order to alleviate 
some of the parking pressures nearby.  

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

 documents that include: Design and Access Statement; Tree Survey/Arboricultural 

reports; traffic survey and vehicle tracking information; Overlooking Analysis; Water 
Management Statement; and an energy statement. 

 
3.6 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. 

 

 

Proposed Site Layout  



 

 
Proposed Street Views 

 

 
4.  Planning Policy  

 



 

4.1  The Town and Country Planning Act 1990 (‘the Act’) establishes the legislative 
 framework for consideration of this application. Section 70(2) of the Act requires the 

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

 material consideration. Where the Development Plan is material to the development 
 proposal it must therefore be taken into account.  Section 38(6) of the Planning and 
 Compulsory Purchase Act 2004 requires the application/appeal to be determined in 

 accordance with the Plan, unless material considerations indicate otherwise. 
 

4.2  The Development Plan for Worcester now comprises: 
 

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

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

 
South Worcestershire Development Plan 

 

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

SWDP 1   Overarching Sustainable Development Principles 
SWDP 4   Moving Around South Worcestershire 
SWDP 13 Effective Use of Land 

SWDP 20 Housing to Meet the Needs of Older People 
SWDP 21 Design 

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

SWDP 29 Sustainable Drainage Systems 
SWDP 30 Water Resources, Efficiency, Treatment 

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

2027  
 

4.4 The Waste Local Plan was adopted by Worcestershire County Council on 15 November 

2012 and is a plan outlining how to manage all the waste produced in Worcestershire 
up to 2027. The following policies are relevant to this application:  

 
WCS1   (Presumption in favour of sustainable development)  
WCS3   (Re-use and recycle) 

WCS17 (Making provision for waste in new development) 
 

Material Considerations 
 
1. National Planning Policy Framework 

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

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

consideration in determining planning applications.  
 

4.6 The NPPF outlines a series of considerations against which delivering sustainable 
development should be assessed. The NPPF encourages Local Planning Authorities to 
approach decision taking in a positive way and to foster the delivery of sustainable 

development. LPAs are advised by the NPPF to look for solutions rather than problems 
and decision-takers are asked to approve applications for sustainable development 

where possible. 



 

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

England: an economic role, contributing to a strong, responsive, competitive economy; 
a social role, supporting vibrant and healthy communities; and an environmental role, 

protecting and enhancing our natural, built and historic environment. 
 
2. National Planning Practice Guidance  

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

(NPPG) that has been updated in the meantime and comprises, amongst other 
matters: Design, Determining a planning application, Health and Wellbeing, Noise, and 
Use of Planning Conditions.  

 
3. Supplementary Planning Documents 

 
4.9 The following Supplementary Planning Documents (SPD) are relevant to the application 

proposals:- 

 
 South Worcestershire Design SPD 

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

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

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

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

 Planning for Health in South Worcestershire SPD 

 
 The Planning for Health SPD primarily focuses on the principal links between planning 

and health. It provides guidance and interpretation of the SWDP from a public health 
perspective. The SPD addresses following nine health and wellbeing principles: 

 
 Sustainable development 
 Urban form - design and the public realm 

 Housing and employment 
 Age-friendly environments for the elderly and those living with dementia 

 Community facilities 
 Green infrastructure and play spaces/recreation 
 Air quality, noise, light and water management 

 Active travel 
 Encouraging healthier food choices 

 
 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. 
 

 
 Renewable and Low Carbon Energy SPD 
 

The SPD relates to policy SWDP 27 of the South Worcestershire Development Plan, 
which seeks to promote a percentage of energy requirements on qualifying 

development sites to be provided from renewable energy and/or low carbon sources. 



 

The policy also requires large scale development to examine the potential for 
decentralised energy and heating networks, and also sets out the policy approach for 

stand alone renewable and low carbon energy schemes (with the exception of wind 
turbines). 

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

 

4.10 LTP4 set out issues and priorities for investment in transport infrastructure, technology 
and services, focussed on supporting travel by all modes. In accordance with national 

and local objectives, a series of local transport-specific objectives are identified in the 
LTP4: 

 

 “To support Worcestershire’s economic competitiveness and growth through 
delivering a safe, reliable and efficient transport network. 

 To limit the impacts of transport in Worcestershire on the local environment, by 
supporting enhancements to the natural environment and biodiversity, investing in 
transport infrastructure to reduce flood risk and other environmental damage, and 

reducing transport-related emissions of nitrogen dioxide, particulate matter, 
greenhouse gases and noise pollution. This will support delivery of the desired 

outcomes of tackling climate change and reducing the impacts of transport on 
public health. 

