
 

 

Application Number 20/00775/FUL 

Site Address Ketch Field, Broomhall Way, Worcester 

Description of 

Development 

Development of 92 affordable dwellings and improvement 

of existing access, including green infrastructure and 

associated works.  

Expiry Date 30th July 2021 

Applicant Rooftop Housing Association 

Agent Robert Csondor – RCA Regeneration 

Case Officer Alan Coleman 

 alan.coleman@worcester.gov.uk 

Ward Member(s) St Peter’s 

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/20/00775/FUL 

Recommendation 

 

The Deputy Director - Governance 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 Managing 

Director approval to grant the necessary planning 
permission, subject to recommended conditions. 

 
1. Background 

 
 1.1 The application was registered on 15 October 2020 and was due for a decision on 14th 

January 2021. An extension of time for the determination of the application has been 

agreed until 30th July 2021 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.  

 



 

2.       The site and surrounding area  
 

2.1 The site comprises 3.62 hectares of land, located south of Broomhall Way, 
approximately 2 miles to the south of Worcester City Centre. The site is bordered by 

the A4440 Broomhall Way to the north, Taylor’s Lane to the south and the A38 
Worcester Road to the west, which links north into Worcester via the ketch roundabout 
and South to Kempsey and beyond to Upton upon Severn and Tewkesbury. Beyond the 

A38 is a commercial area containing a range of business premises and beyond that is 
the River Severn. 

 

 
 

Figure 1 - Site Location Plan 
 

 
 

  Figure 2 - Site Location Aerial Image facing North East 

2.2 The site is currently set in open grassland and  forms part of the wider South 
Worcester Urban Extension as identified through the SWDP (Policy SWDP 45/1). As 

such, significant residential and commercial development is envisaged on the 
application site and the adjacent land. 

     
2.3 Broomhall Way (A4440) to the north of the site is the main arterial route to the south 

of Worcester, forming part of the outer by-pass around Worcester. The Ketch 



 

roundabout is located to the north west of the site. A number of highway 
improvements have been undertaken to Broomhall Way to aid its function as 

Worcester’s southern bypass, including its dualling and new bridge crossings. Dualling 
works to Carrington Way are also currently underway. Worcestershire Parkway has also 

recently been completed, which is accessible within 15 minutes on bicycle,  
facilitating fast journeys to Birmingham, and improved journey times to Cardiff and 
London.  

  
2.4 To the north beyond the A4440 Broomhall Way is the existing urban area of Worcester 

known locally as St. Peters and this includes an area of public open space known as 
Power Park. St. Peters is a predominantly residential area but includes a district centre 
with a supermarket and other local facilities. The River Severn is located to the west of 

the site beyond Worcester Road and the administrative boundary of Worcester City 
Council runs along the south of the site. Further afield to the east is the outlying village 

of Norton including the residential development of Norton Barracks. 
 
2.5 To the south and east of the site is currently open agricultural land that is also part of 

the proposed urban extension, which is being brought forward under separate planning 
applications submitted by St Modwen Developments Ltd and Welbeck Strategic Land. 

Whilst the majority of these sites are within the Malvern Hills District Council 
administrative boundary, nevertheless it should be noted that parts of these sites, to a 
lesser or greater degree, are within the administrative area of Worcester City Council 

and Wychavon District. Duplicate applications were submitted to all three South 
Worcestershire Councils accordingly and delegated powers were given by the Planning 

Committee to Malvern Hills District Council for their determination. 
 
2.6 The site was previously used for car boot sales prior to the pandemic, which mostly 

took place on Sundays and Bank Holidays. The use of the site for such purposes is 
permitted for 14 days in total in any calendar year under the provisions of Part 4 Class 

B of the The Town and Country Planning (General Permitted Development) (England) 
Order 2015. However, planning permission was granted by the Planning Committee at 

the meeting on 19th November 2015 for the use of the site for car boot sales to be held 
on more than 14 days per year limited to Sundays and Bank Holiday Mondays between 
the hours of 5.00am - 1.00pm (Application Ref. No. P15L0319). 

 
2.7 The site is not in a conservation area, nor does it contain any listed buildings, the 

nearest being Upper Broomhall Farm with associated outbuildings on Taylors Lane, 
approximately 550 metres away. However, the site is adjacent to the Riverside 
Conservation Area on the opposite side of the A38 and Ketch roundabout and the river 

itself is a Site of Regional or Local Wildlife Importance that is fed by Laugherne Brook, 
which is designated as a Site of Special Scientific Interest. The site is also designated 

as an Archaeology Sensitive Area. A Roman road is believed to cross the site (and has 
been found in an evaluation trench to the south), and there is potential for roadside 
settlement or other activity as well as remains of other periods. The site is also 

adjacent to the boundary of the registered battlefield of Worcester (1651). 
 



 

 

 

Figure 3 - Archaeological Map showing Protected Battlefields 
 

2.8 The proposed development site is located near Broomhall Brook, a tributary of Hatfield 

Brook which drains into the River Severn. Broomhall Brook flows in a southern 
direction along the eastern boundary of the site. Broomhall Green is a small tributary 

of Broomhall Brook, this drains the urban area of St Peters, north-east of the site. The 
site is predominantly located within Flood Zone 1 as defined by the environment 

agency (and is not considered at risk of fluvial flooding); however, part of the east of 
the site is within Flood Zone 2 and 3. There is also a large pond (approximately 15m x 
10m) in the south-east corner of the site. All of these features would be outside the 

proposed developable area of the site.  
 

 

Figure 4 - Flood Map 

2.9 The neighbouring field to the east of the site contains a public footpath (526C) that 
clips the south-eastern corner of the site through the existing hedgerow. This footpath 

is considered in the archaeological assessment because it follows the site of an old 
Roman road.  
 



 

 

Figure 5 - Indicative Map of Public Rights of Way 

 
2.10   A telecommunications mast stands on the northern boundary of the site with Taylor’s 

Lane on the boundary with ‘Cherry Acre’ that would be retained within a compound 

enclosure.  A Declaration of Conformity with International Commission on Non-
Ironizing Radiation Protection (ICNIRP) Public Exposure Guidelines has been received 

from the operator of the telecommunications mast. 
 

3.        The proposals 
 

3.1   Full planning application is sought for the development of 92 affordable dwellings, 
along with the provision of public open space, a bund and acoustic buffer. The scheme 

proposes a mix of 3 storey apartment blocks, 2 storey housing and bungalows. 



 

 
 

3.2 Access will be gained from Taylors Lane, which is located on the southern boundary 

of the site. Taylors Lane is proposed to be widened to assist with improved 
vehicular and pedestrian movements into and out of the site. A pedestrian footpath 

is to be provided onto the A38 to the west of the site, which will continue south to 
a bus stop.  
 



 

  

3.3  The proposed development is for the construction of 92 affordable dwellings consisting 
of: 

 

 6no. 1-bed bungalows 
 4no. 2-bed bungalows 

 17no. 3-bed houses 
21no. 3-bed houses 

2no. 4-bed houses 
30no. 1-bed apartments 
12no. 2-bed apartments 

     
3.4  Of these, 59 units would be for affordable rent, which accounts for approximately 64% 

of the site, and 33 units would be for shared ownership, which amounts to 36% of the 
total number of units: 

 



 

3.5 The proposed apartments would be accommodated with 7no. 3-storey blocks that 
would stand adjacent to the north-western boundary of the site with Broomhall Way.  

 
3.6 The key principle of these proposals is to provide a high-quality affordable housing 

development, with particular attention paid to sustainability. Whilst the design 
principles are explained in more detail within the Design and Access Statement, these 
proposals focus upon sustainability, energy efficiency and the provision of dwellings 

for older people. Throughout though, a community focus has been prioritised, shown 
through the provision of a community orchard, allotments and play space.   

 
3.7  The site itself demonstrates that it can comfortably accommodate 92 dwellings, along 

with associated public open space and infrastructure. Noise levels have been carefully 

considered through the layout, and the scheme includes a bund which has the 
combined benefit of reducing road noise from the A4440 but also allows for the 

provision of a substantial amount of planting with the attendant ecological 
enhancements. 

   

3.8  The proposals also include a community wildlife pond, which will help to address 
surface water drainage, as well as a series of smaller open water channels across the 

site. These also contribute to the site’s provision of green and blue infrastructure.  
 
3.9 The application is accompanied by a full set of plans together with a suite of supporting    

documents. 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 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). This is 
further reflected in South Worcestershire Development Plan 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 and policy SWDP 21 which sets generic design principles for 

development proposals. 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. 

 
4.3  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”. 

 
4.4  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: 

 
Policy SWDP 1 Overarching Sustainable Development Principles 
Policy SWDP 2    Development Strategy and Settlement Hierarchy 

Policy SWDP 3        Employment, Housing and Retail Provision Requirement and 
Delivery 

Policy SWDP 4    Moving Around South Worcestershire 
Policy SWDP 5   Green Infrastructure 
Policy SWDP 6   Historic Environment 

Policy SWDP 7  Infrastructure 
Policy SWDP 8  Providing the Right Land and Buildings for Jobs 

Policy SWDP 13  Effective Use of Land 
Policy SWDP 14  Market Housing Mix  

Policy SWDP 15  Meeting Affordable Housing Needs 
Policy SWDP 21  Design 
Policy SWDP 22  Biodiversity and Geodiversity 

Policy SWDP 24  Management of the Historic Environment 
Policy SWDP 25  Landscape Character 

Policy SWDP 26  Telecommunications and Broadband 
Policy SWDP 27  Renewable and Low Carbon Energy 
Policy SWDP 28 Management of Flood Risk 

Policy SWDP 29  Sustainable Drainage Systems 
Policy SWDP 30  Water Resources Efficiency and Treatment 

Policy SWDP 31  Pollution and Land Instability 
Policy SWDP38  Green Space 
Policy SWDP 39   Provision for Green Space and Outdoor Community Uses in New          

Development 
Policy SWDP 45  Directions for Growth Outside the City Administrative Boundary 

Policy SWDP 62  Implementation 
 

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

2027  
 

4.6 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 
 
4.7 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.  
 

