
 

 

 

 

Application Number 21/00629/FUL 

Site Address University of Worcester Severn Campus, Hylton 

Road, Worcester, WR2 5NW 

Description of 

Development 

Proposed infrastructure required for the future 
redevelopment of the University of Worcester Severn 
Campus; comprising non-vehicular access onto Henwick 

Road (including emergency vehicle access and flood 
egress, cycle routes and pedestrian 'wellbeing' routes), 

vehicle parking including electric vehicle and cycle 
parking, internal servicing and access roads linking to 
existing vehicular access from Hylton Road, green 

infrastructure, lighting, drainage, demolition of existing 
buildings, new University store building, and structures 

and associated works. 

Expiry Date 6 October 2021 (an extension of time has been agreed to 

15 February 2022) 

Applicant University of Worcester 

Agent Mr Chris Dodds – Planning Prospects 

Case Officer Andrew Thompson 

 andrew.thompson@worcester.gov.uk 

Ward Member(s) St. Clement Ward 

Reason for Referral to 

Committee 

 

Ward Member referral/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/21/00629/FUL 

Recommendation 

 

The Corporate Director – Planning and Governance 

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

 

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


 

 
 
1. Background 
 

1.1 The application was registered on 7 July 2021 and was due for a decision on 6 October 
2021. An extension of time has been agreed to 15 February 2022. 

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

Councillor Geraghty on the following grounds: 

 
 significant concerns in relation to the opening up of Hardwicke Close for access to 

the University redevelopment site; 
 noise; 
 vehicular traffic; 

 impact on residential amenities, and; 
 impact on the environmental corridor adjacent to the site. 

 
1.3 Amended plans were received on 24 December 2021 removing the access to 

Hardwicke Close and instead proposing the emergency access to Henwick Road in the 

position of the proposed cycleway access. A landscaped area/mound is now proposed 
in place of proposed emergency access. Consultation was carried out on the amended 

plans.   
 

2.       The site and surrounding area  
 

2.1 The University’s Severn Campus is located on the western side of the River Severn in 

Worcester’s City Centre, between Hylton Road (its eastern boundary) and Henwick 
Road, Rectory Gardens and Hardwicke Close (its western boundary). To the south is 

the Worcester to Hereford railway viaduct with large retail/commercial units beyond, 
and to the east flood alleviation bund within the riverside open space corridor. 

 



 

 

Figure 1: Site Location Plan 

2.2 The site is a brownfield site having been fully developed with buildings and external 

hard landscape areas, and mainly comprises areas used as car parking where former 
industrial buildings have already been cleared. There is a limited area of green space 

(scrub) within the south western corner of the application site. 
 
2.3 The surrounding area is commercial in nature, with immediately neighbouring  (non-

University) uses comprising Green Storage (self-storage facility) to the north and BBC 
Hereford and Worcester and Stone Masons of Worcester located centrally within, but 

not part of, the Campus fronting Hylton Road. 
 
2.4 The University’s Centre for Health, Wellbeing and Medicine (within the former Berrows 

House) is located in the north of the Campus. To the west of the Centre for Health, 
Wellbeing and Medicine is the University’s ‘The Garage’ which currently provides space 

for students in art-related subjects and includes a range of studio and workshop 
spaces, as well as a lecture and performance space. The building also houses a 
research room, print presses and project space. As part of the University’s ambitions 

for its Severn Campus, it anticipates that The Garage will become the home for the 
University’s physiotherapy and sports therapy provision and will complement the 

activities in the proposed Centre for Health, Wellbeing and Medicine and collectively 
they will form part of the wider Severn Campus. 

 

2.5 Between the Centre for Health, Wellbeing and Medicine and neighbouring Green 
Storage is a small service road which continues around the former Berrows House to 

access the wider, and remaining, Severn Campus generally. This road splits off to form 
a relatively steep pedestrian / cycle path connecting to Hardwicke Close and then 
Henwick Road, and the University’s Severn Campus to the University’s St John’s 

Campus, albeit the steepness of this path restricts its use, particularly for those 
requiring wheeled access. The Sabrina footbridge provides a crossing over the River 

Severn and is located centrally along the Campus’ Hylton Road frontage, providing 



 

access to the eastern side of the River and the City Centre generally – including the 
University’s City Campus. 

 
2.6 In addition to The Garage and Centre for Health, Wellbeing and Medicine (as referred 

to above) the Severn Campus comprises University facilities such as The Riverside 
building which provides specialised space for the University’s work in Sport, 
Performance and Dance. The Riverside also includes the ‘Learning Exchange’ – which 

provides social learning and internet space for University students and is one of many 
places for focused study on the University’s campuses. 