 To contribute towards better safety, security, health and longer life expectancy in 

Worcestershire, by reducing the risk of death, injury or illness arising from 
transport and promoting healthy modes of travel. 

 To optimise equality of opportunity for all of Worcestershire’s citizens with the 
desired outcome of creating a fairer society. 

 To enhance the quality of life for Worcestershire’s residents by promoting a 

healthy, natural environment, for people, wildlife and habitats, conserving our 
historic built environment and preserving our heritage assets." 

 
5. Worcestershire County Council Streetscape Design Guide (2018) 

 
4.11 The ‘Streetscape Design Guide' (SDG) was produced to aid architects, engineers, 

planners, developers, designers and other professionals in preparing transport 

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

 
4.12 Chapter 4 relates to ‘Planning for Parking’ and seeks to provide an approach as to how 

car parking in Worcestershire should be provided to support development in a manner 

which embraces the NPPF. It is considered that if the applicant is the end user that 
they are well placed to assess operational demands but all sites must be considered 

against a planning use class to ensure they equally address the needs of future users. 
Therefore applications should provide a suitable evidence base to ensure vehicles are 
not displaced onto the highway, to ensure highway safety is not compromised and 

maintain the free flow of traffic to the benefit of the local economy. This document only 
reflects a small part of managing vehicle demands and therefore should be read 

alongside the Local Transport Plan (above) which contains policies to promote 
sustainable travel through the provision of physical infrastructure and travel planning 
initiatives. 

 
4.13 Car and cycle parking standards are provided within the SDG which replace those 

contained in WCC's Interim Car Parking Standards (2016). With regard to car parking 
standards for residential development the SDG states as follows: 
 

‘There is no direct relationship between car parking provision and choice of transport 

mode, so a minimum provision for residential need should be made to ensure suitable 

in curtilage storage. 



 

The following are the minimum requirements: 

1 Bedroom Unit                1 Space, 1 cycle space 

2 – 3 Bedroom Units        2 Spaces, 2 cycle spaces 
4 – 5 Bedroom Units        3 Spaces*, 2 cycle spaces 

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

These are the minimum requirements. They apply to both Affordable/Social Housing 
and Market Housing. The requirements apply to flats/apartments and houses. Cycle 

parking must be sheltered, secure and easily accessible 
 

5 Planning History 

 
5.1 The site has been the subject of the following relevant planning application: 

18278: Outline application for two blocks of four storey maisonettes and sixteen 
garages. Approved Jul 24 1964 
  

Pre-application Engagement 
 

Pre-application discussions took place between the applicants and Planning and Highway 
Officers in 2019 to determine the general design approach to the site layout and 
parking/access issues. 

 
Public Consultation by Applicant 

 
The applicants undertook consultation with nearby residents (via leaflets and on-line 

communication) and held a meeting with the Head Teacher of St Barnabus School. 
  

6    Consultations 

6.1 Formal consultation, including display of site notices, has been undertaken in respect of 
the application. The following comments from statutory and non-statutory consultees 

and interested third parties have been received in relation to the original and amended 
proposals and are summarised as follows: 

Neighbours and other third party comments: Over 90 letters have been sent to 

local residents and St Barnabus School without response. 

The sole objection is from Cllr Tom Collins who makes the following comments:  

 

“My concerns relate to: 

 Suitability and quality of proposed accommodation 

 Highway safety with regard to vehicles accessing Green Lane from the proposed 
properties 

 Highway safety with regard to restriction of the practical pedestrian capacity of the 
southern pavement 

 Loss of amenity, in particular green space and play, in particular with regard to the 

existing flats on Mayfield Road 
 

The proposed bungalows have extremely restricted outdoor space, opening almost 
directly onto the footpath. The proposed gardens to the rear are extremely small. 
Given that residents of these properties are likely to have restricted mobility, this lack 

of outdoor space is not very desirable.  



 

The proposed off-street parking areas do not provide adequate space for vehicles to 
turn, meaning that cars will be reversing either in or (more likely) out of the driveways 

(across the pavement). This could be very hazardous at school start and finish times 
when this stretch of road becomes very busy with families including very young 

children. I struggle to imagine this not causing an accident over a period of a few 
years. 

The southern pavement is currently eased at school drop-off and collection times by 

the free space in question. This proposal would force foot traffic into the strict limits of 
the footpath and will create pressure on pedestrians to walk very close to or step into 

the road. Again this is extremely dangerous at the busy school times. Keep in mind 
that most foot traffic reaching the school is from the east, using this pavement to 
access the zebra crossing. 

