
 

 

 

 

Application Number 21/00169/FUL 

Site Address 4 Copenhagen Street, Worcester, WR1 2HB 

Description of 

Development 

Demolition of existing single storey extension at rear of 
building and construction of new single storey extension 

to form accessible toilet and lobby entrance. 

Removal of brick screen wall on front elevation and 

construction of new brick screen wall in alternative 
position. 

Expiry Date 23 April 2021 

Applicant Worcester City Council 

Agent Worcester City Council 

Case Officer Sally Watts 

 sally.watts@worcester.gov.uk 

Ward Member(s) Cathedral Ward 

Reason for Referral to 

Committee 

 

Worcester city council 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/21/00169/FUL 

Recommendation 
 

The Deputy Director - Economic Development and 
Planning recommends that the Planning Committee  
grants planning permission in accordance with 

Regulation 3 of the Town and Country Planning 
General Regulations 1992, subject to the conditions 

set out in section 9 of this report. 

 
1. Background 
 

 1.1 The application was registered on 19 February 2021.  An extension of time for the 
determination of the application has been agreed until 23rd April 2021 to allow 
determination by the Planning Committee. 

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


 

 



 

1.2  The application has been referred to the Planning Committee in accordance with the 
adopted Scheme of Delegation. 

 
2.       The site and surrounding area  

 
2.1 The site is to the rear of the existing 4 Copenhagen Street.  

2.2 The building, owned by Worcester City Council is locally listed, but not statutorily listed. 
The building is also within the Historic City Conservation Area and sits immediately to 

the west of the Grade I listed building - The Guildhall. The area is archaeologically 
sensitive.  

2.3 The rear area of the building is accessed from within the Guildhall car park via a gate 
on the rear boundary fence. There is an existing rear wing on the building which lies 
along the western boundary of the site.  

2.4 Part of the proposal is for the small area of wall to the front of the building adjacent to 

the rear entrance to St Wulstans Building. The relevant notice has been served on 
Heart of Worcestershire college who are the landowners, for the wall to be removed.  

 

Figure 1. Site location plan 

3.      The proposals 
 

3.1 Due to structural cracking, the existing rear wing is proposed to be removed and any 
structural issues can be remedied. It is proposed to erect a single storey rear extension 
to form an accessible toilet and entrance lobby area.  



 

 
Figure 2. plans showing removal of rear extension and replacement rear extension. 

 
3.2 Secondly, the proposal seeks to make changes at the front of the property. Currently 

there is a wall which extends from the stone pillar and obscures the windows of the 
building from the front, disguising the double fronted nature of the building.  

 

 
Figure 3. Photograph of the front elevation from on Copenhagen Street. 

 



 

3.3 It is proposed that the front wall be removed in order to open up the street frontage. A 
2.15 metre wall is proposed to be erected and the area made good, as shown on the 

proposed floor plan, an excerpt is shown in figure 4 below for clarity.  

 
Figure 4. Plan showing improvements to street frontage. 

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

  documents that include: 
 

Design And Access Statement 
01- Ground And First Floor Plans As Existing 
02- Basement And Roof Plans As Existing  

03- Elevations As Existing  
04- Ground And First Floor Plans As Proposed  

05- Elevations As Proposed  
06- 1.500 Site Plan 

07-1.1250 Site Location Plan  

3.5 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 subject to Regulations 3 to 11A of the   
Town and Country Planning General Regulations 1992. 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 key legal provisions relating to the consideration of heritage assets in the planning 

 system are s72 (1) and s66 (1) of the Planning Listed Buildings and Conservation Areas 



 

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

 regard to the desirability of preserving the building or its setting or any features of 
 special architectural or historic interest which it possesses”. 

