
 

 

Application Number 20/00352/FUL 

Site Address Former Tolladine Golf Course, Tolladine Road, 

Worcester 

Description of 

Development 

Proposed residential development to erect 16 residential 

units for affordable housing. 

Expiry Date 18 December 2020 

Applicant Platform Housing Group 

Agent Design BM3Architecture 

Case Officer Mike Nicholls 

Ward Member(s) Warndon Parish South Ward 

Reason for Referral to 

Committee 

 

Major application 

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/20/00352/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 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 27 May 2020 and was due for a decision on 18 

December 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 in accordance with the 
adopted Scheme of Delegation.  

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


 

 
2.       The site and surrounding area  

 
2.1 The application relates to a 0.59 hectare of vacant land accessed from Tolladine Road 

via a short section of The Fairway. The land was originally part of the former Tolladine 
Golf Course and comprises rough grassland, shrubs and some trees. The ground levels 
rise to the south and east and are approx. 6m above the ground levels of existing 

houses to the north in The Fairway and Otley Close. To the south is denser vegetation 
on the former golf course, with the Ronkswood Hill Meadows Local Nature Reserve to 

the south west. The site contains a large semi-derelict storage building and to the east 
a telecommunications mast and beyond that the site is crossed by an oil pipeline.  

 

2.2 The site contains a large oak tree that is within a Tree Preservation Order. 

2.3 The application site is allocated for housing in the South Worcestershire Development 

Plan: SWDP 43m (Club House, Tolladine Golf Course) and is stated to have an 
indicative capacity of 9 dwellings. 

 

2.4 1n 2011 planning permission was granted to erect 9no. 4 bed houses on the site 
(P10Q0537 relates). The permission was never implemented and is now time expired. 

 
Location Plan 

 

 
 

3.      The proposals 

 
3.1 The application has been made by Platform Housing Group, an established Housing 

Association. It is proposed to demolish the storage building and redevelop the site with 
16 residential units: the scheme would provide 1no x 3-bed bungalow; 6no x 3-bed 
houses; 4no x 4- bed houses and 5no x 2-bed flats (part three-storey). All of the 

properties are to be provided as affordable housing with 6no. properties for affordable 
rent (1no. 3-bed bungalow and 5no. 2-bed flats) and 10no. for shared ownership (6no. 

3-bed dwellings and 4no. 4-bed dwellings).  



 

3.2 The proposals have a contemporary design using brickwork and render, with pitched 
tiled roofs. Parking provision would accord with the Council’s adopted standards as 

required by the Streetscape Design Guide and a total of 36 parking spaces (plus two 
for an existing resident at 6a Otley Close) would be provided. 

 
3.3 The applicants wish to remove an oak tree that is within the site that is the subject of a 

preservation order due to decay and disease and propose planting in its place. This 

would require the submission of a separate TPO application. 
 

3.4 Internal and external space standards either meet or exceed the Councils 
requirements. 

 

 
Proposed Site Plan 

 

  
 

 
  
 

 
 

 
 
 

 
 

 
 
 

 
      Proposed Street Scenes 

 
 



 

 

 
 

 
 

 
 
 
 



 

 

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

 documents that includes: Design & Access Statement; Site Investigation Report;                           
Transport study; and extensive ecology/wildlife/tree reports. These latter reports 

needed to be updated during the course of the application at the request of the 
Council’s Biodiversity Officer and this resulted in a delay putting the submission to 

Planning Committee. 
 

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. 

 
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 

SWDP5 Green Infrastructure 
SWDP6 Historic Environment 
SWDP 21 Design 

SWDP22 Biodiversity & Geodiversity 
SWDP25 Landscape Character 

SWDP 27 Renewable and Low Carbon Energy 
SWDP28 Management of Flood Risk 
SWDP 29 Sustainable Drainage Systems 

SWDP30 Water Resources, Efficiency and Treatment 
SWDP 38 Greenspace 

 
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. 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 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.  
 

 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. 
 

 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 
 

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 
 

7. Case Law  

 
4.13 Consideration of Development Plan policies is not a legalistic forensic exercise.  Often 

policies will pull in different directions.  Decision makers need to consider whether the 
proposal broadly accords with those policies as confirmed in the case of R. on the 
application of Laura Cummins and London Borough of Camden, SSETR and Barrett 

Homes Limited [2001] in which Ouseley J. cited R. v Rochdale MBC ex parte Milne 
[2000].  As Sullivan J. said in the Milne case 48. “It is not at all unusual for 

development plan policies to pull in different directions.  A proposed development may 
be in accord with development plan policies which, for example, encourage 
development for employment purposes, and yet be contrary to policies which seek to 

protect open countryside.  In such cases there may be no clear cut answer to the 
question: “is this proposal in accordance with the plan?”  The local authority has to 

make a judgement bearing in mind such factors as the importance of the policies which 
are complied with or infringed, and the extent of compliance or breach.” 