This green area historically accommodated a play area with equipment. I suspect this 
belonged to Platform, and not the City Council, as it was poorly maintained and 

eventual removed (I presume for reasons of safety). That this equipment was allowed 
to fall into disrepair does not mean that the need for it was not real. The nearest 
children’s play is either at the bottom of Bishop’s Avenue, or by the canal where it 

intersects with Lansdowne Road. These are a good 500 m away as the crow flies, and 
an 800 m walk (including an unprotected road crossing) to get to the canal-side 

facilities. I suspect that the playground was seen as essential provision when the flats 
on Mayfield Road were built, and I see no justification to suggest that this green space 
and play provision is not needed now (even if Platform have failed to provide it). Please 

could you find out if the playground is in fact intended to serve the flats, or how its 
creation was originally justified? 

My feelings at the moment are that a smaller development might be more appropriate. 
Perhaps four properties could be created in a way that addresses these concerns, by 
providing each property a little more outdoor space for living and vehicle manoeuvring, 

providing easement to the pavement and reinstating some children’s play facilities.” 

Worcestershire County Council (Highway Authority):  After receipt of further 

details including vehicle tracking and manoeuvring information, they have no 
objections, subject to the imposition of conditions relating to: visibility splays; 

provision/surfacing of parking areas; electric vehicle charging points; Welcome Packs 
promoting sustainable travel; Constructional Environmental Management Plan (CEMP). 
 

Worcester City Council Planning Policy Team: No objection 
 

Worcester City Council Archaeological Officer: states that the site has the 
potential for archaeological remains of the late medieval/ early post medieval 
settlement within the development site. There is also potential for human remains to 

be present, of unknown date. An archaeological investigation condition is therefore 
recommended to secure archaeological evaluation of the site, and mitigation as 

indicated by the results of evaluation.  
 
Worcester City Council Arboricultural Officer: No objection - states that the 

applicant’s Arboricultural Impact Assessment (AIA) demonstrates consideration of the 
trees on and adjacent to the site and that any constraints posed are to be reasonably 

managed. As indicated in the AIA this space offers an opportunity to improve the local 
amenity of the area by new tree planting and that this is appropriate arboricultural 
mitigation for the development. 

 
Worcester City Council Landscape and Biodiversity Adviser: No objection: 

supports the view of the Council’s Arboricultural Officer. 
 



 

Worcester City Council - Refuse and Recycling: No objection – provides advice on 
type/size of bins to be provided. 

 
South Worcestershire Land Drainage Partnership: No objection subject to 

standard conditions relating to drainage being imposed. 
 

6.2 Members have been given the opportunity to read all representations that have been 

received in full. At the time of writing this report no other consultation responses have 
been received. Any additional responses received will be reported to members verbally 

or in the form of a late paper, subject to the date of receipt.  

6.3 In assessing the proposal due regard has been given to the submitted consultation 
responses 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; 

 2.  The social role: 
   

  - residential amenity; 
   

 3.  The environmental role: 
   
 - design and appearance; 

  - landscape character and visual impact; 
     - impact on heritage assets; 

   - access and highway safety; 
  - flooding and drainage; 

      - energy conservation.   

    
  These issues will now each be considered in turn.  

 
  The Principle of Development 
 

7.3 The site is within an established residential area and on previously used land. It is in an 
accessible location within the City and has good public transport connections and local 

facilities nearby. The site is not allocated for a specific purpose, however Policy SWDP 2 
states that “Windfall” sites for housing should be within such areas. 

7.4 The site was (in part) at some point used as a playground. Enquiries have not resulted 

in any information being forthcoming regarding when this was last used, however 
images of the site show it was vacant in 2009 and presumably long before that.  



 

I note the views of Cllr Collins on this issue, however in my opinion the re-introduction 
of play equipment in this location on a narrow strip of land adjacent to a busy road 

would not be particularly desirable or safe. It should be noted that there is a Multi Use 
Games Area about 50m away to the west of the application site on Gillam Street for 

older children and the school opposite has a play area.  

7.5 In my opinion, the site is within a sustainable location and makes effective use of 
previously used land. The NPPF at paragraph 11 states that there is a presumption in 

favour of sustainable development and therefore I consider that the proposed use of 
the site for residential purposes is acceptable in principle. 

7.6 Notwithstanding the above, it is appreciated that where new development is 
introduced, it is important to evaluate whether the individual proposals would represent 
a sustainable form of development. 