 
4.3  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 

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

 
SWDP 6 Historic Environment 
SWDP 21 Design 

SWDP 24 Management of the Historic Environment 
 

4.5  Policy SWDP 6 of the South Worcestershire Development Plan seeks to protect and 
enhance designated and non-designated heritage assets and guide against 
 development that would cause substantial harm to the significance of any heritage 

asset. Policy SWDP 21 requires that all development will be expected to be of a high 
design quality and integrate effectively with its surroundings and that development 

proposals must complement the character of the area. Furthermore, proposals should 
respond to surrounding buildings and the distinctive features or qualities that 
contribute to the visual and heritage interest of the townscape, frontages, streets and 

landscape quality of the local area and states that the scale, height and massing of 
development must be appropriate to the setting of the site and the surrounding 

landscape character and townscape, including existing urban grain and density. 
 

Material Considerations 
 
1. National Planning Policy Framework 

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

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

consideration in determining planning applications.  
 

4.7 The NPPF outlines a series of considerations against which delivering sustainable 
development should be assessed. Paragraph 186 of the NPPF encourages Local 
Planning Authorities to approach decision taking in a positive way and to foster the 

delivery of sustainable development. LPAs are advised at paragraph 187 of the NPPF to 
look for solutions rather than problems and decision-takers are asked to approve 

applications for sustainable development where possible. 
 

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

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

protecting and enhancing our natural, built and historic environment. 
 

4.9 Paragraph 200 of the NPPF states that “Local Authorities are called to look for 

opportunities for new development within conservation areas and the setting of 
heritage assets to enhance or better reveal their significance” and that “Permission 



 

should be refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area” (paragraph 130). 

 
2. National Planning Practice Guidance  

 
4.10 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 
 

 South Worcestershire Design SPD 
 

The South Worcestershire Design SPD was adopted on 5th March 2018 and replaces the 
previous Supplementary Planning Guidance Note 3: Design (SPG3). Both documents 
encourage high standards of design for development proposals in accordance with the 

aims and interests that the NPPF seeks to protect and promote in this regard. The 
Design Quality SPD is consistent with the planning policies in the SWDP.  

 
5 Planning History 

5.1 There is no relevant planning history in relation to the rear wing of the site.   

6  Consultations 

6.1 Formal consultation, including display of site notices, has been undertaken in respect of 

the application. The following comments from statutory and non-statutory consultees 
and interested third parties have been received in relation to the original and amended 
proposals and are summarised as follows: 

Neighbours and other third party comments: No objections have been received 
from the neighbouring residents/businesses.  

Worcester City Conservation and Planning Officer: The proposed rear rebuild at 
No.4 seems beneficial overall, and to follow the same footprint and massing; the 

removal of the front screen wall is of great benefit to the conservation area too, as is 
the associated restoration of the façade. 

Worcester City Council Archaeological Officer: Conditions recommended.  

 
Worcestershire County Council (Highway Authority): 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.  

7. Comments of Deputy Director - Economic Development and Planning 

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

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

7.2  Taking the above matters into account, the main issues raised by the proposal can be 
adequately considered with an assessment of the key material considerations of the 
proposal. These are:  



 

 Impact on the historic fabric and character of the area 
 Design and safety from crime 

 Highway impact 
 

 Impact on the historic fabric and character of the area.  

7.3 The building, owned by Worcester City Council is locally listed, but not statutorily listed. 
The building is also within the Historic City Conservation Area and sits immediately to 

the west of the Grade I listed building - The Guildhall. The area is archaeologically 
sensitive. As such, the proposals should be considered against Policies SWDP 6 and 

SWDP 24 which seek to protect and enhance designated and non-designated heritage 
assets and guide against development that would cause substantial harm to the 
significance of any heritage asset. Policy SWDP 6 states that “Development proposals 

should conserve and enhance heritage assets, including assets of potential 
archaeological interest” and “Development proposals will be supported where they 

conserve and enhance the significance of heritage assets, including their setting”. 

7.4 This is consistent with the NPPF in that they seek to protect and enhance designated 
and non-designated heritage assets and guide against development that would cause 

substantial harm to the significance of any heritage asset. In accordance with the NPPF 
great weight must be given to the conservation of designated heritage assets and in 

accordance with s66 of the Planning Listed Building and Conservation Areas Act 1990, 
special regard is to be had to the desirability of preserving listed buildings or their 
settings.  