 

  Citing City of Edinburgh Council v. Secretary of State for Scotland [1997] Sullivan J. 
went on to say that “I regard it as untenable to say that if there is a breach of any one 

policy in a development plan, a proposed development cannot be said to be “in 
accordance with the plan”. Given the numerous conflicting interests that development 
plans seek to reconcile: the needs for more housing, more employment, more leisure 

and recreational facilities, for improved transport facilities, the protection of listed 
buildings and attractive landscapes et cetera, it would be difficult to find any project of 

any significance that was wholly in accord with every relevant policy in the 
development plan. Numerous applications would have to be referred to the Secretary 

of State as departures from the development plan because one or a few minor policies 
were infringed, even though the proposal was in accordance with the overall thrust of 
development plan policies.  For the purposes of section 54A it is enough that the 

proposal accords with the development plan when considered as a whole. It does not 
have to accord with each and every policy therein.” 

 
8. Relevant Legislation  

4.14 The following legislation is also relevant and has been taken into account when 

considering this application:-  
 

Town and Country Planning Act 1990 (as amended) 
Planning Act 2008 
Planning and Compulsory Purchase Act 2004 

The Town and Country Planning (Development Management Procedure) 
(England) Order 2015 

Localism Act 2011 - Section 143 (amending S70 of the Town and 
Country Planning Act 1990) regarding local finance considerations. 
Growth and Infrastructure Act 2013 

Human Rights Act 1998 
Accessibility and Equalities Act 2010 

Section 17 of the Crime and Disorder Act 1998 
Wildlife and Countryside Act 1981 (as amended) 
Conservation of Habitats and Species Regulations 2010 

The EU Habitats Directive 
Flood and Water Management Act 2010 



 

Water Frameworks Regulations 2011 
The Human Rights Act 1998 (Article 8) 

 
5. Relevant Planning History 

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

P10Q0537 - Proposed residential development comprising nine four bedroom dwelling 

houses and associated works. Approved Apr 20 2011 

P04Q0376 - Continuation of temporary planning permission P98G0351 for retention of 

steel construction greenkeepers shed. Approved Aug 5 2004  

P98G0351 - The erection of a greenkeeper’s storage building, temporary storage 

buildings, the relocation of the 10th tee and the provision of additional car parking. 

Temporary permission Oct 22 1998  

PRA02G12 - Telecommunications installation comprising a 15m high monopole cypress 

tree designed mast with 3 antennas, 1 dish antenna and an associated equipment 

compound within a fenced compound. PAT Jan 17 2003  

19/00102/FUL - Upgrade to existing communications apparatus consisting of the 

removal of the existing 15m tree tower, including all antenna, dishes & ancillary 

equipment, installation of a new 20m monopole tower with 12 antennae (19.80m to top 

of antenna), 4 x 600mm dishes (at 15.40m to centre) plus ancillary equipment, removal 

of existing ground-based cabinets and installation of 8 new cabinets. Refused Dec 12 

2019 Pre-application Engagement 

Pre-application discussions with Planning Officers took place in 2019 to agree an 

approach to design and layout and parking standards. 

Public Consultation by Applicant 

It is understood that the applicant’s have undertaken consultation pre-application with 

local residents via a leaflet drop. 

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: Objections have been received from 

the occupants of the following properties: 14 The Fairway; 16 The Fairway; 21 The 
Fairway; 22 The Fairway; 23 The Fairway; 25 The Fairway; 3 Otley Close; 6a Otley 
Close; 13 Otley Close; 14 Otley Close; 11 Popert Drive; 63 Waterworks Road; 307 

Tolladine Road. The main grounds of objection are summarised as follows: 

 Highway safety: the junction with Tolladine Road is already busy and difficult to 

access/egress and the proposals would make this matter worse; 
 

 The proposed access cannot cope with 2 way traffic; 

 
 Extra traffic would result in extra noise and pollution; 

 



 

 Part of the road is privately owned and managed by no’s 22-25 The Fairway and 
may be damaged by the proposals; 

 
 The proposals would result in overlooking of existing properties;  

 
 The proposals would reduce outlook from existing properties; 

 

 The design of the scheme is not in keeping with existing properties, especially the 
three storey flats which would reduce outlook; 

 
 Potential for loss of trees/wildlife; 

 

 The site should only be developed for 9 dwellings as per the SWDP allocation; 
 

 Potential land ownership issue (25 The Fairway); 
 

 The site should be developed with private housing not affordable housing; 

 
 Anti-social behaviour can result from affordable housing;  

 
 Private housing is required – there is no demonstration the affordable housing is 

required; 

 
 A telegraph pole needs replacing; 

 
 Noise and disturbance during construction; 

 

 There is Japanese knotweed on the site; 
 

Warndon Parish Council (Susan Howell): objection as follows: 
“Further to its response at the end of July, Warndon Parish Council has the following 

further observations regarding this proposal. As stated before, Warndon Parish Council 

accepts the principle of housing development on this site. The site has been allocated 

for housing for some years, through the SWDP. We also note that some issues have 

subsequently been addressed: Telecoms mast: We have been assured that there are 

no plans for any upgrade to the mast that would have any impact on residents of the 

development. In accepting such assurances, we presume that - should there be any 

change to the situation - any potential impact on the residents of this development 

arising from the mast would be a significant factor in the Planning decision-making 

process. CLH Pipeline: We note that Fisher-German have now withdrawn their 

objection, following changes to the layout of the proposed development in relation to 

the CLH pipeline. Therefore, we understand that the issue has now been resolved. 