 
2.7 The Severn Campus also includes University of Worcester Arena which is Britain’s first 

indoor sports hall purpose-designed for the wheelchair athlete, and regularly hosts 

major sports tournaments from wheelchair basketball to cheerleading championships. 
In addition, top level sports from the University’s two professional sports teams - the 

Worcester Wolves basketball team and Severn Stars netball team – is undertaken at 
the University Arena; which also hosts a number of non-sporting events including the 
University’s graduation ceremonies and wider functions. 

 
2.8 The eastern part of the application site is situated within the Riverside Conservation 

Area. No.34 Henwick Road (The Manor House) and No.42 Henwick Road are listed 
grade II, together with Nos. 44-50 Henwick Road. Part of the application site is also 
identified as ‘Green Space’ and part of the site is also located within an ‘Archaeological 

Sensitive Area’ which covers most of Worcester City Centre. The whole of the site is 
within Flood Zone 2 and parts of it are also within Flood Zones 3a and 3b. 

  

Figure 2: Existing Site Plan  

(access point from Hardwicke Close removed from application proposals) 



 

 

Figure 3: Aerial Photograph of existing site 

3.      The proposals 
 

3.1 The proposals seek to deliver infrastructure required for the University’s phased future 
redevelopment of its Severn Campus. The aim of this application is to include all 

necessary infrastructure, including formalising parking provision (including 
electric vehicle and cycle parking), improved access into and through the Campus 
(including to improve flood emergency procedures; and cycle and pedestrian 

connectivity through and around the Campus), and additional green infrastructure, for 
the whole of the Severn Campus. It will also deliver initial drainage infrastructure for 

future development phases. A new, replacement, store building primarily for ancillary 
use to the University of Worcester Arena is also proposed to replace storage lost as a  
result of demolition of existing buildings required to deliver the wider Campus 

improvements.  
  

3.2 With regard to access, new access points are proposed through a proposed cycleway 
and health and wellbeing route to and from Henwick Road, and an emergency service 
vehicle access and flood emergency egress ramp from the Campus up to Henwick 

Road.  
 

3.3 The surplus land to the south and west of the road will be incorporated into the green 
infrastructure of the site and maintained as the non-intervention zone.  

 

3.4 As proposed, the application comprises: 
 

 Car parking (to include 100 EV spaces) 
 Cycle parking (provision for 288 bicycles) 
 Emergency service vehicle access / flood emergency egress ramp up to Henwick 

Road alongside proposed cycleway access. 
 “Well-being trail” through the Campus 

 Links to pedestrian and cycle routes between the University’s Campuses and within 
the wider area 



 

 Cycle route (including woodland route section) through Severn Campus linking to 
Henwick Road  

 Improved flood resilience for the wider Severn Campus 
 A new store for use by the University which due to its location would be primarily 

associated with the University of Worcester Arena 
 Services provision 
 Drainage infrastructure 

 Ecological management and biodiversity enhancement 
 

3.5 The proposals will be funded through a £3m grant made to the University in the 
summer of 2020 by the Worcestershire LEP and the Secretary of State for Housing and 
Local Government for infrastructure and ‘green’ works at University’s Severn Campus 

through the LEP’s ‘Get Building Fund’. The grant, which is fully match-funded by the 
University, was made to enable the University to ‘prepare  the  ground’  for  its  future  

£40m  plus  Severn  Campus redevelopment specialising in health, well-being and 
inclusive sport. The proposals set out to deliver the following which are required by the 
‘Get Building Fund’: 

 
 Car parking incorporating 100 new EV charging points; 

 A new cycle path through the Severn Campus to connect West Worcester (St. 
John’s) to Sabrina Bridge and the national cycle path network; 

 New bicycle rack facilities for 288 cycles; 

 New cycling, wheeling, pedestrian and emergency vehicle roadway(s) which will 
also provide additional flood resilience for the Campus; 

 On-site electricity generation through solar PV, delivered in incremental phases 
across the Campus as its future buildings are developed; 

 Other ground and infrastructure works, such as the demolition of disused industrial 

units, and; 
 Extending, and generally creating, a ‘wellbeing route’ around and through the 

Campus which will be available for GP wellbeing referrals. 
 