  Sustainable Development  
 

1. The economic role 
  

7.7 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  

7.8 The key aim of the proposals is to provide affordable housing for elderly/infirm 
residents, although as stated previously the dwellings will not be restricted to that use. 

The provision of 6no. 1 bed bungalows has an important social role which weighs in 
favour of granting planning permission. 

7.9 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 six one-bedroom bungalows. 
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. 

 
7.11 I also recognise within Policy SWDP20 of the SWDP that a wide range of housing is   

needed to meet the needs of older people, which includes bungalows. In my opinion, 

the proposed bungalows would contribute to this need. 
 

Residential amenity for neighbouring occupiers 

7.12 The site lies adjacent to residential properties located within the Rainbow Hill Ward. 
Policy SWDP 21 requires that new development does not have a significant adverse 

effect on neighbouring amenity.  
 

7.13 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 as one 

of its core principles that 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. 

 
7.14 In my opinion, the provision of the proposed bungalows would not have any significant 

adverse effects on the amenities of nearby residents in terms of light, outlook or 

privacy. The Council’s parking standards would also be met in the development.  

7.15 There would also be a significant benefit to existing neighbouring occupiers by the 

removal of the garages at the south of the side and the provision of a 16-space car 
park. At present the applicants state that less than half the garages are let to their 
tenants and many of these are unused: the replacement parking would help address 

parking pressures from residents of the area. 
 

7.16 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. 

7.17 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. 

7.18 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. 

 Residential amenity for proposed occupiers 

7.17 Cllr Tom Collins has expressed concerns about the suitability of the accommodation for 
the proposed occupiers in terms of internal/external space. In this respect I can only 

state that all of the proposed units meet the minimum internal space standards of 
50sq.m for a 1 bedroom property and externally each has patio/grassed area that 

meets/exceeds the 20 sq.m per bedroom stated in the Design Guide SPD. 

7.18 The rear of all properties is south facing and the gardens and internal rooms would 
receive good levels of natural light.  

 



 

 There is some scope for overlooking of the proposed gardens of plots 4 and 5, in 
particular from the existing maisonettes, and the applicant has produced an 

overlooking analysis which demonstrates that with adequate boundary fencing any 
privacy issues would be reduced to an acceptable degree. 

7.19 In terms of the proximity of the properties to Green Lane (also mention by the 
Councillor), the units are set in from back of pavement by approx. 1m. In my opinion 
this is acceptable although some form of boundary treatment (maximum 900mm high) 

would be beneficial and this could be a condition of any permission. 

7.20 For the reasons given above, I consider that the proposals meet the criteria given in 

SWDP21 and the aims and objectives that the NPPF seeks to protect and promote in 
this regard. 

3. The environmental role 

Design and appearance  

7.21 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 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. 

7.22 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. 

7.23 In my opinion the proposals satisfy these policy objectives: the design and appearance 

would be simple but reflects the wider area and the single storey height would not be 
overly dominant or visually intrusive.  

         Landscape Character and Visual Impact 

7.24 The applicants have submitted a tree survey and an arboricultural impact assessment 
which covers both the application site and the applicants adjoining land ownership. The 

reports show that the two notable trees on Green Lane are to be retained, as would be 
the grassed areas and the adjacent trees – outside the application site but under the 

applicant’s control – and would be unaffected. The report indicates that a low-grade 
Norway Maple tree would be removed and states that this is a specimen that has low 
suitability for retention. These findings are supported by the Council’s Tree and 

Landscape Officers who consider some limited landscaping could take place within the 
site. Again, this could form a potential condition as could the tree protection measures 

stated in the report. 

7.25 Given that the majority of the grassed areas and the two notable trees are to be 
retained, with development limited to the existing tarmac area, I am of the opinion that 

the proposals would not harm the character of the site and would have no significant 
adverse visual impact (SWDP21 and SWDP25 relates). 

 



 

Heritage Assets  

7.26 As stated the proposals have the potential to impact on below ground archaeological 

features and the condition requested by the Council’s archaeological officer should be 
imposed. (SWDP6 relates) 

Access and Highway Safety 

7.27 The proposals for the bungalows meet the parking standards stated in the adopted 
Streetscape Design guide and the site is also on a bus route.  

7.28 In terms of the proposed access points onto Green Lane, following the concerns raised 
by Cllr Tom Collins, the applicants have supplied information relating to turning and 

vehicle tracking which indicates that the proposed parking spaces can be accessed and 
egressed in a forward gear. It also shows that adequate visibility would be provided. 