Highways: In our earlier response, we pointed out that the layout does not currently 

meet the County Highways Standards in various respects. We were quoting the 

response (requesting deferral) from Worcestershire County Highways. There appears to 

be no updated response from County Highways to indicate whether they have changed 

their position. In which case, we presume that those concerns remain. In which case, 

they remain of concern to the Parish Council. Refuse management: In our earlier 

response, we understood that there were issues regarding the suitability of the layout 

of the site for "refuse management". There appears to be no updated response to 

indicate whether those concerns have been addressed. In which case, they remain of 

concern to the Parish Council. 



 

Flood alleviation: We note the recent submission from the Local Lead Flood Authority 

- indicating that they object on the following grounds: "No attenuation, no SuDS, just 

pipes". This is a matter of concern to the Parish Council. Amenity: We note the 

comments from the Local Plans team and the Landscape Officer, highlighting the lack 

of amenity space, given the proposed number of dwellings on the site. Again, this 

remains of concern to the Parish Council. Housing density: Warndon PC remains 

concerned that the density of housing in this proposal is too high for the site. There are 

a number of factors that demonstrate this to be the case: The Landscape Officer's 

comments indicate that there is insufficient space to meet all of the 

requirements of the SWDP. The following comment re Green Infrastructure is most 

telling: "Considering the GI status of the site it is very densely developed giving little 

room for biodiversity enhancement or open space areas. Either 20 or 40% onsite GI 

will be required and should be clearly shown. It may be the site is too small for this 

many dwellings." 

"...the indicative capacity on site in the adopted SWDP is 9 dwellings, with this 

planning application seeking permission for 16 dwellings..." ...due consideration should 

be given to the potential negative impacts... in terms of density and the ability to 

provide sufficient amenity space and green infrastructure within this proposal." 

There is also a further concern: Prominent views, vistas and skylines...: The 

proposed three storey flats would be at such an elevated position on the hill that they 

might well interfere with views of Leopard Hill (as the former "Tolladine Golf Course" is 

more correctly known) and its skyline, in conflict with SWDP 21. SWDP 21B(iii) states 

that: "Design proposals should ensure that the prominent views, vistas and 

skylines of Worcester City... are maintained and safeguarded, particularly where 

they relate to heritage assets, existing landmark buildings, and ‘gateway’ sites." 

There can be few more prominent natural landmarks within the City of Worcester than 

Leopard Hill. As the highest point in the city, it is visible from many aspects, including 

the view when travelling south on the M5, from the north of Worcester. From such 

viewpoints, it is the prominent feature in the city, set in the middle ground, when 

viewed against the distant horizon of the Malvern Hills. To residents of the city, it is a 

"welcome home" view. The Warndon Local Plan, which set out the development of the 

entire "Warndon Villages" development in the late 1980s, contained policies that were 

designed to protect such vistas. Importantly, those protections were carried forward 

into the SWDP via SWDP 21. The emerging Warndon Parish Neighbourhood Plan - now 

at the draft stage - includes policies designed to reinforce the policies of the SWDP - 

within Warndon parish - in just such ways. It should also be noted that the City 

Council's Landscape Officer has commented as follows: "The flats type D are 3 storey 

and at a very elevated position on the hill which is clearly viewed as Worcester is 

approached from the north on the m5. That potential for intrusion on the skyline 

should be addressed and mitigated if required." 

Given all of the above factors, Warndon Parish Council takes the view that the 

proposed development constitutes significant over-development of the site. For that 

reason, Warndon Parish Council objects to the proposed development, as it stands.” 

Worcester City Council Planning Policy Team: comment as follows: 

In the adopted SWDP part of the application site is allocated for residential purposes: 

Site SWDP 43m (Club House, Tolladine Golf Course) for 9 dwellings.  In the Emerging 



 

SWDP (2021-2041), the site features as part of the emerging South Worcestershire 

Development Plan Review (SWDPR) and is a proposed allocation in the ‘Preferred 

Options’ version of the emerging SWDP for approximately 15 dwellings (Ref: SWDP 

NEW 8). The site is proposed as a part reallocation, part extension site with the 

allocation site extending with a small boundary increase to the west.  

The make a number of detail policy points but state that in respect of SWDP38 the 

following: 

“SWDP 38 – ‘Green Space’ covers the whole of the site on the SWDP Policies Map. This 

is considered to be a mapping oversight under the rationale that this is an adopted site 

allocation in the SWDP for housing, and accordingly should have been removed as 

‘green space’ as a result of the site allocation in the plan. It is therefore considered 

that this policy is not applicable to this planning application. Green infrastructure 

should still be incorporated on site as per the requirements of SWDP 5.” 

In summary they state: 

“The planning application is an allocated site for housing in the adopted SWDP (SWDP 

43m). This planning application therefore accords with the adopted development plan 

by way of being a site allocation within it. However, the indicative capacity on site in 

the adopted SWDP is 9 dwellings, with this planning application seeking permission for 

16 dwellings. It should be noted that the proposed extended site allocation/reallocation 

(SWDP NEW 8) allocates an indicative 15 dwellings on a larger site area.  