7.5 There is a substantial amount of planning case law regarding how a decision taker must 
address the issue of harm to heritage assets, such as listed buildings. Essentially, this 

makes it is clear that the decision maker is required to give considerable importance 
and weight to the desirability of avoiding harm to the heritage asset. There is 
accordingly a strong presumption, imposed by the Planning Listed Buildings and 

Conservation Areas Act 1990, against harmful development. This is the case whether 
the harm is ‘substantial’ or is ‘less than substantial’. There is no specific test in the 

NPPF of what differentiates substantial harm from other harm for the purposes of 
national policy. Whilst the judgments are not prescriptive as to where the threshold 

between ‘substantial’ and ‘less than substantial’ lies, nevertheless case law has been 
established that for harm to be substantial, the impact on significance is required to be 
serious such that very much, if not all, of the significance of the asset is eroded, for 

example by complete demolition. 

7.6 In considering the impact of the proposal, a better understanding of the merit of both 

the building and the local context was provided by James Dinn, the City Archaeologist 
who gave the following assessment: 

The proposed scheme is located within an archaeologically sensitive area, within the 

historic core of the medieval city, and close to the known extents of the Roman 
defences which had origins in the early Iron Age and were also used in the Anglo-

Saxon period. It is located less than 50m from a Roman masonry building discovered in 
the basement of the Guildhall. It also includes backplots from the medieval and post-
medieval periods, and significantly forming part of the High Street plan unit laid out in 

the 10th century. Buried archaeological remains within the site, where they have 
survived the 20th century development, can be expected to be highly significant. 

Proposals include demolition of an existing single-storey extension which is 
contemporary with the main 19th-century building. The building is identified on the 
local list. Proposals also include demolition of a brick screen wall on the front elevation, 

which currently partially obscures the main frontage of the locally-listed building, 
though itself runs along the footprint of the historic street frontage.  



 

The proposed new single-storey extension has potential to encounter archaeological 
deposits, including those relating to the historic Dolphin Public House that formerly 

occupied the site.  

Foundation designs could explore the use of a raft to reduce impact on potential 

remains, alternatively an archaeological watching brief will be required. A full 
photographic record should also be undertaken before demolition of the 19th-century 
single-storey extension. 

7.7 Figure 5. Shows the location of the proposed development and the extent of the works 
being proposed. The Planning and Conservation Officer is satisfied with the nature and 

rationale for the proposed works as both aspects of the proposal seek to remedy an 
existing issue and benefit the building.  

7.8 The proposal provides an opportunity for any necessary structural remediation to be 

undertaken and remove the additional wing which is subject to existing structural 
issues.  The proposed rear extension will provide a better access to the building and 

allow an accessible toilet to be installed to help future-proof the building in terms of 
users.  

 

Figure 5. Existing and proposed ground floor plans with proposed changes illustrated. 

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

the proposed development would have less than substantial harm to the significance of 
the designated heritage assets. Paragraph 196 of the NPPF requires a balancing 
exercise to be undertaken between the “less than substantial harm” to the designated 



 

heritage asset on the one hand, and the public benefits of the proposal on the other.  

7.10 Taking this into account, I am of the opinion that the less than substantial harm would 

be outweighed by the public benefits of the proposals. The changes on the frontage will 
help open up the frontage and expose the qualities of the building to the streetscene 

which are currently hidden behind a solid wall. This is a positive aspect of the scheme 
in contributing to the quality of the conservation area and the relationship to the 
nearby listed buildings. As such it forms a significant positive in the balance of 

consideration and meets the requirements of SWDP6 & SWDP24 and I consider the 
harm to the building is less than substantial.  The design of the changes proposed and 

sympathetic in terms of scale and opportunity to improve the site.  