 



 

 
 

Figure 4: Previous Proposed Site Layout (Superseded) 



 

 

Figure 5 – Amended Proposed Site Plan 

3.6 The end date for the ‘Get Building’ grant funding is the 31st March 2022, which means 

the University is required to begin delivery of the proposed infrastructure works before 
that date. 

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

documents that include: 
 
 Planning Statement 

 Design and Access Statement, incorporating Energy Statement  
 External Lighting Assessment  

 Ground Investigation Report (Supplementary Geotechnical and Phase II  
Contamination Report)  

 Preliminary Ecological Appraisal 

 Updated Preliminary Ecological Appraisal  
 Biodiversity Net Gain Assessment 

 Transport Statement (and Travel Plan (Framework))  
 Archaeological Desk Based Assessment, incorporating Heritage Statement  
 Written Scheme of Investigation for an archaeological watching brief   

 Flood Risk Assessment  
 Flood Response Plan  

 Drainage Strategy  



 

 Tree Survey and Arboriculture Impact Assessment 
 Health Impact Assessment 

 CIL Questions and CIL Exemptions Forms 
 

3.8 In accordance with Article 15 (7) of The Town and Country Planning (Development 
Management Procedure) (England) Order 2015 (as amended), full details of the 
application have been published on the Council’s website. As such, Members will have 

had the opportunity to review the submitted plans and documents in order to 
familiarise themselves with the proposals prior to consideration and determination of 

the application accordingly. 
 
4.  Planning Policy  

 
4.1  The Town and Country Planning Act 1990 (‘the Act’) establishes the legislative 

 framework for consideration of this application. Section 70(2) of the Act requires the 
 decision-maker in determining planning applications/appeals to have regard to the 
 Development Plan, insofar as it is material to the application/appeal, and to any other 

 material consideration. Where the Development Plan is material to the development 
 proposal it must therefore be taken into account.  Section 38(6) of the Planning and 

 Compulsory Purchase Act 2004 requires the application/appeal to be determined in 
 accordance with the Plan, unless material considerations indicate otherwise. 
 

4.2  The key legal provisions relating to the consideration of heritage assets in the planning 
 system are s72 (1) and s66 (1) of the Planning Listed Buildings and Conservation Areas 

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

 special architectural or historic interest which it possesses”. 
 

4.3  The Development Plan for Worcester now comprises: 
 

 The South Worcestershire Development Plan (SWDP) which was adopted February 
2016, and; 

 The Worcestershire Waste Core Strategy, which was adopted in December 2012.  

 
South Worcestershire Development Plan 

 
4.4     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 4    Moving Around South Worcestershire 
Policy SWDP 5   Green Infrastructure 
Policy SWDP 6   Historic Environment 

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 28 Management of Flood Risk 
Policy SWDP 29  Sustainable Drainage Systems 

Policy SWDP 31  Pollution and Land Instability 
Policy SWDP38  Green Space 
Policy SWDP43/29  Chequers Lane / Henwick Road ((university–related development 

with use Class D1 and D2) 
Policy SWDP 62  Implementation 

 



 

The Waste Core Strategy for Worcestershire - Adopted Waste Local Plan 2012-
2027  

 
4.5 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 

 
 National Planning Policy Framework 2021 

 National Planning Practice Guidance  
 Worcestershire Local Transport Plan (LTP4) 2018 – 2030 
 Worcestershire County Council Streetscape Design Guide (2018) 

 South Worcestershire Design Quality Supplementary Planning Document (SPD)  
 Planning for Health in South Worcestershire Supplementary Planning Document SPD 

 Worcester City Masterplan (2019) 
 

5. Planning History 

5.1 The site has been the subject of a number of planning applications relating to the former 
industrial use, flood mitigation and associated development since the 1950s. The 

following planning applications are considered as relevant to the current application: 

21/00667/FUL - Full planning permission for proposed International Inclusive Cricket 
Education Centre (Use Class F1(a) and E(d)) including lighting, drainage and 

associated works – Under consideration  

Also within the Severn Campus: 

Berrows House – 20/00925/FUL - Change of Use from newspaper office and 

printing/publishing place (Use Class E(g)(i)/B2) to education/academic teaching (Use 

Class F1(a)) with ancillary facilities; including internal and external alterations, signage 

and associated works; and consent for demolition in a Conservation Area. Granted April 

2021. 

 

University of Worcester Arena – P10J0553 - Proposed erection of Sports Arena 

including access, parking, landscaping and associated works. Granted March 2011. 