4.8 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. 
 

4.9 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  
 

4.10 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: Air Quality, Conserving and Enhancing the Historic Environment, Design, 

Flood Risk and Coastal Change,  Health and Wellbeing, Housing and Economic Land 
Availability Assessment, Housing and Economic Development Needs Assessments, 

Light Pollution, Natural Environment, Noise, Open Space, Sports and Recreation 
Facilities, Public Rights of Way and Local Green Space Viability, Travel Plans, Transport 
Assessments and Statements in Decision-Taking, Use of Planning Conditions, and 

Planning Obligations. 
 

3. Supplementary Planning Documents 
 

4.11 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 

 
5. Worcestershire County Council Streetscape Design Guide (2018) 

 
6. The New Homes Bonus  

4.12 The ‘New Homes Bonus’ is a Government scheme which is aimed at encouraging local 

planning authorities to grant planning permissions for the building of new homes in 
return for additional revenue. The Government provides additional funding for new 

houses by matching funding the additional council tax raised for new homes with an 
additional amount for affordable homes for six years. Having regard to Section 70 (2) 
of the Town and Country Planning Act 1990, the New Homes Bonus is statutory and a 

local finance consideration in the determination of planning applications. As such, it is a 
material planning consideration. 

 
 
 

 
 



 

7. Neighbourhood Plans 
 

Kempsey Neighbourhood Plan 
 

4.13 The Kempsey Neighbourhood Plan (KNP) was adopted on 28 November 2017, and 
which now forms part of the Development Plan for Malvern Hills District.   The KNP 
takes account of SWDP 45/1 (Broomhall Community and Norton Barracks).  

 
St Peters Parish Council, Whittington and Norton juxta Kempsey 

 
4.14 Norton juxta Kempsey Parish Council is designated as a neighbourhood plan area, 

however, since the designation there has been no further progress with the adoption of 

the NJK Neighbourhood Plan. Similarly, Whittington Parish Council has a neighbourhood 
plan area designation but has made limited progress in preparing their plan. It is 

considered that the preparation work does not carry any measurable weight in the 
determination of this planning application. St Peters Parish Council has not started to 
prepare a Neighbourhood Plan. 

 
5. Planning History 

5.1 The site forms part of a wider parcel of land that has been allocated in the South 
Worcestershire Development Plan (SWDP) as a major urban extension to the City of 
Worcester. Policy SWDP 45 is the site-specific policy for the south of Worcester urban 

extension referred to as Broomhall Community and Norton Barracks Community. In total 
it is proposed that the urban extension, immediately to the south of Broomhall Way, will 

comprise the phased delivery of circa 20ha of employment land; around 2,450 
dwellings; a neighbourhood centre with a range of community facilities, primary school, 
business development and convenience and comparison retailing; improvements to the 

transport network and local green infrastructure.  

5.2 The outline permission for the adjacent site to the east (ref 13/01617/OUT) by St 

Modwen Developments Ltd was granted in November 2019 following the completion of 
the S106 Agreement, secured a mixed use development comprising residential 

development up to 255 dwellings, employment (Class B1) (b and c), Class B2 and/or 
Class B8, access, footpath, cycleways and highway infrastructure, pedestrian / cycle 
bridge over A4440, public open space, landscaping and associated development and 

drainage. 

5.3 Pursuant to this permission, the following applications have been submitted to Malvern 

Hills District Council:  

 21/00539/RM - Approval of Reserved Matters (appearance, landscaping, layout and 
scale) pursuant to planning permission ref. 13/01617/OUT for Phase H2a of the 

proposed development comprising 89 dwellings, parking, landscaping and 
associated infrastructure. Pending Decision 

 20/01593/RM - Application for the Approval of Reserved matters (Appearance, 
Landscaping, Layout and Scale) of outline permission ref. 13/01617/OUT for Phase 
E2 of the proposed employment development comprising three employment units, 

parking, landscaping and associated infrastructure. Application Approved 

 19/01851/RM - Reserved Matters application (Appearance, Landscaping, Layout and 

Scale) of Outline permission ref 13/01617/OUT for Phase E1 of the proposed 
employment development comprising two employment units (Use Class B1 (b and 
c), B2 and/or B8), parking and landscaping and associated infrastructure. 

Application Approved 



 

 19/01803/RM - Application for the approval of Reserved Matters (appearance, 
landscaping, layout and scale) pursuant to planning permission ref. 13/01617/OUT 

for Phase H1 of the proposed residential development comprising 36 dwellings, 
public open space (including LEAP), allotments, landscaping and associated 

infrastructure. Application Approved. 

5.4 The planning history of the site consists of the following applications:  

 PRA00K06 - Erection of a 15metres high lattice tower with 6no antennas and 2no 

600mm dishes mounted on top, together with associated equipment cabin and 
cabinets located at the base, surrounded by chain link fence. Prior Approval Granted 

29/06/2000 

 P01K0548 - Proposed telecommunications development comprising the replacement 
of an existing 15 metre mast with an 18-metre lattice tower with two sets of 

antennas and dishes, an enlarged ground compound containing equipment cabins 
and related plant and equipment. Refused 22/11/2001 

 PRA14A08 - Application for prior notification of proposed telecommunications 
equipment. Prior Approval Granted 03/07/2014 

 P14L0266 - Outline planning application for the erection of up to 81 dwellings with 

all matters reserved, excluding access. Approved 01/12/2017. The planning 
permission has now expired. 

 P15L0319 - Use of land at Broomhall Way for car boot sales to be held on Sundays 
and Bank Holidays between 1st April and 31st October each year. Approved 
20/11/2015 

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 proposals and are 
summarised as follows: 

Neighbours and other third party comments: Objections have been received from 
the residents of properties in Orchid Close, Queenswood Drive, Grayling Close, Bala 

Way, Partridge Close, Foxglove Road, Heath Drive, Jasmine Close, Hydrangea Close, 
Westonbirt Close, Perch Road, Tansy Close, Begonia Close, Heather Close, Petunia 

Close, Tiree Avenue, Barbel Crescent, Lobelia Close, Stuart Rise, Ombersley Road, 
Trefoil Close, and Celandine Drive on grounds relating to the following matters: 

 increased traffic and pollution; 

 inadequate capacity of road network to accommodate increased traffic; 
 impact on future residents’ amenities from noise and air pollution from the 

movement and queuing of traffic on Broomhall Way and light pollution from Ketch 
roundabout lighting (timing, timescale and reliability of noise impact assessment 
questioned); 

 lack of safe pedestrian and cycle access to and from the site, St Peter’s and city 
centre across the A38/A4440 Broomhall Way;  

 safety of access to/from Taylor’s Lane junction from limited visibility and traffic 
speed; 

 no easy access to a safe footpath to cross the Southern Link towards the City.  

 lack of green buffer along Broomhall Way; 
 increase pressure on the local schools and hospital; 

 no provisions for services such as doctors, schools, nurseries and shops etc; 



 

 loss of site as open land/green space to development – preference for site to be 
planted as woodland to planted as woodland to counteract motorway traffic;  

 all new housing to have provision for electric car charging and solar panels; 
 poorly designed and aesthetically displeasing; 

 three storey apartments will be out of character for the area and would be over-
development to the detriment of local amenity, street scene, landscape and 
amenities of neighbouring residents of St Peter’s; 

 loss of views from Power Park to Malvern Hills and from Battle of Worcester 
Viewpoint to interpret the battlefield site; 

 proposed ponds and water courses would be unsafe; 
 plans for community orchards, wildlife ponds, play areas etc are well intended but in 

reality will probably not come to fruition and will also not be maintained and 

unrealistic; 
 impact on bats/wildlife; 

 potential for provision of Travellers site on or near site as applicants are providers 
of such sites; 

 inadequate consultation. 

 
A petition signed by 55 residents of adjacent properties has also been received.  

 
Worcester City Council Archaeological Officer: Consult Historic England and 
Battlefields Trust over setting of registered battlefield Applicant to assess setting of the 

battlefield fully and submit as an addendum to the desk-based assessment.  
Recommends Archaeological Investigation condition.  

 
Historic England: No objection to the principle of the development, however 
recommend whether sufficient information available to understand the impact of the 

scheme on the setting of the Registered Battlefield.  
 

Battlefields Trust: Consulted on 9th November 2020 and 16th March 2021 but no 
comments received to date 

 
Worcester City Council Landscape and Biodiversity Adviser: No objection,  
subject to implementation of all the recommendations of the Preliminary Ecological 

Appraisal. Recommends that the bund should be densely planted with native trees and 
shrubs to give a natural looking edge, and carefully designed planting to allow for the 

tendency of raised bunds to dry out and become difficult to establish;.some of the 
better scrub on the eastern boundary should be retained to complement the 
greenspaces there; bigger scale planting detail plans, especially to detail the SUDs 

planting showing biodiversity enhancement and a management plan for the open 
spaces, pond and all planting, and; provision of some bird and bat boxes, especially on 

the dwellings facing the greenspaces and planted areas.  
 
Follow up comment submitted providing a critique on the height of the apartment 

blocks and bungalow chimney features.  
 

Worcester City Council – Planning Policy: No objection, subject to compliance with 
SWDP policies. 

 

Worcester City Council – Consulting Arborist: No objection. Comments that 
scheme has scope to include more trees, especially in the street scene. 

 
Worcestershire County Council (Highway Authority):  No objection subject to 
conditions and financial obligations. 