Design and safety from crime 

7.11 The changes to the frontage will result in the front windows having views across the 

highway and improve natural surveillance in the area which is a positive aspect of the 
proposal and meets the requirements of SWDP21 regarding design and design quality.  

 Access and Highway Safety 

7.12 The Highway Authority has provided the following assessment of the proposal:  

There is no objection to the proposed ground floor alterations to provide an accessible 

toilet and lobby entrance, however, the removal and relocation of the brick street on 
the frontage should be shown within the red line of the application site. Whilst this 

structure is not within the highway, as confirmed by research of the highway extents in 
this location planning permission is required for walls above 1 metre adjacent to the 
highway and any tie-in works to the highways must be carried out by WCC contractors 

Ringway as per the note below. Suitable safety measures should be put in place during 
the works for the safety of pedestrians on the adjoining footpath and for completeness, 

the applicant could contact the WCC Streetworks team to clarify any permissions 
required.  

Informative 

This permission does not authorise the applicant to carry out works within the publicly 
maintained highway since such works can only by carried out by the County Council’s 

approved contractor Ringway Infrastructure Service… the applicant is solely responsible 
for all costs associated with construction of the access.  

7.13 This comment does not recognise that the applicant submitted the relevant certificate 
of ownership of land on the respective owner – Heart of Worcestershire College. This 
has subsequently been advised to highway colleagues.  

7.14 There is no objection to the scheme from Worcestershire county Council which I concur 
with and consider there is likely to be no impact on the access or highway safety.   

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 proposal meets these requirements and 

takes opportunities to improve the building and ensure the ongoing quality is retained   
in terms of making sure it is structurally sound and provides  a positive visual 

enhancement of the quality of the existing  streetscene as the frontage of the building 
will be  more readily shown than existing.  



 

8.2 The changes are necessary in terms of responsible stewardship of the historic building; 
however it seeks to make improvements which will aid its longer terms viability with 

accessible facilities which make the building usable in the longer term.  

8.3  On balance, the submitted scheme has indicated more than sufficient detail to warrant 

approval. When considering the merits of the proposal, there are significant benefits to 
be attained by the proposed changes and as such a recommendation of approval is 

proposed.  

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 

Design And Access Statement 

1.1250 Site Location Plan 07 

1.500 Site Plan 06 

Ground And First Floor Plans As Existing 01 

Basement And Roof Plans As Existing 02 

Elevations As Existing 03 

Ground And First Floor Plans As Proposed 04 

Elevations As Proposed 05 

Reason: To ensure compliance with the approved scheme 

3. The materials to be used in the construction of the external surfaces of the host 
building hereby permitted shall match in type, colour and, texture those used in the 

existing building.   

Reason: To protect, conserve and enhance the significance of heritage assets and to 
ensure that the new materials are in keeping with the surroundings and/or 
represent quality design in accordance with policies SWDP 6, SWDP21 and SWDP24 

of the South Worcestershire Development Plan. 

4. 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: 

Buried archaeological remains of 18th century or earlier date 

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. 

5. No development shall commence until a written scheme of investigation (WSI) for 

an archaeological watching brief 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. 

6. Notwithstanding any details shown on the submitted plans groundworks and 

foundations shall be constructed in accordance with details to be agreed in writing 
by the local planning authority before ground disturbance commences. 

Reason: To preserve the archaeological interest of the site in accordance with 
policies SWDP6 and SWDP 24 of the South Worcestershire Development Plan and 
aims and objectives of the National Planning Policy Framework. 

7. No development shall take place until a comprehensive photographic survey has 

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

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. 

NOTES TO APPLICANT 

This permission does not authorise the applicant to carry out works within the 
publicly maintained highway since such works can only by carried out  by 

Worcestershire  County Council’s approved contractor Ringway Infrastructure 
Service who can be contacted by 
email:worcestershirevehicle.crossing@ringway.co.uk Tel: 01905 75651. The 

applicant is solely responsible for all costs associated with construction of the 
access. 