7.29 The County Highways Team has no objection to the proposals (subject to the 

conditions stated elsewhere in this report) in terms of levels of parking or highways 
safety for pedestrians or vehicles. 

7.30 The provision of the 16 space car park is welcome and would significantly benefit 
existing occupiers and help alleviate existing parking pressures. 

7.31 For the reasons given above I consider the proposals to acceptable in terms of parking 

standards, access and highway safety and there compliant with SWDP4 and SWDP21. 

Flooding and Drainage 

7.32 The site is within Flood Zone 1 with a low probability of flooding. The applicants Water 
Management Statement  shows existing sewers would be utilised on the basis of the 
assumption that the ground is unsuitable for soakaways. The SWLDP have no 

objections to this approach subject  to the imposition of relevant conditions. For these 
reasons I am of the opinion that the scheme accords with SWDP28, SWDP29 and 

SWDP30. 

Energy Conservation 

7.33 All units would meet the Council’s requirements in respect of energy from renewable or 

low carbon sources as required by SWDP27. 

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 
- Residential amenity 
- Design 

- Landscape character and visual impact  
- Heritage Assets 

- Access and highway issues 
- Flooding and drainage 



 

- Energy Conservation 
 

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 6 affordable bungalows in this location 

would contribute to the continued economic and social sustainability of the City. This is 
a factor to which I also attach significant weight.  

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

Tom Collins, the grounds for which include highway matters, the size and suitability of 
the properties and the historic use of part of the site as a playground. These are 

significant concerns which are to be given appropriate weighting in the determination 
of this application. However, I note that there has been no objection to the proposal 

from the County Highway Authority and I also note that the development is not 
contrary to the guidance set down at national or local level. Accordingly, whilst I note 
these concerns, I do not consider them sufficient to warrant refusal of permission.   

8.9  On balance, I am of the opinion that the submitted scheme has indicated more then 
sufficient detail to warrant approval. In fact, it is considered that the proposal is a well-

designed site utilising the full potential of the site within a sensitive location.  

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 the proposed development is sustainable when looking at its social, economic and 

environmental credentials in the round. The adverse impacts of the development do 
not significantly and demonstrably outweigh the benefits.  Overall, it is considered that 
the proposals constitute an environmentally, socially and economically sustainable form 

of development that accords with the Framework and the Development Plan as a 
whole. 

9. Recommended Conditions: 

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



 

1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

Reason: To conform with the requirements of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 

Purchase Act 2004. 

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

accordance with the following approved plans and associated documents and the 

specifications and recommendations contained therein, except where otherwise 

stipulated by conditions attached to this permission 

001, revision: aK930 001(a) Location Plan 

002K930 002( ) Existing Site Plan 

012, revision: aK930 012(a) Overlooking Analysis 

017K930 017( ) Floor Plans And Elevations 

018K930 018( ) Proposed Views 

K930 8.0 2020 08 20 Design And Access Statement 

K930 5.0 2019 04 01 Tree Report 

K930 8.0 2020 08 12 Energy Assessment 

K930 5.0 2019 12 16 Traffic Survey Summary 

K930 5.0 2019 12 16 Hourly Traffic Data 

001P4P4 Vehicle Tracking.pdf 

015(C)K930-015(C) Proposed Site Plan.pdf 

016(B)K930-016(B) Highway Visibility.pdf 

BS5837 Arboricultural Report: Marlow Consulting 8th December 2020 

Reason: To ensure compliance with the approved scheme. 

3. The development hereby approved shall not be occupied until the visibility splays 

shown on Drawing No. K930-016(B) have been properly provided. These splays 

shall thereafter be maintained at all times with no obstruction above 600mm 

above the level of the adjoining highway. 

Reason: In the interests of highway safety. 

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

area and parking facilities shown on Drawing No. K930-015(C) 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. 



 

5. The development hereby approved shall not be occupied until the first 5 metres of 

each access into the development, measured from the edge of the carriageway, 

has been surfaced in a bound material. 

Reason: In the interests of highway safety. 

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

charging points have been provided in accordance with details that shall first be 

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

retained as such thereafter  

Reason: To encourage sustainable travel and healthy communities. 

7. 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. 

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 delivery vehicles will be permitted to arrive and depart, and 

arrangements for unloading and manoeuvring. 

 Details of any temporary construction accesses and their reinstatement. 

 A highway condition survey, timescale for re-inspections, and details of any 

reinstatement. 