 

Riverside - P10J0275 - Redevelopment of former car showroom to academic teaching 

building. Granted August 2010  
 

The Garage - P09J0116 - Change of use of a car garage to academic teaching building. 

Granted June 2009 
 

Telecoms Mast – PRA03B04 - Telecommunications installation comprising of a 15mtr 

high monopole with 6 antennas. Prior approval granted October 2003  

Officer Note – this was a slightly amended location to the previous refusal below. 

 

Telecoms Mast – PRA02B09 - Proposed telecommunications installation comprising a 

15.0 metres high monopole mast, 6 antennas, two dishes, an equipment cabinet and 

other ancillary development. Prior approval refused November 2002 



 

 

Public Consultation by Applicant 

 

5.2 A public consultation exercise was carried out by the applicant between 15 and 24 June 

2021 with around 110 leaflets dropped to the site’s immediate neighbours, directing 
them to a dedicated website which presented the University’s proposals and offered an 
opportunity to comment on them. According to the application submission, this 

exercise resulted in 14 responses including 12 from neighbouring residents, one from a 
University student and one from an ‘other’ source, which are provided at Appendix 3 to 

the Applicant’s Planning Statement.   
 

5.3 The applicant sets out that the response to the proposal was supportive, with four 
respondents ‘strongly agreeing’ that the IICEC will be a positive addition for the City 
and five ‘agreeing’. Only two respondents had ‘no view’, one ‘disagreed’ and two 

‘strongly disagreed’.  
 

5.4 It is summarised in the planning statement that three respondents also ‘strongly 
agreed’ that the IICEC will provide additional sporting provision for community use, 
with a further four ‘agreeing’ with this. Only three responses had ‘no view’, two 

‘disagreed’ and two ‘strongly disagreed’.  
 

5.5 In addition the applicant highlights that to supplement the targeted consultation to 

local residents, a press release was issued through the Worcester News on the 18th of 
June 2021, which also provided a link to the dedicated website. The article also 

generated around 20 responses from people in Worcester and its wider region.  
 

5.6 The feedback received throughout the preparation of the proposals has been considered 

during the continually evolving design of the proposed development, against which this 

applications submission has responded to issues raised. 

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 Hardwicke Close, Rectory Gardens, Henwick Road, and 

Homestead Close (Malvern) on grounds relating to the following matters: 

 proposed emergency access road will entice regular use and access to the site via 
Hardwicke Close by staff, visitors, spectators and delivery vehicles; 

 new footpath/cycleway could encourage roadside parking on Hardwicke Close - 
need for parking controls on Hardwicke Close/residents’ permit permits; 

 proposed emergency access road will devalue properties; 
 potential use of emergency access by pedestrians in ‘normal’ times increasing risk 

of noise, disturbance and anti-social behaviour after events; 

 noise, disturbance and anti-social behaviour from use of proposed 
footpath/cycleway, particularly after events; 

 no need for proposed emergency access, footpath and cycleway; 
 impact on maintaining and safeguarding existing access to rear of 42-52 Henwick 

Road;  

 Lack of privacy and security to 34 Henwick Road from introduction of 
footpath/cycleway; 

 Potential damage to listed building at 34 Henwick Road from impact of additional 
traffic; 



 

 Proposals for re-landscaping the area next to 34 Henwick Road following removal of 
hedges and shrubs; 

 Maintenance of the tree (preservation order) at rear of 34 Henwick Road; 
 potential loss of trees and impact on wildlife, including protected species, from 

proposed works and introduction of lighting; 
 insufficient car parking to serve simultaneous events at the existing arena and 

proposed cricket centre with increased demand for roadside parking on Henwick 

Road, Hardwicke Close and surrounding streets; 
 harmful visual impact of re-siting of telecommunications mast; 

 
One resident has no objection, subject to conditions to protect the stability of 
neighbouring properties and retention of existing trees and bushes. 

 
To the amended plans, one further letter has been received from a local resident who 

comments that they under the impression that planning policy does not allow 
intensification of use in a major flood risk area for that reason alone this should be 
refused. This area is flood plain and further obstructions here will exacerbate flooding 

elsewhere. Flood defences should not be counted when making planning decisions as 
they could always fail or be overwhelmed. The objector suggests that the applicant 

simply dismisses surface water flooding when it is clearly shown on the EA maps. 
 
Some residents have also lodged objections in relation to the proposed cricket centre 

building however, the proposed erection of an International Inclusive Cricket and 
Education Centre (IICEC)is the subject of a separate application and does not form part 

of the current proposals. As such, these objections are not considered material to this 
application.  