 
Worcestershire Regulatory Services (Nuisance): No objections to the proposed 

development, subject to the implementation of mitigation in the form of a 2.5m 



 

acoustic bund/barrier and suitable glazing and acoustic ventilation combinations within 
properties 11,12,13-18, 29-34, 35-40, 44-49, 50-55, 56-61, 62-67. 

 
Worcestershire Regulatory Services (Air Quality): No objection, subject to 

recommended conditions. 
 
South Worcestershire Land Drainage Partnership: No objection – original 

objections satisfactorily addressed. 
 

Lead Local Flood Authority: No objection, subject to recommended condition for 
submission of detailed design drawings for surface water drainage. 
 

Severn Trent Water Ltd: No objection, subject to recommended condition. 
 

Fisher German (Government Oil Pipeline): confirms that pipeline will be affected 
by proposals and that consent required from measures to be undertaken to maintain 

access to the pipeline, both for routine maintenance and in an emergency situation. 

 
Canal & River Trust: No comments to make. 

 
West Mercia Constabulary Crime Risk Manager: No objection, additional security 
detail is required for the proposed development to include detail of cycle storage as 

cycle thefts within South Worcester do remain high. 
 

Worcestershire County Council (Education Authority): Request contribution of 
£270,930 for Early Years and Primary education facilities and £199,704 for Secondary 
education facilities. Total contribution requested: £470,634. 

 
Worcestershire County Council (Countryside Access Maintenance & 

Community): Object, pending inclusion of St Peter the Great Footpath SG‐659 and  

Worcester footpath WR‐526 on the submitted plans and detail of how the footpath 

and detail of how the footpath will be incorporated within the development. Objection 
may be withdrawn if the following points are addressed and obligations met: 

  
 No disturbance of, or change to, the surface of the path or part thereof should  

be carried out without our written consent.  

 No diminution in the width of the right of way available for use by the public.  
 Buildings materials must not be stored on the right of way.  

 Vehicle movements and parking to be arranged so as not to unreasonably interfere 
wit the public’s use of the right of way.  

 No additional barriers  are  placed  across  the  right  of  way.  No stile,  gate,  

fence  or other structure should be created on, or across a public right of way 
without written consent of the Highway Authority.  

 The safety of the public using the right of way is to be ensured at all times.  
 
Malvern Hills District Council: No objection but comments that traffic should not be 

allowed to exit north towards the Ketch roundabout. Dependent on when the proposed 
new roundabout is constructed south of Taylor’s Lane there should be no right turn out 

of Taylor’s Lane. 
 

When the internal roads are completed in the St Modwen first phase the exit from the 

Ketch Field development should link up with the roads in the St.Modwen’s 
development and take traffic down towards the new roundabout. Taylor’s Lane should 
be made one way in an easterly direction as far as the access to the Ketch Field 

development for traffic coming south from the Ketch roundabout while traffic travelling 
north from the Kempsey direction would turn right at the new roundabout and access 



 

the Ketch Field development through the internal roads in the St Modwens 
development. 

 
Other observations made include: 

 
 Plan “20474-01 a proposed site access”: Taylor’s Lane should be widened along the 

whole frontage of the applicant’s land. Although it states a ‘1m wide verge’ to be 
installed, this is considered insufficient. 

 The footway adjacent the A38 from Taylor’s Lane in a northerly direction, 
should be situated away from the carriageway and preferably should be 3 m 
wide to accommodate pedestrians, cycles and wheelchair from the site. The 
footway on the eastern side of the A38 should continue to the bus stop. 
Canopies for both bus stop locations should be provided. 

 Rather than a refuge, a pedestrian crossing should be constructed across the A38. 
 Pedestrian access to Worcester city needs also to consider joining up this scheme to 

the new footpath cycleway being provided by the St Modwen development to then 
cross over the bridge to Power Park. 

 SWDP policy 45 shows a green buffer along the western and northern extremities. 
This green corridor seems to have shrunk and indented in some places. The 
corridor should be adhered to. 

 SWDP Policy 45: Areas to the eastern side of the development flood, shown as 
‘community allotments.’ No flood maps are shown for this development. 

 Street lighting should be considered between the pedestrian entrance in the North, 
down as far as the bus stops. A map for street lighting within the development 
should be included. 

 The community play space should contain a play area with at least 7 items of 
community play for all ages of children plus seating. 

 Litter bins should be provided throughout the development and extra seating. 
 The land and roads on this site proposed to be built up (in some places up to 1½ m) 

so that they do not flood, should be compensated for in other ways. The bunds so 
proposed will need to compensate for this if raising of the base line occurs. 

 
  Wychavon District Council: No comments to make. 
 

 St Peter's Parish Council: Objects on grounds of air and noise pollution, highway 
safety issues associated with the exit from Taylor's Lane turning right into the A38, 
unsuitable pedestrian and bicycle access,  potential flood risk from the Hatfield Brook, 
impact on the public right of way currently in place across the site, impact on historical 
sightlines from Power Park towards the Malvern Hills, degradation of green space 
'significant gap' between St Peter's and the SWUE, scale and impact of proposed 3 
storey apartment buildings on local amenity, street scene, landscape, and 
characteristics of this area, loss of privacy for current resident in the bordering area of 
St Peter's.  

 
Norton-Juxta-Kempsey Parish Council: Supports development but expresses 

concern regarding exit of traffic from Taylors Lane on to the A38, the likelihood that 
during busy times this will result in queues along Taylors Lane in its approach to the 
A38 junction. This will inevitably lead to traffic travelling in the opposite direction along 

Taylors Lane and onto Norton Road, with traffic also likely to access the new 
development via Norton Road and Taylors Lane to avoid congestion at busy times at 

the Ketch roundabout. These traffic movements also have the potential to add to rat 
run problems through Norton-juxta- Kempsey Parish if drivers choose not to then use 
the A4440 Southern Link Road. Until such time that Taylors Lane becomes a no 

through road between the A38 and Norton Road, the Parish Council requests that there 
should be a restriction banning right turns into the development and left turns out of 

the development. The new development junction with Taylors Lane could also be 
configured so that it curves to the right on exiting the development in view of the 

proposed pedestrian and cycle only section of Taylors Lane proposed to the left of the 
exit from the development. 



 

Kempsey Parish Council: Object on highways, traffic and drainage grounds. In 
particular, concerns are expressed that the development cannot discharge surface 

water to soakaway for technical reasons but relies on local attenuation and full 
discharge to the Broomhall Brook which, it believes, feeds into the Hatfield Brook 

catchment. Critically for Kempsey, the Hatfield Brook through the village has a serious 
flood problem, with a pumped flood alleviation scheme which has already reached the 
point of insufficient capacity in large flood events which have become frequent. 

 
Cycling UK: Recommends provision of a safe cycling route along Taylors Lane or 

through the adjacent housing and employment developments to the new bridge. The 
proposed pedestrian entrance to the site from the west also needs to be provided as a 
cycle and pedestrian corridor and with a safe crossing point provided on the A38 to link 

to the new ATC (perhaps also to include a relocation of the bus stops that are currently 
south of Taylors Lane). Cycle use at the Taylors Lane & A38 junction should be 

discouraged given the previous collisions with cyclists. 
 
Herefordshire and Worcestershire Clinical Commissioning Group: Request a 

contribution of £33,000 towards the existing GP practice premises in Kempsey and St 
Peter’s to accommodate the additional growth resulting from the proposed 

development. 
 

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 - Governance 

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: 
  - Affordable housing 
  - Housing market mx 

 
 3. The environmental role: 

  - Residential amenity 
  - Public open space, sport and recreation 
  - Landscape and visual impact 

  - Flood Risk and Drainage 
  - Green infrastructure  

  - Heritage assets 



 

  - Biodiversity and European protected species 
  - Transportation  

  - Access arrangements 
  - Public Rights of Way 

  - Design, layout and appearance        
                         

  These issues will now each be considered in turn.  

 
  The Principle of Development 

 
7.2 The site forms part of the South Worcester Urban Extension as a specific allocation as 

designated by policy SWDP 45/1 of the South Worcestershire Development Plan. 

Alongside other major new urban extensions, this is considered to be the most 
appropriate way for the city to expand and meet its housing and employment growth 

requirements. 

7.3 Outline planning permission for the erection of up to 81 dwellings with all matters 
reserved, excluding access, was considered by the Planning Committee at the meeting 

on 20th April 2017 at which it was resolved to be minded to grant permission, subject 
to the completion of a s106 Agreement and recommended conditions. Following the 

completion of the s106 Agreement planning permission was granted on 1st December 
2017.  

7.4 Whilst this permission has now expired, nevertheless within this context I consider that 

the principle of development (proposed by this application and cumulatively with 
elements of the urban extension being brought forward by others) is considered to be 

acceptable.  

  Sustainable Development  
 

1. The economic role 
  

7.5 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 92 new dwellings which would 
contribute to the maintenance and vitality of local services and facilities. In my opinion, 
this weighs in favour of the granting planning permission. 

2. The social role 

7.6 The key aim is to provide new residential dwellings. As a consequence, it has important 

 social roles which weigh in favour of granting planning permission in terms of the mix 
of housing and level of Affordable Housing proposed.  

Affordable Housing 

7.7 Overall, the scheme would provide for the construction of 92 affordable dwellings. Of 
these, 59 units would be for affordable rent, which accounts for approximately 64% of 

the site, and 33 units would be for shared ownership, which amounts to 36% of the 
total number of dwellings, This would exceed the 40% affordable housing requirements 
on site. The internal space standards meet relevant guidelines and overall, the 

proposals meet the requirements of SWDP15 and the Affordable Housing SPD. The 
provision and delivery of the affordable housing will be secured through a Section 106 

agreement. 