Should this planning application be approved, the quantum of development on the site 

will be 6 dwellings higher than the adopted allocation site and slightly larger (by 1 

dwelling) than the indicative capacity on the proposed allocation site. It would also 

become illogical to continue with the additional section of the proposed allocation site 

(as expanded through SWDP NEW 8) as a smaller separate allocation. Accordingly, the 

proposed site allocation would need to be re-evaluated in the emerging SWDP.  

The site will contribute to the delivery of identified affordable housing need in 

Worcester City. However, due consideration should be given to the potential negative 

impacts of the increased site capacity in terms of density and the ability to provide 

sufficient amenity space and green infrastructure within this proposal.” 

Worcestershire County Council (Highway Authority):  No overall objection but 
have requested a swept path analysis of the proposed turning head, showing refuse 

vehicles can turn within the site (information relating to this is awaited). 
 
Worcester City Council Archaeological Officer: No objection but requires a 

condition regarding 21-day notice for recording purposes. 
 

Worcester City Council Arboricultural Officer: states that he has made an 
inspection of the oak tree at the request of the applicant’s arboricultural consultant and 
notes there is evidence of decay and has a relatively short finite life: he comments that 

the applicants may wish to consider its removal and making compensatory provision 
now would mitigate its medium terms loss. (This would need to be the subject of a 

separate TPO application). 
 



 

Worcester City Council Landscape and Biodiversity Adviser: Comments that that 
green space policies should be complied with; slow worm translocation area required to 

be conditioned; no trees/native vegetation to be removed without agreement; 
assessment needs to be made regarding the height of the (part) 3 storey flats on the 

skyline; site would be tightly developed and has little scope for biodiversity 
enhancement; there should be no paving/digging within the root protection zone of the 
oak tree. 

 
Worcester City Council - Refuse and Recycling: No objection – they provide 

detailed comments regarding bin storage requirements. They comment that there 
needs to be adequate turning space for 26 tonne refuse vehicles and potentially double 
yellow lines in the turning head. 

 
South Worcestershire Land Drainage Partnership: No objection subject to 

condition regarding SuDs 
 
Lead Local Flood Authority: drainage needs attenuating and Suds installed (see 

SWLDP comments) 
 

Fisher German (Agents acting on behalf of the oil pipeline owners): No 
objection. 
 

6.2 Members have been given the opportunity to read all representations that have been 
received in full. At the time of writing this report no other consultation responses have 

been received. Any additional responses received will be reported to members verbally 
or in the form of a late paper, subject to the date of receipt.  

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

material planning considerations. Nevertheless, I am also mindful that decisions should 
not be made solely on the basis of the number of representations, whether they are for 

or against a proposal. The Localism Act has not changed this, nor has it changed the 
advice that local opposition or support for a proposal is not in itself a ground for 

refusing or granting planning permission unless it is founded on valid planning reasons. 

7. Comments of Deputy Director - Economic Development and Planning 

7.1 Policy SWDP1 of the South Worcestershire Development Plan sets out overarching 

 sustainable development principles and these are consistent with the Framework. The 
 various impacts of the development 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: 

1.  The economic role; 

 2.  The social role: 
 

- housing mix; 
- Affordable housing;   

  - residential amenity; 
   

 3.  The environmental role: 

   
          - design and appearance; 

 - impact on green space; 
    - drainage and flooding; 



 

   - biodiversity and protected species; 
     - access, car parking and highway safety; 

     - trees and hedges;   
     - flooding and drainage. 

          
  These issues will now each be considered in turn.  
 

  The Principle of Development 
 

7.2 Planning permission was previously granted for 9no 4 bed houses in 2011: this 
permission, reference P10Q0537, is now time expired. The application site is currently 
allocated in the adopted SWDP for residential purposes (SWDDP 43/m). 

 
SWDP Site Allocation Plan (SWDP43m) 

  

7.3 In 2017, the South Worcestershire Councils started a review of the development plan 

which was to be completed by 2021. However, this review has now been delayed by at 
least 1 year. The proposed site allocation, SWDP NEW 8, allocates an indicative 15 

dwellings on a larger site area, which also includes the remaining part of the current 
allocation under SWDP 43/m. 

  

SWDPR Proposed Site Allocation Plan SWDPNEW8 
 

 



 

 
  

7.4 The NPPF at paragraph 2 states “Planning law requires that applications for planning 
permission be determined in accordance with the development plan, unless material 
considerations indicate otherwise”.  

7.5 Paragraph 11 of the NPPF states that there is a presumption in favour of sustainable 
development and states under point C that this means “approving development 

proposals that accord with an up-to-date development plan without delay” 

7.6 Paragraphs 48-50 of the NPPF state:   

“Local planning authorities may give weight to relevant policies in emerging plans 

according to: a) the stage of preparation of the emerging plan (the more advanced its 
preparation, the greater the weight that may be given); b) the extent to which there 

are unresolved objections to relevant policies (the less significant the unresolved 
objections, the greater the weight that may be given); and c) the degree of 
consistency of the relevant policies in the emerging plan to this Framework (the closer 

the policies in the emerging plan to the policies in the Framework, the greater the 
weight that may be given). 