 

Worcester City Council Landscape and Biodiversity Adviser: expresses concerns 
regarding impact of proposals on badgers and need for further badger surveys to be 

completed. The badgers’ route to the railway embankment must be carefully addressed 
and the complex steps and ramps construction is of concern until specific measures are 

taken to ensure easy access for them is provided.  
 
Other comments include: 

 
 All aspects of the PEA recommendations must be implemented, including a long 

term management plan for the remaining retained green space and nature area 
with no public access.  

 The east west corridor along the railway but inside the site must not be amenity 

grass but meadow mix and/or woodland mix planting, as the badgers likely use this 
route to access the river corridor greenspaces. 

 Details of the "wildlife tunnel" under the new northerly access road must be 
submitted and be in full use and shown to work before any road can be constructed. 

 Environmentally friendly lighting will be vital and baffled from any greenspace with 

nil lux at the rear if adjacent.  
 As many as and at least some of the buildings should have native green 

roofs and the larger buildings especially allow the opportunity for this site to be 
exemplary in this respect and adding to the excellent new architectural outlook of 
the university overall. 

 
    To the amended plans: 

No objections to the re-route of emergency access but there is concern regarding the 

new mounded area where this access used to be.  
1. The previously "natural management area" should remain as it was on previous 
plans..., this retained the vegetation and a strip of land behind the gardens adjacent, 

and part of the sustainable approach to the naturally managed aspect to the scheme. 



 

Any mounding must only begin beyond that line.ie from the western kerb line of the 
previous access road extending then east into the main site.   

 
2. Previous plans showed trees and other planting to these areas which should be at 

least repeated on any new mounding. 
        

3. Mound contours must not "run out" onto adjacent land but end properly so adjacent 

land is not covered too (without a retaining structure).  
       

4. Although a reduced mound may be acceptable as above (sections must be given) 
concern would also relate to its height in overlooking the residential gardens beyond. 

     

5.  In previous comments some tree and shrub planting was requested along the 
southern boundary with the railway land in what is shown as grass area. This is now 

narrower but even more important now the cycleway is also a wider access. 
      

6. Lastly some detail was requested previously on the ramp footway handrail lighting 

to ensure it had a cut off below the horizontal to prevent glare across the natural area. 
 

The scheme overall is welcomed but these last few points: to reduce the mound, 
sustain the previous green space, provide more planting to just key areas as per the 
schemes overall concept, and a detail on part of the lighting are hopefully easily 

shown. 
 

Worcester City Council – Planning and Conservation Officer: No objection. 
 

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

policies SWDP 2, 4, 6, 13, 21, 22, 24, 27, 28, 29, 30, 31, 33, 37 and 38 of the South 
Worcestershire Development Plan. 

 
Worcester City Council – Consulting Arborist: No objection. 

 
Worcestershire County Council (Highway Authority):  No objection subject to 
condition relating to the detail of the emergency route. 

 
Worcestershire Regulatory Services (Air Quality): Given that the site is within the 

Citywide Air Quality Management Area (AQMA) and the trip generation caused by the 
additional parking will impact air quality in the area, an air quality assessment (AQA) is 
recommended to assess potential health risks to residents of the new development in 

respect of local air quality and determine if further measures are required to mitigate 
risks. 

 
Worcestershire Regulatory Services (Land Contamination): No objection, subject 
to conditions regarding importation of soil and soil forming materials and reporting of 

unexpected contamination. 
 

Worcestershire Regulatory Services (Noise and Technical Services): No 

objection  

External Lighting:  The proposed external lighting scheme appears acceptable in terms 

of light spill and the applicant confirms that the scheme will be compliant with the ILP 
Guidance on the reduction of obtrusive lighting.  However, the applicant shall confirm 
that the luminaire intensity at neighbouring residential dwellings will be compliant with 

the ILP Guidance as this is marked as ‘tbc’ within the external lighting assessment 
document. 



 

External Plant / Equipment Noise:  Details of any proposed external plant / equipment 
and there predicted sound levels shall be submitted for comment and potentially 

require a noise assessment in line with BS4142. 

Demolition and Construction Phase Nuisance:  In order to minimise any nuisance from 

noise, vibration and dust emissions during the demolition and construction phases the 
applicant should submit a management plan detailing the measures to be taken to 

monitor and mitigate these potential nuisances for comment and approval. 