7.8 The most recent information in respect of housing need in the city is the Worcester City 
Strategic Housing Market Assessment (SHMA) 2019. It considers that there is an 

imbalance (i.e. a need for an additional) 374 affordable dwellings each year over the 



 

next five years across the city.  

7.9 The SHMA also states (paragraph 5.11) that this is a minimum need. It is likely to be 

an underestimate of all households in need in the city because some will not have 
registered, seeking other options such as private rented sector housing. 

7.10 In terms of delivery of affordable houses, in the past four years, the Council has 
delivered an average of only 88 dwellings per annum (353 in total). There is clearly a 
pressing need for more affordable housing. 

7.11 The delivery of 100% affordable housing on this site, with all 92 dwellings being 
affordable, clearly weighs heavily in favour of the development, particularly noting the 

shortfall of affordable housing supply in the city  and particularly in the context of the 
wider urban extension which is providing just 20% affordable dwellings.  

 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. Policy 

SWDP 20 also encourages the provision of accommodation suitable for older people. In 
this respect, the development would provide a total of 30no. 1-bed apartments,  12no. 

2-bed apartments, 6no. 1-bed bungalows,  4no. 2-bed bungalows, 17no. 3-bed 
houses, 21no. 3-bed houses, and 2no. 4-bed houses. In my opinion, this would 
represent an acceptable mix of dwellings and weighs in favour of the proposal overall.  

     
 3. The environmental role 

 
Residential amenity for future occupiers 

7.13 Policy SWDP 21 also requires amongst other matters that new development should 

provide an adequate level of privacy, outlook, sunlight and daylight, and should not be 
unduly overbearing. This is consistent with paragraph 128 of the NPPF that has as one 

of its core principles, planning should always seek to secure high quality design and a 
good standard of amenity for all existing and future occupants of land and buildings. 

This requires planning policies and decisions, amongst other matters, to ensure a high 
standard of amenity for existing and future users of land and buildings. Similarly, 
pertinent advice is also contained in the South Worcestershire Design Guide SPD 

(SWDG SPD), which was adopted by the City Council on 6th March 2018. 
 

7.14 All internal and external space sizes meet relevant standards and requirements 
contained in the Design Guide SDP and all units have dedicated parking which meets 
the operative parking standards. 

7.15 All of the proposed units would receive adequate levels of privacy, light and outlook 
and would not be overbearing. The proposed planting would provide a good quality 

landscaped setting and the site layout would provide pedestrian and cycle links to the 
wider area. Overall, I consider the proposals secure a good standard of residential 
amenity for future occupiers as required by policy SWDP 21. 

7.16 The adjacent land to the east has been granted Reserved Matters Approval for the 
erection of 36 dwellings (MHDC Ref: 19/01803/RM). In this respect, I consider that 

there would be adequate spatial separation between the sites to maintain the 
amenities of future occupants of both sites. Equally, I consider there would be no 
unacceptable harmful impact on the amenities of the neighbouring property ‘Cherry 

Acres’ to the south of the site.  



 

 

Approved Site Layout Plan for adjacent site (MHDC Ref: 19/01803/RM) 

7.17 I note the concerns that have been raised with regard to the impact of air and noise 
pollution on future residents’ amenities. Policy SWDP 31 seeks to ensure that 
development proposals are designed to avoid any significant impacts from pollution in 

so far as this may affect human health and well-being, biodiversity, the water 
environment, effective operation of neighbouring land uses and air quality. Policy 

SWDP 31 also requires that where land is contaminated it is to be suitably remediated. 
In this respect, the application is accompanied by an Air Quality Assessment and a 
Noise Impact Assessment and Worcestershire Regulatory Services has been consulted 

accordingly. In response, no objections to these aspects of the proposals are raised, 
subject to recommended conditions as detailed in the consultation responses.  

 Public Open Space, Sport and Recreation 

7.18 Access to high quality open spaces and opportunities for sport and recreation can make 
an important contribution to the health and wellbeing of communities and facilitate 

social interaction. These spaces can provide for meetings between members of the 
community who might not otherwise come into contact with each other. 

7.19 Policy SWDP 39 states that for developments exceeding 5 dwellings provision should be 

made for green space and outdoor community uses, together with secure 
arrangements for long term management and on-going maintenance.  The policy goes 

further setting out accessibility standards i.e. distances between dwellings and 
children’s play space.   

7.20 The scheme makes provision for a community orchard, wildlife pond, allotments and 

play space. I note the objections raised regarding the safety of the proposed ponds and 
water courses and that the community orchards, wildlife ponds, play areas will 

probably not come to fruition and will also not be maintained. However, these are a 
fundamental element of the scheme and they will be secured by a s106 Planning 
Obligation, which will ensure the on-going management and maintenance of these 



 

features. In my opinion, these are beneficial aspects of the scheme that weigh in 
favour of planning permission being granted.  

  
Flood Risk and Drainage (Foul and Surface) 

7.21 taken to demonstrate that the development would not be at risk of fluvial flooding.   
The Drainage Strategy sets out the proposals for surface and foul drainage. For the 
former, the site incorporates a number of swales across the site, with a larger 

community wildlife pond in the south east corner of the site. 

7.23 Objections have been received from St Peter’s Parish Council and Kempsey Parish 

Council in relation to potential flood risk from the Hatfield Brook. The application is 
accompanied by a Flood Risk Assessment and the Environment Agency, Lead Local 
Flood Authority and South Worcestershire Land Drainage Partnership have been 

consulted accordingly. No comments have been received from the Environment 
Agency. However, objections were originally raised by the South Worcestershire Land 

Drainage Partnership on grounds relating to residual flood risk that the applicant has 
sought to address through revisions to residual flood risk surface flood flow routing. In 
response, the South Worcestershire Land Drainage Partnership no longer has an 

objection. 
 

7.24 The Lead Local Flood Authority has also given detailed consideration to the objections 
raised in relation to potential flood risk from the Hatfield Brook and in response has 
commented as follows: 

 
 “The LLFA have reviewed the flood risk assessment (FRA) and other submitted 

information and assessed the information relating to surface water drainage only. The 
County Council (LLFA) is generally supportive of the application having reviewed the 
FRA and other supporting information submitted for this application.  

 
 Details of SuDS scheme for the site has been provided. The scheme includes multiple 

surface level ponds and basins which will provide multiple benefits above just basic 
flood control. The scheme provides an appropriate level of surface water attenuation up 

to the 1 in 100 year AEP plus and 40% allowance for climate change. Greenfield rates 
have been calculated and in the provided strategy / supporting drainage calculations. 
This has been set at 12.7l/s and is also considered acceptable for the site.  

 
 There is some further detail that will be required prior to works commencing on site. 

Firstly, a for construction level drainage plan will need to be provided to and approved 
by the LLFA this needs to be supported by further calculations. It is unclear from the 
FRA what storage volumes will be provided by the various different basins and ponds. 

Detailed designs for ponds and basins should be provided as part of the detailed 
drainage design. On the original drainage plan there are 8 basins shown however on 

the landscape management plan there are only 7, this needs to be clarified. The 
proposed porous paving is welcome; however it is unclear if this will be covered under 
other landscape maintenance undertaken as part of the scheme? Further to this will it 

become the responsibility of the individual homeowners or will it be adopted by a 
management company along with the rest of the SuDS scheme? This needs to be 

clarified. The outlet from the main community wildlife pond to the Broomhall Brook 
could be converted from a pipe to an open swale. This would provide further benefits. 

 

 We reviewed the representation from Kempsey Parish Council in relation to the issue 
with the contribution of the development to downstream flooding issues on the Hatfield 

Brook to which the site ultimately drains. And after reviewing the existing site 
topology, it appears that this site already drains to the local stream and the 
development proposals do not alter the existing situation, i.e. increase the catchment 

area. The scheme will deliver the required level of attenuation and discharge off the 



 

site is restricted to greenfield rates so it is not considered that the development will 
lead to any increase in offsite flooding. With respect to the contribution of permeable 

pavement sub base to the onsite storage volumes, provided that this is installed to 
standard good practice guidelines and appropriately maintained (this needs to be 

clarified as per previous comment) there should be minimal reduction storage volume 
provided by the paving sub base.”  

 

7.25 I consider that the flood risk impact of the development has been adequately assessed 
and suitable mitigation can be incorporated into a detailed drainage strategy and 

further details required by condition as recommended by the LLFA. 
 
7.26  I note that the LLFA and SWLDP have no objections to this aspect of the proposals. 

Accordingly, subject to the recommended conditions the proposal is considered 
acceptable from a flood risk and drainage perspective. 

  
 Green infrastructure 
 

7.27 Green infrastructure (GI) is one of the most effective tools available to us in managing 
environmental risks such as flooding and heatwaves. GI provides opportunities to 

create healthier, more socially cohesive and biodiverse urban environments and a 
connected ecosystem for people and wildlife that also builds in resilience measures 
against climate change in the form of storm, flood, heat, droughts and pollution. ‘Green 

Infrastructure’ is defined in the Worcestershire Green Infrastructure Strategy as 
comprising many different elements, including “biodiversity, the landscape, the historic 

environment, the water environment and publicly accessible green spaces and informal 
recreation sites”. 

7.28 Policy SWDP 5 of the South Worcestershire Development Plan sets out that 

development is required to contribute towards the provision, maintenance, 
improvement and connectivity of Green Infrastructure. The Policy requires that for 

greenfield sites exceeding 1ha gross then 40% of the site should be Green 
Infrastructure.  

7.29 The proposed application would provide approximately 43% Green Infrastructure 
space, excluding private gardens, within the development area, but in addition affords 
access to the much wider Green Infrastructure on the adjoining sites, which I consider 

is an important community benefit. It should also be borne in mind that the urban 
extension as a whole will also include GI brought forward as part of the proposals on 

the adjacent sites. 