49. However in the context of the Framework – and in particular the presumption in 
favour of sustainable development – arguments that an application is premature are 
unlikely to justify a refusal of planning permission other than in the limited 

circumstances where both: a) the development proposed is so substantial, or its 
cumulative effect would be so significant, that to grant permission would undermine 

the plan-making process by predetermining decisions about the scale, location or 
phasing of new development that are central to an emerging plan; and b) the emerging 

plan is at an advanced stage but is not yet formally part of the development plan for 
the area.  

50. Refusal of planning permission on grounds of prematurity will seldom be justified 

where a draft plan has yet to be submitted for examination; or – in the case of a 
neighbourhood plan – before the end of the local planning authority publicity period on 

the draft plan. Where planning permission is refused on grounds of prematurity, the 
local planning authority will need to indicate clearly how granting permission for the 
development concerned would prejudice the outcome of the plan-making process” 

7.7 In this regard, the Policy Team states: 



 

“The planning application is an allocated site for housing in the adopted SWDP (SWDP 

43m). This planning application therefore accords with the adopted development plan 

by way of being a site allocation within it. However, the indicative capacity on site in 

the adopted SWDP is 9 dwellings, with this planning application seeking permission for 

16 dwellings. It should be noted that the proposed extended site allocation/reallocation 

(SWDP NEW 8) allocates an indicative 15 dwellings on a larger site area.  

Should this planning application be approved, the quantum of development on the site 

will be 6 dwellings higher than the adopted allocation site and slightly larger (by 1 

dwelling) than the indicative capacity on the proposed allocation site. It would also 

become illogical to continue with the additional section of the proposed allocation site 

(as expanded through SWDP NEW 8) as a smaller separate allocation. Accordingly, the 

proposed site allocation would need to be re-evaluated in the emerging SWDP.  

The site will contribute to the delivery of identified affordable housing need in 

Worcester City. However, due consideration should be given to the potential negative 

impacts of the increased site capacity in terms of density and the ability to provide 

sufficient amenity space and green infrastructure within this proposal.” 

7.8 As indicated, this application would result in an additional 7 dwellings over and above 
the number identified in the adopted SWDP or 1 above the figure in the emerging 

SWDPR. In terms of overall housing numbers, I am of the opinion that the increase 
would be marginal and, in light of the above, the proposal would be acceptable in 
principle. 

7.9 Notwithstanding the above, it is appreciated that where new development is 
introduced, it is important to evaluate whether the details of the proposals would 

represent a sustainable form of development. 

  Sustainable Development  
 

1. The economic role 
  

7.10 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 16 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  

7.11 The key aim is to provide new affordable homes. Overall, the application has an 

important social role which weighs in favour of granting planning permission. However, 
one must also consider the impact of the development on nearby residents.  

Housing Mix  

7.12 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 16 residential units comprising 
of 1no x 3-bed bungalow; 6no x 3-bed houses; 4no x 4- bed houses and 5no x 2-bed 

flats (part three-storey). In my opinion, this would represent an acceptable mix of 
dwellings that 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.  

 Affordable Housing 

7.13 The intention is that the scheme provides for 100% affordable housing within the site 

consisting of 6no. properties for affordable rent (1no. 3-bed bungalow and 5no. 2-bed 
flats) and 10no. for shared ownership (6no. 3-bed dwellings and 4no. 4-bed dwellings). 
In my opinion, the provision of 16no. properties for affordable rent and shared 

ownership on this site weighs heavily in favour of the development, particularly noting 
the shortfall of affordable housing supply in the city. 

Residential amenity for future occupiers 

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

SWDP21 “Design” gives the general criteria for assessing applications. 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, 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. 

7.15 In terms of the amenity for new occupiers, the proposed units meet internal and 
external space requirements and the level of parking meets adopted standards. The 

units are orientated so that they would receive good levels of natural light. The units 
are designed to be thermally efficient and the proposals incorporate renewable energy 
measures including high efficiency boilers, solar panels and heat pumps. 

7.16 Set in a landscaped area, the proposed dwellings would in my opinion enjoy a good 
quality of environment and would not be cramped. 

7.17 For these reasons I consider that the proposals provide a good standard of residential 
amenity for future residents, compliant with SWDP 21 and the NPPF. 

Impact on neighbouring residents’ amenities 

7.18 This is a key consideration in determining this application and is a major ground for 
objection by residents. The site lies adjacent to existing residential properties located 

within The Fairways and Otley Close. Policy SWDP 21 requires that, amongst other 
matters, new development does not have a significant adverse effect on neighbouring 

amenity.  

7.19 The new properties are positioned behind the new access drive to the south of the site. 
An existing strip of trees and shrubs screens the site from the existing residents. The 

layout is very similar to the scheme previously approved under P10Q0537:  

Previously approved scheme P10Q0537 



 

 

7.20 Policy SWDP 21 states at point iv. “Neighbouring Amenity” that the development 

should provide an adequate level of privacy, outlook, sunlight and day light and 
should not be unduly overbearing. In my opinion the proposed layout meets these 

criteria: the houses are positioned as far away as practical from existing housing and 
in my opinion would not have any significant adverse effects: only 4 of the houses 
would directly face the existing housing in The Fairway, with other units being turned 

at 90 degrees to existing development. I note the objectors concerns regarding the 
flats being (part) three storey, however given that the third floor only contains a 

single unit and this is turned at 90 degrees away from the residents of The Fairway 
and does not directly overlook Otley Close, I am of the view that there would no 
significant adverse affect in terms of privacy, outlook or light.  