The measures set out in the approved Plan shall be 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. Prior to the commencement of the development hereby approved a scheme for 

surface water drainage shall be submitted to and approved in writing by the Local 

Planning Authority. Prior to submission of the scheme an assessment shall be 

carried out into the potential of disposing of surface water by means of a 

sustainable drainage system (SuDS), and the results of this assessment shall be 

submitted to and approved by the Local Planning Authority. If infiltration 

techniques are used then the plan shall include the details of field percolation 

tests. There shall be no increase in surface water run-off from the site compared 

to the existing pre-application greenfield run-off rate up to a 1 in 100 year storm 



 

event plus 40% allowance for climate change. The scheme shall provide an 

appropriate level of runoff treatment. The scheme shall be implemented in 

accordance with the approved details before the development is first brought into 

use. Where a sustainable drainage scheme is to be provided, the submitted 

details shall: i. provide information about the design storm period and intensity, 

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

site and the measures taken to prevent pollution of the receiving groundwater 

and/or surface waters; ii. include a timetable for its implementation; iii. 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 commence until a written scheme of investigation (WSI) for 

archaeological 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 SWDP6 and SWDP 24 of the South 

Worcestershire Development Plan and aims and objectives of the National 

Planning Policy Framework. 

11. If during the course of the works hereby approved any of the following features of 

interest are uncovered, the local planning authority shall be notified immediately 

and no works affecting such features shall take place until they have been 

inspected by persons authorised by the local planning authority and a scheme for 

their retention and/or treatment agreed in writing.  

Schedule of features of interest: 

- Archaeological remains of 17th century or earlier buildings or structures 

Reason: To allow the historical and archaeological potential of the site to be 

recorded in accordance with policies SWDP6 and SWDP 24 of the South 

Worcestershire Development Plan and aims and objectives of the National 

Planning Policy Framework. 

12. The findings and recommendations in respect of tree protection measures 

contained within the applicants Arboricultural Report BS5837 prepared by Marlow 

Consulting dated 8th December 2020 shall in carried out unless otherwise agree 

by the local planning authority. 



 

13. Before the first occupation of the development hereby permitted a plan indicating 

the positions, design, materials and type of boundary treatment to be erected 

shall be submitted to and approved in writing by the local planning authority The 

boundary treatment shall be completed before occupation of the development 

hereby permitted. Development shall be carried out in accordance with the 

approved details. 

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. 

14. No building operations hereby permitted shall commence until details of the 

materials to be used in the construction of the external surfaces of the dwellings 

hereby permitted have been submitted to and approved in writing by the local 

planning authority. The development shall be carried out using the materials as 

approved. 

Reason - To ensure that the new materials are in keeping with the surroundings 

and represent quality design in accordance with policy SWDP21 of the South 

Worcestershire Development Plan.  

15. Before the first occupation of the development hereby permitted a scheme of 

landscaping shall be submitted to and approved in writing by the Local Planning 

Authority.  The landscaping scheme shall include:- 

 

(i) a plan(s) showing details of all existing trees and hedges on the application 

site. The plan should include, for each tree/hedge, the accurate position, canopy 

spread and species, together with an indication of any proposals for 

felling/pruning and any proposed changes in ground level, or other works to be 

carried out, within the canopy spread. 

(ii) a plan(s) showing the layout of proposed tree, hedge and shrub planting and 

grass areas. 

(iii) a schedule of proposed planting - indicating species, sizes at time of planting 

and numbers/densities of plants. 

(iv) a written specification outlining cultivation and other operations associated 

with plant and grass establishment. 

(v) a schedule of maintenance, including watering and the control of competitive 

weed growth, for a minimum period of five years from first planting.  

 

All planting and seeding/turfing shall be carried out in accordance with the 

approved details in the first planting and seeding/turfing seasons following the 

completion or first occupation/use of the development, whichever is the sooner.  

 

The planting shall be maintained in accordance with the approved schedule of 

maintenance.  Any trees or plants which, within a period of five years from the 

completion of the planting, die, are removed or become seriously damaged or 

diseased shall be replaced in the next planting season with others of similar size 

and species. 

 



 

Reason - To 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. 

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

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

enacting that Order with or without modification), no extensions or external 

alterations to the property hereby approved shall be undertaken without the 

express consent of the Local Planning Authority. 

For the following reason:-For the avoidance of doubt and to secure a satisfactory 

form of development in accordance with policy SWDP21 of the South 

Worcestershire Development Plan and aims and objectives of the National 

Planning Policy Framework. 

 

 