7.30 I note the objections regarding the degradation of the green buffer. However, I am 
satisfied that adequate provision is made and would be maintained by the proposed 

bund and corresponding landscaping. The proposed site layout incorporates significant 
areas of open space and, as such, there is potential for good green infrastructure 

planting to come forward on this site to penetrate into the developed part of the site so 
that the green infrastructure planting can run through, and not just around the edge, 
of the development itself.  

7.31 Alongside this, the proposal anticipates a high standard of design and landscaping to 
mitigate the impact on the area. There is a general presumption within policy that 

certain criteria should be met for new developments in such areas. These include 
provision of appropriate and adequate screening and landscaping are incorporated 
where possible. I consider that the proposed scheme accords with such criteria and 

would provide an acceptable development in Green infrastructure terms. 

  



 

Heritage assets 

7.32 The site is not in a conservation area nor does it contain any listed buildings, the 

nearest being Upper Broomhall Farm with associated outbuildings on Taylors Lane, 
approximately 550 metres away. However, the site is adjacent to the Riverside 

Conservation Area on the opposite side of the A38 and Ketch roundabout and the site 
is designated as an Archaeology Sensitive Area. A Roman road is believed to cross the 
site (and has been found in an evaluation trench to the south), and there is potential 

for roadside settlement or other activity as well as remains of other periods. The site is 
also adjacent to the boundary of the registered battlefield of Worcester (1651). While 

the land was peripheral to the key areas of the Battle it is likely that some troops may 
crossed the land. 

 

7.33 In addition to the Roman Road and Battlefield site, the following assets are also 
situated further afield: 

Asset Asset Name Distance 
from site 

Visible 
from site 

Site visible 
from Asset 

SAM  Motte castle, moated site, and medieval 
agricultural remains at Crookbarrow Farm  

1.82km  Yes  No  

LBII  Crowbarrow Farmhouse  2.03km  No  No  

LBII  The keep and flanking wings, Norton 
Barracks  

1.3km  No  No  

LBII  Upper Broomhall Farmhouse  0.54km  No  No  

LBII  Newlands Farmhouse  1.57km  No  No  

LBII  The Cottage  1.03km  No  No  

LBII  Middle Broomhall Farmhouse  0.77km  No  No  

LBII  Clerkenleap Farmhouse  0.38km  No  No  

LBII  Boulterley Cottage  1.6km  No  No  

 

7.34 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”. 

 
7.35 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.  

7.36 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. 

7.37 Whilst the Archaeology Desk Based Assessment does not provide a detailed 
assessment of the impact of the development on the setting of the battlefield, 

nevertheless it notes the location of a designated battlefield in close proximity but that 
the proposed development is not considered to have a negative impact on the 
significance of that asset:   

“The study (application) site is located on the southern edge of, but outside, the 
designated battlefield. The study site may have the potential to contain stray Civil War 

artefacts but it is not considered to have the potential to contain earthworks or odd to 
our understanding of the Civil War battles. 

Development of the study site will have no physical impact on the designated asset, 

given its location southeast of a major raised road and roundabout configuration and 
south of an extensive residential area, there will be no impact on the significance of 

this heritage asset. 

Following Step 1 guidance, it is concluded that the heritage asset and its setting will 
not be affected by the development of the study site. Steps 2 – 5 are not, therefore 

completed for this heritage asset.” 

7.38 Notwithstanding the above, this was assessed in respect of the previous outline 

application P14L0266: 

“The designated battlefield lies immediately to the North of the application area but 
both the battlefield and its setting have been compromised by the construction of 

houses. To the West and North West of the application area the battlefield is hidden by 
the following:  

 
• Earthworks and similar associated with Broomhall Way  
• Recent Building along the A38  

• Landscaping associated with the roads.  
 

It is noted that immediately North-West of the application area is the Ketch Viewing 
Area one of the few locations from which the battlefield can be observed. At this 

location interpretation boards outline details of the battle. Visually the application area 
is screened by a number of tall trees from this viewing area.  

 

There can be no doubt that the only safe designated viewpoint of the battlefield to the 
South West of the City has a considerable importance.  

 
The flight of King Charles from Worcester and how he avoided capture is one of the 
most famous events in English History. But it has to be accepted that:  

 
1. The area of the wider battlefield is huge but most of it is now lost.  

2. Some parts of the battlefield are in any event more important than others e.g.  
where the bridge of boats was constructed or the Fort Royal.  

 

This situation will be unchanged.” 
 

7.39 Whilst the current scheme is for a greater number of houses (92no. as opposed to 
81no.) and includes 7no. apartment blocks, equally however the previous application 
also included provision for 3-storey buildings (shown in green on the plan below), 

albeit in a different configuration on the site: 
 



 

  
7.40 In terms of the effect on below ground deposits, the development could have a 

minimal impact on buried archaeological remains. However, I consider that this aspect 
can be satisfactorily addressed through the recommended conditions. This approach is 

supported by the City Council Archaeology Officer who has suggested relevant and 
appropriate conditions.   

 

7.41 I note the objections raised regarding the loss of views from Battle of Worcester 
Viewpoint to interpret the battlefield site from the introduction of the apartment blocks, 

nevertheless I do not consider that this would be so substantial as to warrant their 
omission and replacement by a two-storey form of development. Overall, I am of the 
opinion that the impact on the ensemble of heritage assets would be less than 

substantial. The balancing exercise in paragraph 134 of the NPPF is required 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. Taking into 
account the importance and weight to be given to the statutory duty under s.66(1) and 

s.72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 in the 
overall balance of considerations,  I am of the opinion that the less than substantial 
harm would be outweighed by the public benefits of the proposals, namely the 

provision of 92 units of affordable housing. 
 

Biodiversity and European protected species 
 

7.42 The application is supported by a Preliminary Ecological Appraisal that provides an 

assessment of the potential effects of the proposal on the ecological interest of the site 
and surrounding area.  

 
7.43 In summary, appraisal revealed one European statutory site within 5 km of the 

survey area, two UK statutory sites within 2 km and two non-statutory sites within 1 

km. The site is located within 10 km of a statutory site designated for bats. The desk 
study also provided records of protected and notable species within 1 km, including: 

bats, otter, hedgehog, badger, birds and invertebrates. 
 



 

7.45 The key ecological features on/adjacent to the site in relation to the works proposed 
are notable habitats (hedgerows qualifying as Habitats of Principal Importance in 

England and dense scrub listed as a priority habitat on the Worcestershire 
Biodiversity Action Plan) and habitats with potential to support notable/protected 

species such as foraging/commuting bats, great crested newts and badgers.  
 
7.46 Objections have been received from neighbouring residents regarding the impact of the 

proposals on wildlife and in particular bat species. From an ecological perspective the 
greatest impact will be on bat species commuting and foraging along the site 

boundaries and is therefore of significant relevance to development proposals requiring 
a design response that minimises disruption to flight routes. Site design should 
introduce a network of habitats (hedges and tree avenues) which bats can utilise as 

flight corridors. The boundary hedgerows of the site will be retained and protected with 
additional planting to maintain the bat flight path. An essential design consideration will 

be to ensure these corridors are kept free of external lighting and that where external 
lighting is necessary it is downward pointing with zero lateral spillage and a low UV 
component. The lighting strategy can be secured by condition. The proposed 

installation of bat roosting boxes in appropriate locations around the site is also 
anticipated to have a significant minor positive impact on the site’s function as a 

roosting resource for bats. 
 
7.47 If a bat roost or hibernation site was to be found on the site during the construction 

phase of the development, a license from Natural England consenting to the works 
would probably be required.  Although the surveys did not confirm the presence of 

roosting bats on the site they did reveal some bat foraging in specific areas such as 
along the hedgerows and the stream as well as along Taylors Lane itself. As such, 
during the construction phase of the development retained hedgerows will need to be 

suitably protected from accidental damage and during construction and post 
construction careful attention will need to be given to lighting levels as these could 

deter bat foraging or obstruct/ disrupt commuting routes.Whilst the proposals would 
have an impact on the nature conservation interest of the site, at least in the short 

term, nevertheless these impacts have been and will continue to be measured. 
However, it is accepted that any residual ecological impacts can be mitigated and 
compensated in the medium to long term with implementation of all the measures 

proposed, together with the submission of an Ecological Management Plan. A condition 
is therefore recommended for the submission of an ecological management plan, 

including updated ecology surveys where more than 12 months old; species mitigation 
and the various methods and timings that will be used to protect them during site 
preparation, construction and upon completion of the development; enhancement 

measures; measures for the protection of off-site features to cover runoff and site 
pollution, and; phasing of implementation. 

 
7.48 With respect to trees and hedgerows conditions are also recommended to secure the 

retention of important features which would be complemented by further landscaping 

and an overall management plan. 
 

7.49 In my opinion, the proposals would not give rise to unacceptably adverse impacts on 
the ecological and biodiversity interest of the site and will result in considerable 
enhancements. The Council's Landscape and Biodiversity Adviser and Arborist 

Consultant has raised no objection to this aspect of the proposals and, on balance, I 
consider that the proposal accords with the objectives of SWDP Policy 22 and guidance 

set down in the NPPF and relevant legislation. 
 
 Highway Safety 

 
7.50 Policy SWDP 4 seeks to manage travel demand, encourage use of alternative modes of 

travel to the private car and deliver transport infrastructure to support economic 



 

prosperity.  Considerable objection and comment has been raised by residents, Parish 
Councils and the neighbouring authority with regard to highway safety and the 

proposed access arrangements. These aspects of the proposal have been assessed in 
detail by the Highway Authority and has no objection to the proposals, subject to 

conditions and financial obligations. The comments of the Highway Authority are 
attached as Appendix 2. 