7.21 In my opinion, the proposed development would not result in any significant loss of 
amenity for existing residents in terms loss of privacy, outlook, sunlight or daylight 

and would not be overbearing. For these reasons, I consider the scheme meets the 
criteria of SWDP 21 in terms of neighbouring amenity.  

7.22 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 of 
the storage building, 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. 

7.23 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. 

 
7.24 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. 
 

2. The environmental role 
 
  Design  

7.25 This is an important consideration in determining this application. Policy SWDP 21 
states that new developments should be of high-quality design and should integrate 

effectively with its surroundings in terms of form and function and reinforce local 
distinctiveness. It goes on to state that new and innovative designs will be 
encouraged and supported where they enhance the overall quality of the built 

environment. 

7.26 In my opinion the siting and layout of the proposals reflects the site’s particular 

physical characteristics: the ground levels and proximity of houses to the north to 
some extent constrain potential development patterns: the layout proposed positions 
the dwellings away from existing property as far as possible and the road layout is 

very similar to the previously approved scheme (P10Q0537). I consider this is the 
most appropriate way to develop the site. 

7.27  The layout proposed results in 10 of the 16 units being semi detached houses (the 
remainder are the 5 flats and 1 bungalow): this reflects the wider area, with the 

properties having a similar plot structure. 

7.28  The physical nature of the application site – which of course is formally allocated for 
housing -separates it from existing development and to some extent results in the 

site forming its own environment away from neighbouring property. The dwellings 
would not be directly viewed in relation to existing properties and in my opinion the 

proposed external materials of render and brickwork are wholly acceptable.  

7.29 Design matters are to some extent subjective and some objections have been received 
in respect of the appearance of the units, particularly the part three storey flats. In this 

respect, I consider that the location of the flatted units at the end of the new access 
drive and at the furthest point from existing residents to be acceptable. It would be a 

logical visual end stop in this location. 

7.30 For these reasons I consider that in terms of general design issues, the scheme meets 
the criteria stated in SWDP21. 

Landscape Character and Visual Impact 

7.31 The application site is part of the former golf course and currently contains a mix of 

overgrown scrub vegetation. The site is allocated for housing in the SWDP and 
therefore the authority has accepted the loss of the site. The applicants have submitted 
a landscape and habitat management plan to support their proposals. 



 

7.32 In terms of the visual impact, the proposals would certainly change the nature of the 
site purely by its redevelopment. I note the concerns of residents regarding the part 

three storey flats but would say that in my opinion the visual impact would be 
relatively minor and would not be sufficient to warrant refusal. Good quality 

landscaping would help address this and retention of existing trees would be important. 
Revised plans have been requested in this respect. Overall I consider that the 
proposals would not result in any significant adverse visual impact. 

7.33 I note the comments from the Planning Policy Team that policy SWDP38 does not apply 
to allocated sites within the SWDP.    

Heritage assets 

7.34 The site is not within a Conservation Area and does not contain any listed structures. In 
term of archaeology, the Councils Archaeological Officer notes that the land has 

previously been the subject of land level changes including some cut and fill and has 

requested that an archaeological recording condition be imposed in the event of the 
application being approved (SWDP6). 

Access and Highway Safety 

7.35 Again, this is a key consideration and a major ground of objection for residents. The 
County Highways Team note that the proposed parking levels meet the required 

parking standards as contained in the Streetscape Design Guide and state that most of 
their concerns have been addressed during the course of the application. They do 
however comment that a further plan is required to demonstrate a swept path analysis 

for refuse vehicles at the top of the turning head: this has been requested and is 
awaited. It will be reported to Members by way of a late paper. 

7.36 In terms of parking levels, the guidance requires that 2/3 bedroom units provide 2 
spaces and 4 bed properties 3 spaces. On this basis the submitted scheme requires 36 
parking spaces, all of which are provided. In addition, there is provision of 2 spaces 

and driveway to serve 6a Otley Close. 

7.37 It is understood that the proposed highway would be put forward for adoption to the 

Highway Authority and would meet their criteria. 

7.38 I note the residents’ concerns regarding the volumes of traffic, the width of the road 
and congestion on the road network in the local area but can only state that there is 

nothing before me that indicates that the proposals do not meet relevant standards 
overall and that there would be a significant adverse impact on highway safety or the 

wider transport network. 

7.39 The concerns of residents at 22-25 The Fairway that part of the road is privately 
maintained is acknowledged. However, the applicants state that they have access 

rights over the land. Ultimately this is a private issue outside of the Council’s control 
and is not relevant to the determination of the application. It should of course be noted 

that permission has previously been granted for housing on the site (P10Q0537). 

7.40 There is access to public transport on Tolladine Road.  

7.41 Subject to the additional swept path analysis plan for refuse vehicles being satisfactory, 
I am of the opinion that the proposals meet the criteria with SWDP 4, SWDP 21 and the 
adopted Streetscape SDP. As advised this will be reported to Members by way of a late 

paper. 