 

7.51 Based on the assessment of the Highway Authority, I consider that the proposed 
development is acceptable from a highways perspective and I do not consider that 

there are any grounds to refuse planning permission on highway grounds. 
 
 Public Rights of Way 

 
7.52 The objection from Worcestershire County Council (Countryside Access Maintenance & 

Community) is noted. The footpath is shown on the latest site plan. However, 
according to the definitive map the line of the PRoW (526(C)) just clips the corner of 
the site, and is engulfed in hedgerows as shown on the site plan: 

 

 

7.53 Whilst the PRoW would be accessible from the neighbouring site and Taylors Lane, the 
applicant has confirmed that no alterations to the alignment of the path where it 

transects the site are proposed and no disturbance of the surface of the PRoW would 
be carried out; no width change is proposed; building materials would not be stored 

across it; no vehicle movements or parking would interfere; no additional barriers 
would be placed in the way of the PRoW, and; the safety would not be compromised by 
the development. As such, I consider this aspect of the proposals would be acceptable. 

 
  Design, layout and appearance 

 
7.54 Policy SWDP21 states that all new development should be of high quality and should 

integrate effectively with its surroundings in terms of form and function. 



 

 
7.55 In my opinion, the site layout is acceptable and responds positively to the constraints 

and opportunities of the site. Whilst I note that objections have been raised in respect 
of the design of the bungalows and house types, nevertheless I consider that they 

represent an acceptable standard of design and appearance within a legible layout with 
the bungalows at the heart of the scheme.  

 

7.56 However, I note that there is considerable objection to the proposed apartment blocks. 
As noted above, the inclusion of three-storey development was previously found to be 

acceptable by the Planning Committee in respect of outline application P14L0266. 
However, this permission has now lapsed and the current proposals seek detailed 
approval for 7no. apartment blocks adjacent to the Broomhall Way boundary of the 

site. It is acknowledged that these would be greater in height, scale and massing to 
development in the vicinity of the site. In this respect, the northern elevation of the 

apartments that would be most visible from Broomhall Way/St Peters have been 
designed to take the appearance of a 2.5 storey building in order to mitigate their 
impact. The site also sits lower than the adjoining road network and would be set back 

behind an earth bund with tree planting, which will further soften the visual impact of 
the development, particularly in the medium term when planting becomes established 

on the bund.  
 
7.57 The apartment buildings would clearly be visible on approach in short- and long-range 

views from either direction in the context of the surrounding two-storey scale of 
development and would have an impact on views from various vantage points as a 

consequence. However, I do not consider that such a change would, in itself, 
necessarily equate to harm and, arguably, would add variety and interest. Concerns 
have also been expressed that neighbouring residents in St Peter’s would experience a 

loss of privacy from actual and the perception of overlooking from the top floor 
apartments. However, I consider that the spatial separation and orientation of the 

apartment blocks would be sufficient to mitigate any such impact.  
 

7.58 For the above reasons I consider the proposals are acceptable and would accord with 
the requirements of policy SWDP 21. 

 

Other Matters 
 

7.59 Local residents have also raised concerns regarding the potential for provision of 
Travellers pitches on or near the site as it is stated that the applicants are providers of 
such sites. Objections have also been lodged on grounds of inadequate consultation. 

 
7.60 In response, I would comment that planning permission is sought for the development 

of the site for 92 affordable housing units and not for Travellers pitches. Whilst there is 
an unmet need for such pitches within the urban extension, nevertheless this would 
require planning permission in its own right. 

7.61 With regard to the concerns raised regarding inadequate consultation, over 120 
neighbour notification letters were sent to neighbouring residents of St Peter’s and the 

application was also publicised by way of press and site notices. For these reasons, I 
am satisfied that adequate consultation has been undertaken in respect of the 
application 

 
 Planning obligations 

 
7.62 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 and as policy tests in the National Planning Policy Framework.  

7.63 The current proposal is for 92 affordable dwellings by Rooftop Housing Association and, 
as such, would be immune from making any contributions (other than education) in 

accordance with the Developer Contributions SPD: 

 “2.1.4 Affordable housing units will be included in the total net number of dwellings to 
determine if a threshold for a developer contribution has been reached but will be zero 

rated in all the tariff based developer contributions set out in this SPD. National 
planning policy exempt some types of homes, e.g. starter homes and self build homes, 

from developer contributions and it would be perverse to require developer 
contributions from homes secured using public funds and providing the lowest cost 
homes available when other low cost but more expensive housing products are exempt 

from paying developer contributions.” 

7.64 Notwithstanding the above, the Education Authority has requested a contribution of 

£470,634. In this respect, the Education Authority has stated that certain types of 
dwellings that are proposed on this development are exempt from a contribution, 
notably affordable rent properties. As such, units outlined as affordable rent have been 

discounted. The contribution request is therefore based on the balance of liable 
dwellings.. 

7.65 The Highway Authority has also confirmed that it will be seeking a contribution of 
£641,497.20. A Travel Planning contribution of £220 per dwelling (£20,240) to 
undertake Personalised Travel Planning (PTP) is also requested. However, this is an 

option (in lieu of the applicant delivering PTP personally).  

7.66 In addition, the Herefordshire and Worcestershire Clinical Commissioning Group has 

requested a contribution of £33,000. 

7.67 The total amount of contributions being sought to date is £1,165,371.20 However, 
affordable housing is exempt from contributions in accordance with the Developer 

Contributions SPD,  

7.68 Notwithstanding this, the applicant does not consider that the scheme would be viable 

to make any contributions in any event and has submitted a viability appraisal to 
support this view, which has been the subject of an independent assessment on behalf 

of the Local Planning Authority. The financial appraisal submitted by the applicant is 
not disputed by the Local Planning Authority and it is accepted that no contributions 
can be afforded for the delivery of this 100% affordable housing scheme. As such, no 

contributions are being sought from the development. However, the applicant has 
agreed to make a contribution of £13,500 for Traffic Regulation Orders that have been 

requested by the Highway Authority to lower the speed limit on Taylors lane to 30mph, 
one-way routing for construction traffic on Taylors lane and car club parking bays.  

7.69  The following Heads of Terms have been identified:  

 
Affordable Housing 

TRO Contribution 
Provision, management and maintenance of on-site Public Open Space 
  

7.70 Draft Heads of Terms for a s106 Agreement are attached as Appendix 1. 

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 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. 

8.3 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. 

8.4 With regard to the social role, the proposal would make a meaningful contribution 

towards affordable housing need, a factor in support of the development to which 
substantial weight should be attached. This development would also 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. This is also a factor 
in support of the development to which weight should be attached. 

8.5 In respect of potential adverse impacts, the proposal has generated a high number of 
objections and many of these focus around access and highway safety issues, flood 
risk, impact on interpretation of the registered battlefield, loss of views of the Malvern 

Hills from Power Park, impact on neighbouring and future residents’ amenities, 
character and appearance, particularly the proposed apartment blocks, impact on local 

services and facilities, loss of the site as open/green space, impact on wildlife and 
degradation of green space 'significant gap' between St Peter's and the SWUE. These 
are significant concerns which are to be given appropriate weighting in the 

determination of this application.  
 

8.6  I acknowledge all comments received as part of the consultation process and consider 
all material planning issues have been considered in the determination of this 

application. Having regard to the totality of the policies in the Framework, I consider 
that the proposed development is sustainable when looking at its social, economic and 
environmental credentials in the round. The adverse impacts of the development 

(taking into account the considerable importance and weight to be given to the less 
than substantial harm to the significance of the heritage assets) 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: 

 Recommended conditions will be circulated by means of a late paper. 

 
 

 



Appendix 1 

DRAFT HEADS OF TERMS 

Proposed Planning Obligation Agreement 
Section 106 Town and Country Planning Act 1990 

 
Planning Application: 20/00775/FUL 

 
DEVELOPMENT OF 92 AFFORDABLE DWELLINGS AND IMPROVEMENT OF 
EXISTING ACCESS, INCLUDING GREEN INFRASTRUCTURE AND 
ASSOCIATED WORKS, KETCH FIELD, BROOMHALL WAY, WORCESTER.  

 
1. All of the dwellings shall be used exclusively for the purposes of “Affordable 

Housing” as defined in the National Planning Policy Framework. 
 
2. 59 of the new dwelling units (6no. x 1-bed bungalows, 2no. x 2-bed 

bungalows, 7no. x 2-bed houses, 8no. x 3-bed houses, 30no. x 1-bed 
apartments and 6no. x 2-bed apartments) shall be Affordable Rent units and 

and managed by a Registered Provider, and these units shall not be occupied 
unless the City Council has previously given its written agreement to the 
terms on which they are to be let taking into account the Management 

Practices and Rent Setting Policies applicable to these units.  
 

3. The remaining 33 units (2no. x 2 bed bungalows, 10no. 2-bed houses, 13no. 
3-bed houses, 2no. x 4-bed houses and 6no. x 2-bed apartments) shall be 
shall be Shared Ownership Affordable Housing Units, to be leased to a 

Purchaser in accordance with Homes England’s model form of shared 
ownership lease  and the rent charged (excluding any service charges)  on 

the  remainder share shall be no more than 3% (or such other percentage 
as may be permitted by Homes England from time to time) of the capital 
value of the remaining share to be purchased based on the sale price of the 

unit sold. 
 

4. The City Council to include within the Agreement the following provisions – 
 
 i) a mortgagee protection clause to the satisfaction of the Owner/Developer 

and their mortgagees  providing that in the event of a Mortgagee exercising 
their power of sale a mortgagee and their successors in title will be able to 

dispose of the Affordable housing units free of the affordable housing 
provisions contained in the  Section 106 Agreement provided the mortgagee 
shall first give written notice to the City Council of its intention to dispose of 

the Affordable Housing Units and shall have used reasonable endeavours 
over a period of 12 weeks  / 3 calendar months from the date of the written 

notice to dispose of the Affordable Housing Units to another Registered 
Provider or to the City Council 

 
 ii) any tenant or lessee who exercises a statutory right to buy/right to acquire 

his/her Affordable Housing unit (and their successors in title)  may purchase 

free of the affordable housing obligations contained in the Section 106 
Agreement 

  



 iii) any shared ownership lessee of an Affordable housing unit who has 
staircased to 100% of the value of the unit (and their successors in title) 

acquires the freehold interest in the unit free of the obligations contained in 
the Section 106 Agreement. 

 
5. The Owner/Developer shall covenant with the County Council to pay the 

County Council financial contributions towards £13,500 for Traffic Regulation 

Orders as specified below:  
  

 Traffic Regulation Order (speed limit) 
 Specific Purpose – The proposals will generate additional traffic on Taylors 

Lane that could cause congestion and unsafe conditions on a narrow highway. 

In the interests of road safety, it is desirable to lower the existing speed limit 
to 30mph, to encourage vehicles to travel at lower speed when approaching 

in different directions. This will require a Traffic Regulation Order to be 
processed, with associated legal costs. 

 Contribution – £4,500 

 Trigger – Granting of consent. 
 Retention – 5 years 

 
 Temporary Traffic Regulation Order (One-Way routing) 

 Specific Purpose - The proposals will generate a large number of HGV 
movements on Taylor’s Lane during the construction phase of the 
development, that could cause congestion and unsafe conditions on a narrow 

highway. In the interests of road safety it is considered appropriate for a 
temporary TRO to be provided to restrict traffic to one way only (west to 

east) to ensure HGV’s are not required to pass each other on Taylor’s Lane. 
 Contribution - £4,500 
 Trigger – Commencement of development 

 Retention – 5 years 
 

 Traffic Regulation Order (Car Club parking bays) 
 Specific Purpose – The provision of two proposed on-street Car Club parking 

bays will require the promotion of an associated Traffic Regulation Order so 

the bays can be controlled to prevent parking by non-Car Club vehicles. 
 Contribution - £4,500 

 Trigger - Commencement of development 
 Retention - 5 years 
 

6. In the event that the County Council does not for any reason use or commit 
the use of the said sum in Clause 5 for the purposes specified in the 

Agreement within ten years of the date of the Agreement, the County Council 
shall repay to the developer the said sum or such part thereof which has not 
been used by the County Council. 

 
7. At the same time as submitting an application for approval of conditions 

pursuant to the permission the Owner shall also submit details as to the 

provision and maintenance  of Public Open Space.  

 

 



 
8. The Owner/Developer shall covenant with the City Council to lay out the 

Public Open Space as approved under the discharge of condition application 
pursuant to the permission and having received written confirmation from 

the City Council that the Public Open Space has been laid out and equipped 
to its reasonable satisfaction thereafter to retain maintain and manage the 
Public Open Space in accordance with a Landscape Masterplan for a 

minimum period of 12 months AND to ensure that the Public Open Space is 
retained as publicly accessible areas.  

 
9. Upon expiry of the said 12 months to invite the City Council to inspect the 

Public Open Space and upon confirmation from the City Council that the 

Public Open Space has been properly maintained to its reasonable 

satisfaction the Owner/Developer shall transfer the Public Open Space Area 

to a Management Body on terms requiring the Public Open Space to be 

managed and maintained in accordance with a Landscape Masterplan. 

 

10. The Owner/Developer will:  

 

(i) Provide to the City Council a management plan explaining the 

mechanisms which have been put in place to ensure the long term 

maintenance of the POS; and  

(ii) Maintain or procure the maintenance of the POS in accordance with said 

management plan.  

 
13     The Developer shall provide to the City Council and the County either  

solicitor’s undertakings for the reasonable legal costs incurred by the City 
Council and the County Council respectively  in connection with the 
preparation and completion of the Agreement or if no solicitor is instructed 

these fees must be paid direct to the City Council and the County Council. 
These fees shall be payable prior to the commencement of any legal work 

and are payable whether or not the agreement completes. 
 

14. The developer covenants with the City Council to pay a Section 106 
monitoring fee of £650 to the city council which shall be paid on or before 
completion of the agreement. This fee will be to cover the cost relating to the 

administration and monitoring of the planning obligations. 
 

15.    The Developer shall complete the Agreement within TBA, unless otherwise 
agreed by Deputy Director - Governance; otherwise the application will be 
registered as deemed refused. 

 



Appendix 2: Highway Authority Comments 
 

“The Applicant seeks full planning permission for the development of 91 
dwellings, a new site access, green infrastructure and associated works. 
The application proposes that all 91 dwellings will be affordable. In March 
2021, the application was amended to increase the number of dwellings 
to 92. 

 

The site (3.2ha) is located south of Broomhall Way, outside the existing 
built up area of Worcester. It is bordered by Broomhall Way (A4440) to the 
north, the A38 Bath Road to the west, Taylors Lane to the south and 
agricultural land to the east. The site was formerly used for regular car-boot 
sales, but this ceased some time ago. Access to the site is currently provided 
from the A38, via a gated access. A secondary agricultural gated access is 
also provided from Taylors Lane. 
 
The site forms a small part of the wider South Worcester Urban Extension 
(SWUE), as set out in Policy SWDP 45 of the South Worcestershire 
Development Plan (SWDP) which proposes a major strategic allocation 

totalling 2,600 dwellings and 20ha of employment land. Included within the 
allocation, a residential (up to 2,500 dwellings) and mixed-use development 

is proposed under application (Ref: 13/00656/OUT) on land to the south of 
Taylors Lane. 
 

Context 

 
The Highway Authority previously undertook a detailed review of this 
application. Agreement was reached on the principle of the development, 

trip generation and the off- site highway impact. However, further 
information was requested to address our remaining concerns relating to 

access visibility splays, site layout, sustainable travel and construction 
traffic. A response, recommending deferral (dated 14/12/20) was submitted 
in order to give the Applicant more time to consider these issues. 
 

The Applicant subsequently submitted further information and documents, 

including a revised site layout plan, a road adoption plan, a drainage 
strategy plan and a Transport Technical Note  (ref:  SJT/NES/20474-02).  

This further information was assessed  and formed the basis of our second 
response, dated 20/04/21, which recommended a further deferral. 
 

Since April 2021, a meeting  was  held between  WCC Highways  and  the  
Applicant’s transportation consultants, DTA, to discuss the proposals. This 

resulted in DTA submitting a further technical note (ref: SJT/NES/29474-
03a) in June 2021, to address the remaining areas of concern, with a 

number of revised plans. There have also been a number of email exchanges 
that sought to clarify some points of detail. 
 
Site Access 

 
The submitted revised site plan (Dwg. No. 3828-PEN-ZZ-ZZ-DR-A-0011-
S4/Rev P18) includes a note, as requested, stating that the existing site 
access from the A38 will be closed and reinstated as highway verge. As this 



will be an alteration to the existing public highway, the works will form part 
of an associated S278 Agreement. 
 

The proposed site access is set out in Dwg No. 20474-01/Rev C. This 
confirms the applicant’s intention to provide a new vehicular access in the 
form of a priority junction, with a 5.5m carriageway and 6.0m  radii kerbs. 
This is seen to be in line with the WCC Streetscape Design Guide (SDG) 
and is considered acceptable. 
 

The Highway Authority had previously requested that, as per the WCC SDG, 

visibility splays are provided based on the 85th percentile speed of traffic 
in both directions at the junction. Speed surveys, undertaken in February 

2021, recorded 85th percentile speeds of 34.9mph eastbound and 30.4mph 
westbound, equating to visibility splays of 74m and 59m respectively. Dwg. 

No. 20474-09 has been submitted, which shows these visibility splays being 
provided and are acceptable to the Highway Authority. 
 

Dwg No. 20474-09 also shows the widening of Taylors Lane to the west of 

the new site access, to a width of 5.0m with a 1.0m verge to the north and 

an increased width of up to 5.8m on the approach to its junction with the 
A38. This is intended to better accommodate two-way traffic along its 

length. The Highway Authority are supportive of the proposed widening and, 

whilst it would be desirable that any widening should be to a minimum of 

5.5m along its length, it is accepted that this would involve land outside 

that owned or controlled by the applicant or the Highway Authority. 
 

TN SJT/NES/20474-03a notes that a tracking exercise of a car and a refuse 
vehicle passing each other along Taylors Lane has been undertaken. Dwg 

20474-01-1 Rev D shows the vehicle tracking assuming a carriageway width 
of 5.0m. Such a situation is likely (post- construction) and whilst passing 

very close to each and requiring low speeds, is considered acceptable to the 
Highway Authority as it will be infrequent. 
 

If approved, the development would increase two-way traffic flows along a 

currently narrow road, which would still be relatively constrained even if 
widened to 5.0m. In the interests of road safety, and in keeping with the 
wider proposals for Taylors Lane, a reduced speed limit of 30mph is 
considered appropriate. This reduction would be subject to a Traffic 
Regulation Order, with the Applicant meeting the costs associated with the 
legal process and physical implementation. This would be covered under a 
suitable legal agreement and form part of any successful planning consent. 
 