 

Biodiversity  

7.42 To support the proposals the applicant has commissioned substantial surveys and 

documentation in respect of protected species: the reports were fully updated in the 
course of the application at the requested of the Council’s Biodiversity Officer 

(SWDP22).  

7.43 The surveys revealed that there is evidence of Slow Worms on the site and as part of 
the mitigation strategy these would need to be translocated. The Council’s Biodiversity 

officer has no objection to this but requires that the potential receptor areas are 
reassessed: this would form the basis of a relevant planning condition. 

Trees and Hedges 

7.44 As stated, there is an oak tree within the site that is within a TPO. There is evidence 
that this is diseased and in the medium term will fail. The Council’s Arboricultural 

Officer has stated that the applicant may wish to consider removing the tree at this 
stage and making appropriate mitigation in new tree planting. As the tree is within a 

TPO this would need a separate application. 

7.45 The applicant has submitted information regarding landscaping and its future 
maintenance. The proposed landscaping plan is being revised by the applicant to 

incorporate the comments of the Biodiversity Officer: Members will be updated on this. 
 

7.46 However, I consider a separate condition should be imposed requiring that no tree 
within the site is removed without the agreement from the Local Planning Authority, 
especially on the boundary with existing properties. 

Flooding and Drainage 

7.47 The site is within Flood Zone 1 and has a low chance of flooding. The Lead Local Flood 

Authority has concerns that the there is no sustainable drainage proposed just pipes to 
the sewerage system. The Land Drainage Team considers that this matter can be a 
condition of any approval (SWDP 28, 29 30). 

Planning obligations 

7.48 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.  

7.49 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).  

7.50 The following Heads of Terms have been identified:  

Affordable Housing 
 

7.51 Draft Heads of Terms for a s106 Agreement have been agreed with the applicants and 

are attached as Appendix 1. 



 

Human Rights Issues  

7.52 Article 8 of the Human Rights Act 1998 (as amended) states that everyone has the 

right to respect for his private and family life.  A public authority cannot interfere with 
the exercise of this right except where it is in accordance with the law and is necessary 

(amongst other reasons) for the protection of the rights and freedoms of others. Article 
1 of Protocol 1 of the Act entitles every natural and legal person to the peaceful 
enjoyment of his possessions.  

7.53 The law provides a right to deny planning permission where the reason for doing so is 
related to the public interest. Alternatively, having given due consideration to the rights 

of others, the local planning authority can grant planning permission in accordance with 
adopted policies in the development plan. 

7.54 As part of the consideration of this application, human rights issues have been 

considered in so far as they are relevant. It is considered that an appropriate balance 
between the interests and rights of the applicants (to enjoy their land subject only to 

reasonable and proportionate controls by a public authority in the public interest) and 
the interests and rights of those potentially affected by the proposal (to respect for 
private life and the home and peaceful enjoyment of their properties) has been 

achieved with conditions controlling the development where necessary 

Public Sector Equality Duty  

7.55 In making this decision, the council has had due regard to the requirements of Section 
149 of the Public Sector Equality Act 2010, which introduced a public sector equality 
duty that public bodies must, in the exercise of their functions, have due regard to the 

need to (a) eliminate discrimination, harassment, victimisation; (b) advance equality of 
opportunity between persons who share a relevant protected characteristic and persons 

who do not share it; and (c) foster good relations between persons who share a 
relevant protected characteristic and persons who do not share it. Protected 
characteristics are: age, disability, gender reassignment, marriage and civil 

partnership, pregnancy and maternity, race, religion or belief, sex and sexual 
orientation. 

7.56 These considerations are relevant to the duties that decision makers have under 
s149(1) of the Equality Act 2010.  

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  
- Historic environment 
- Access and highway issues 

- Biodiversity 
- Flooding and drainage 

- Affordable housing 
- Planning obligations 



 

 
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.  

8.8 In respect of potential adverse impacts, the proposal has generated a high number of 
objections and many of which focus around highway matters, adverse impact on 

residential amenity, design, ownership issues and the nature of affordable housing. 
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 Team (subject to receipt of satisfactory refuse 

vehicle turning plan) I also note that the development is not contrary to the guidance 
set down at national or local level.  

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 

70272 D00aLocation Plan 

Rt Mme 129256 (reptile) 

200424 324832Transport Technical Note 

200424 J324832Transport Technical Note Appendices A C 

70272L(90)991Landscape Management And Maintenance Responsibility Plan 

264 17 102 06Supplementary Site Investigation   Part 1 

264 17 102 06Supplementary Site Investigation   Part 2 

264 17 102 06Supplementary Site Investigation   Part 3 

Residential Dwelling Units Supplementary Information Template 

1606 Esc 00Zz Rp Z 0014Carbon Comparison Report 20200313 (002) 

70272 D02, revision: DStreet Scenes   Rev. D 

70272 D11, revision: EType B   Plots 1 4   Rev. E 

70272 D10, revision: CType A   Plot 7   Rev. D 

70272 D12, revision: EType B2   Plots 5 6   Rev. E 

70272 D13, revision: CType C   Plots 8 9   Rev. D 

70272 D15, revision: AType C   Plots 10 11 Rev. A 

70272, revision: 2Design And Access Statement 

70272 D900a, revision: BLandscape Plan 

70272 D14, revision: DType D   Plots 12 16   Rev. D 

revision: 2Pea And Reptile Survey (phase 2 Of Development) Report Dec 2018 

70272 D01, revision: YSite Layout Plan Rev S (coloured)(1) 

revision: ATf Le Gen Xx Dr Ce 101 S5 A1   Engineering Layout 



 