S278 Agreement and Road Safety Audit  

 
Any alterations to Taylors Lane and the surrounding public highway network 
involving changes to existing public roads would be subject to a S278 
Agreement and require the Road Safety Audit (RSA) process to be followed, 
with Stage 1-3 reports submitted for approval and, if deemed appropriate, 
a subsequent Stage 4. A Stage 1 RSA report has been submitted as part of 
the application and the report highlighted three potential problems: 
 



1.  The presence of existing street furniture along the alignment of the 

proposed new footway, on the eastern side of the A38 Bath Road; 

2.  The alignment of the proposed pedestrian crossing on Taylors Lane, at 
its junction with the A38; and 

3.  The lack of footway connection to the southbound bus stop on the 
eastern side of the A38 Bath Road. 

 

TN SJT/NES/20474-02 includes a Designer’s Response that states the three 

RSA problems will be appropriately addressed. The Highway Authority 

agrees and requests that these are addressed in any subsequent detailed 

design. 
 

Site Layout 

 

Our previous responses raised a number of concerns in relation to the 
proposed site layout. In response, the Applicant has suggested further 
changes, which were discussed and agreed at the meeting of 17 May 2021. 
A revised Dwg No. 3828-PEN-ZZ-ZZ-DR-A-0011- S4/Rev P18, which 

presents an amended site layout, along with an accompanied highway 
adoption plan (ref 3828-PEN-ZZ-ZZ-DR-A-0015-S4/Rev P3) have been 

provided. The Highway Authority welcome the revised plans which are now 
considered generally acceptable. A number of minor points can be 
addressed during the S38 adoption process, if the development is 

subsequently granted planning consent. 

 

Car Parking 

 
TN SJT/NES/20474-02 advises that, based on the proposed 92 dwellings, 
a total of 158 spaces are to be provided, with two spaces to be allocated 

for car sharing purposes. The spaces are a mix of private driveways, 
courtyard parking and allocated on-street bays. This is considered to be 

acceptable and in keeping with the WCC Streetscape Design Guide. 
 

The TN advises that all parking spaces are to be a minimum of 4800mm x 
2400mm with circulation space provided to increase these to 6000mm x 
3200mm. WCC require longer spaces that abut the carriageway or are 
located to the rear of footways and footpaths, to prevent vehicle overhang. 
 

The two proposed car share spaces, shown as ‘Community Car Club’ parking 
spaces are welcomed as they encourage prospective residents to consider 
not owning a car if an alternative solution is available. To ensure the spaces 
are not abused by other vehicles parking within them, there is a 
requirement for a Traffic Regulation Order to be promoted and appropriate 
signage erected. The Applicant would be required to fund all associated 
costs, which will be covered under an appropriate legal agreement as part of 
any successful planning consent. 
 

The WCC Streetscape Design Guide encourages all properties to be 
equipped with Ultra Low Emission Vehicle (ULEV) charging points, including 
provision where communal parking is provided. This position is supported by 
the NPPF. TN SJT/NES/20474-02 advises that all dwellings with allocated 
parking adjacent to their plots will benefit from external sockets for EV 



vehicle charging, as well as the two Car Share spaces at the centre of the 
scheme. This is generally acceptable to WCC and will form a condition as part 
of any successful planning consent. 
 
Cycle Parking  
 

TN SJT/NES/20474-03a advises that secured and covered cycle parking for 
all houses will be provided within a shed in the garden of each property. 
With regard to cycle parking for the apartment blocks, the site layout plan 
has been updated to provide additional cycle parking within the external 
store located next to each apartment block. This was agreed with the 
Highway Authority at the meeting on 17 May 2021. 
 
Refuse and Recycling Collection 
 
Drawing No. 3828-PEN-ZZ-ZZ-DR-A-0014-S4/Rev P1 has been provided 
which shows a proposed refuse collection strategy, along with intended bin 
location points. This is generally considered acceptable. The Highway 
Authority previously raised a concern over the substandard turning head 
provided to serve Units 10-15. The applicant has confirmed that the road 
serving Units 10-15 will be unadopted and the turning head as shown on 
the site layout plan will remain. 
 

Street Lighting 

 

It is not clear if the Applicant intends to provide street lighting within the 
site.  The Highway Authority advises that should the Applicant wish to 
provide private lighting this should be done sympathetically to the 

surrounding environment and include consultation with the Parish Council 
and WCC Ecology. 
 

Notwithstanding the above, the Applicant should undertake a lighting 
assessment of Taylors Lane and its junction with the A38 Bath Road to 
consider any necessary requirements for highway lighting. 
 

Walking and Cycling 

 

Dwg No’s. 3828-PEN-ZZ-ZZ-DR-A-0011-SA-P18 and 20474-09 C show a 

proposed pedestrian link from the site’s western boundary, connecting with 

the A38 and continuing south to the junction with Taylors Lane. Dwg No. 
20474-09 also shows a section of new 2.0m footway on the eastern side 

of the A38, running southwards from the Taylors Lane junction, with a new 

uncontrolled pedestrian refuge island provided to access the northbound 

bus stop on the opposite carriageway. As previously requested, the drawing 

now shows the 2.0m footway continuing to link up with the southbound A38 

bus stop on the eastern carriageway. The Highway Authority welcomes the 

proposals and consider them acceptable. 
 

The existing public right of way (PROW) WR-526 crosses the south east 
corner of the site, as shown on Dwg. No. 3828-PEN-ZZ-ZZ-DR-A-0011-SA-

P18. The drawing confirms that the path will not be affected by the 
development. The Highway Authority note that the PROW is currently 



overgrown and request that as the landowner is required to maintain access, 
existing vegetation should be cut back. 
 

Bus Services and Infrastructure 

 
The nearest bus stops are located on the A38, south of its junction with 
Taylors Lane. The northbound stop is approximately 200m from the site 
and the southbound approximately 300m. A flagpole and timetable 
information are provided at both stops. 
 

The recent level of reduction in nearby bus services raises a concern over 
the site’s suitability in meeting appropriate sustainable transport policies 
(both locally and nationally). In order to enhance provision within the area 
there are proposals to create an Eastern Orbital Bus Service as part of the 

SWUE. Given that the site will benefit from this service, the Highway 
Authority consider it would reasonable to request that a S106 contribution 

is provided. However, it is appreciated that proposed S106 contributions are 
based on current SWDP  Infrastructure  Delivery  Plan  schemes, consistent  
with Local  Transport Plan 4 (LTP4). 
 
Highway Impact 

 

The TA submitted as part of the original application utilised the Trip 
Rate Information Computer System (TRICS) database to generate trip 
rates for the previously proposed 91 dwellings. When comparing trip 

generation with the previously consented scheme for 81 dwellings, this 
resulted in an additional 4 two-way movements in the AM peak (1 vehicle 

every 15 minutes) and 6 two-way movements in the PM peak (1 vehicle 
every 10 minutes). Increasing the development to 92 units is considered 

unlikely to make any material change in traffic movements. 

 

The A38/Taylors Lane junction has been modelled in the PICADY module of 

Junctions 9 and uses the same geometric parameters as those within the 
Transport Assessment for the Land off Taylors Lane site. The results of the 

modelling show that in the future year queuing remains no greater than 11 
vehicles, and whilst an additional delay will be experienced for traffic exiting 
Taylors Lane, it is not considered severe and the junction remains within 

acceptable levels. No further assessment is, therefore, considered 
necessary. 
 

The Highway Authority previously raised a concern over the current visibility 

when exiting Taylors Lane. Given the increase in traffic exiting the junction 
and the resultant increase in waiting times, this is likely to result in 
frustration and potential risk taking. It was requested that the existing 

visibility be checked to ensure it meets appropriate standards. TN 
SJT/NES/20474-03a advises that the splay to the south is achievable but 

there would likely need to be some removal/maintenance of the existing 
hedgerow to provide the splay to the north. The Highway Authority 
acknowledges this finding and notes that the existing hedgerow is out of the 

control of the Applicant and is a matter for the Council to deal with. 
 
 



Travel Plan 
 
The Highway Authority would advise the Applicant that they are required to 
prepare, deliver and monitor a Travel Plan for the development. This should 
include a Travel Welcome Pack, based on WCC’s guidance, which must be 
submitted to WCC for approval before providing a copy to each dwelling on 
or before first occupation. This will form a condition as part of any successful 
planning consent. Alternatively, the Applicant can pay £220 per dwelling for 
WCC to deliver the Welcome Pack, undertake Personalised Travel Planning 
(PTP) and carry out any subsequent monitoring. 
 
Construction Traffic 

 
The Highway Authority has previously raised concerns as to to the impact 

and routing of construction traffic along Taylors Lane, given that its current 
width is not considered appropriate to safely accommodate two-way flows 
of HGV traffic. Whilst the applicant has agreed to widen Taylor’s Lane to 
5.8m where possible, there remains a significant proportion of the lane no 
wider than 5.0m. During discussions the Applicant has suggested using an 
existing wide field access from the A4440 Broomhall Way which is within his 
ownership, however the Highway Authority would have concerns with HGV’s 
slowing to turn in, as well as being slow when exiting the site, to the 
detriment of highway safety on this busy, fast link. 
 

As part of the SWUE, the Highway Authority has recently agreed to the 
promotion of a temporary TRO for Taylors Lane, the effect of which will make 

Taylor’s Lane one-way west to east. It is considered that such an 
arrangement will also provide an appropriate solution for this site, allowing 
construction traffic to use Taylors Lane in one direction, thereby avoiding 

the need for HGV’s to seek to pass each other. The Applicant will be liable 
for all costs associated with the temporary TRO. Consideration should also 

be given to using the existing A38 site access to allow construction traffic 
to enter the site from the A38 and exit via Taylor’s Lane. 
 

A Construction Traffic Management Plan, setting out the proposed hours of 

operation, routing, access proposals and site details will form a condition as 

part of any successful planning consent. 
 

Conclusion 

 
The Highway Authority has undertaken a robust assessment of the planning 
application. Based on the analysis of the information submitted, the 
Highway Authority concludes that there would not be a severe impact and, 
therefore, there are no justifiable grounds on which an objection could be 
maintained.” 
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