revision: ATf Le Gen Xx Dr Ce 102 S5 A1  Swept Path Analysis 

revision: ATf Le Gen Xx Dr Ce 103 S5 A1   External Levels 

revision: 2Fairways   Cgo Ecology Mitigation Strategy Jan 20 

revision: 2Fairways Tree Report 2020 V2 

70272 L(90) 99070272-L(90)990 Landscape and Habitat Enhancement and 

Maintenance Plan.pdf 

500 A1 ATF-LE-GEN-XX-DR-CE-500-A1-A - Drainage Layout.pdf 

Reason: To ensure compliance with the approved scheme 

3. Twenty one days before any development is commenced resulting in any 

excavation within the site, written notice shall be given to the local planning 

authority, whereupon the local planning authority shall, within 21 days of 

receipt of such notice, specify in writing to the developer which persons 

authorised by the local planning authority shall be allowed access to the site 

whilst any excavations are in progress for the purpose of archaeological 

investigation.  This access shall allow for a period of up to one day for 

unencumbered archaeological recording to take place within the trenches if in 

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

Reason:- To allow the historical and archaeological interest 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. 

4. The construction work on the buildings hereby approved shall not be 

commenced until the precise floor slab levels of each new building, relative to 

the existing development on the boundary of the application site have been 

submitted to and approved in writing by the local planning authority. 

Thereafter the new buildings shall be constructed at the approved floor slab 

levels.   

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. 

5. Prior to the commencement of development, details of refuse storage facilities 

to serve the development and/or each of the buildings hereby permitted shall 

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

approved refuse storage facilities shall be implemented prior to the first 

occupation of the associated development and/or building(s) and retained 

thereafter.   

Reason - To ensure adequate refuse storage facilities are incorporated in the 

development and/or ensure high quality design in accordance with policies 

SWDP21 and SWDP33 of the South Worcestershire Development Plan. 

6. 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. 

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

proposed dwellings have been fitted with an electric vehicle charging point. 

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 points shall be retained for the lifetime of 

the development unless they need to be replaced in which case the 

replacement charging point(s) shall be of the same specification or a higher 

specification in terms of charging performance. 

Reason: To encourage sustainable travel and healthy communities. 

8. The Development hereby permitted shall not be first occupied until sheltered 

and secure cycle parking to comply with the Council’s adopted highway 

design guide has been provided in accordance with details which shall first be 

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

thereafter the approved cycle parking shall be kept available for the parking 

of bicycles only. 

Reason: To comply with the Council’s parking standards. 

9. 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 carried out and complied 

with in full during the construction of the development hereby approved.  Site 

operatives' parking, material storage and the positioning of operatives' 

facilities shall only take place on the site in locations approved by in writing 

by the local planning authority. 

Reason: To ensure the provision of adequate on-site facilities and in the 

interests of highway safety. 

10. No above ground building operations on any dwellings hereby permitted shall 

commence until a scheme showing details the height, position and materials 

of all boundary and plot walls, fences or other means of enclosure to be 

erected on the site has been submitted to and approved in writing by the 

local planning authority. The approved scheme shall be implemented with 3 

months of each dwelling being occupied. 

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

surroundings and/or represent quality design in accordance with policy 

SWDP21 of the South Worcestershire Development Plan.   

11. Details shall be submitted to and approved by the local planning authority 

prior to the first occupation of the development for the installation of Ultra-

Low NOx boilers with maximum NOx Emissions less than 40 mg/kWh. The 

details as approved shall be implemented prior to the first occupation of the 

development and shall thereafter be permanently retained. 

Reason: In the interests of the living conditions of occupiers of nearby 

properties and future occupiers of the site. 

12. Before development is first occupied, details of a scheme for all external 

lighting within the application site shall be submitted to and approved by the 

local planning authority. The approved scheme shall thereafter be 

implemented and retained. 

Reason: To protect the natural habitats of foraging bats, birds and wildlife 

13. 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 details to be submitted shall include:-   

- type, colour, texture, size, coursing, finish, jointing and pointing of 

brickwork/stonework;  



 

- type, colour, texture, size and design of roofing materials;   

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 represents quality design in accordance with policy SWDP 

21 of the South Worcestershire Development Plan.   

14. Notwithstanding the approved details the development shall not commence 

until the slow worm translocation referred to in the supporting documents has 

been completed in accordance with details to be agreed by the local planning 

authority.. 

     Reason:- To ensure the development contributes to the conservation and 

enhancement of biodiversity within the site and the wider area in accordance 

with policy SWDP 22 of the South Worcestershire Development Plan and the 

aims and interests that the National Planning Policy Framework seeks to 

protect and promote with regard to the conservation and enhancement of the 

natural environment. 

15. 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 

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. 
 

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 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 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. 
 

17.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 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. 

 

 

 

 

 