Environment Agency: No objection 

 
South Worcestershire Land Drainage Partnership: is only in a position to 

comment on matters that may affect existing ordinary watercourses on or adjacent the 
site of which there seem to be none. Recommends consultation with the Lead Local 
Flood Authority and Environment Agency. 

 
Lead Local Flood Authority: No objection, subject to conditions relating to infiltration 

testing, submission of a full drainage strategy and sustainable urban drainage scheme 
(SuDS), a SuDS management plan and surface water drainage. 
 

Worcestershire Wildlife Trust: Objects on the grounds of lack of ecological 
information and the risk of potentially significant harm to protected species.  

 
Natural England: No comments and refers to Standing Advice. 

 
Sport England: No objection.  

 

West Mercia Constabulary Crime Risk Manager: No objection. 
 

Hereford and Worcester Fire and Rescue Service: As the application concerns 
pedestrian infrastructure and fencing/landscaping only, the Service have no comments 
other than access for fire appliances to meet B5 of the building regulations should not 

be reduced. 
 

Conservation Advisory Panel: It was agreed that it will bring about much needed 
improvements to this part of the Riverside and whilst some of the detail might need to 
be refined further, the Panel welcomed the proposals positively. 

 
The need to protect existing trees on the perimeter of the site (both internally and 

externally) was stressed as was the importance of the correct choice of materials for 
both the hard landscape and the building. Whilst the colour gradation indicated on the 
proposals was praised and should be reflected in the final form applied, the Chair 

suggested that more attention is paid to the rear elevation of the main building as this 
would have an impact on adjacent residents. In addition, more detailed design was 

required for the soft landscape elements. Whilst the ‘sensory garden’ was a good idea 
as an ‘escape’ for people working on the site, it was agreed that it needed to be more 
sheltered and provide both a sensory and a physical shelter. The main design principles 

were acknowledged as being well thought out. It was agreed that it will bring about 
much needed improvements to this part of the Riverside and whilst some of the detail 

might need to be refined further, the Panel welcomed the proposals positively. 
 
Network Rail: Holding objection on the grounds that Network Rail land has been 

included in the proposal area and requests that it is omitted accordingly. Subject to the 
removal of the land in question, conditions are also recommended to protect the 

railway and its boundary relating to: submission of a Risk Assessment and Method 
Statement (RAMS) for all works to be undertaken within 10m of the operational 
railway, provision of trespass proof fencing, vehicle safety protection measures, 



 

encroachment, scaffolding, risk assessment and method statement for any vibro-
impact works, details of the disposal of both surface water and foul water drainage to 

be directed away from the railway, full details of ground levels, earthworks and 
excavations to be carried out near to the railway boundary. 

 
[Officer Note: This is in the Southwestern area of the site and runs adjacent to the 
railway and efforts have been made to remove the area from the application site. The 

area would be subject to landscaping enhancement and whilst details with regard to 
land ownership are between the university and Network Rail, details of landscaping 

including sections and boundary treatment are conditioned.]  
 
Canal and River Trust: No comments 

 
Severn Trent Water Ltd: No objection 

 
Cycling UK: Fully supports application other than in relation to the link from the 
Chequers Lane- Hylton Road junction to the riverside Cycleway and recommends a 

safer crossing point is provided by converting the existing pedestrian crossing to a 
Parallel Crossing or Toucan. 

 
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. Planning Assessment 

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 

sustainable, having regard to the 3 dimensions of sustainability (economic, social and 
environmental) set out in the Framework 

  The Principle of Development 

 
7.2 Part of the application site, to the rear of the University Arena (0.99ha), is allocated by 

the Development Plan for ‘University-related development with use class D1 and D2’ 
under Allocation SWDP 43/29 (‘Chequers Lane / Henwick Road). The proposed works 
would facilitate redevelopment of the wider site for these purposes as part of the 

continued growth of the University. Footnote 124 to Policy SWDP 43/29 also requires 
development proposals to deliver flood resilience to the wider Campus and specifically 

to deliver safe access to Henwick Road.  

7.3 The proposals will deliver safe access to Henwick Road through the proposed cycleway 
and health and wellbeing route, with an emergency service vehicle access and flood 

emergency egress ramp from the Campus. The proposals would also include significant 
new landscaping to the rear of the proposed cricket centre (under a separate 



 

application -21/00667/FUL) and enhancement to the landscape as well as proposed 
cycling and car parking for potential visitors to the facilities.  

 

Figure 5: Allocation SWDP 43/29 (Chequers Lane/Henwick Road) 

7.4 In this respect, the proposals would comply with policy SWDP 43/29 and would be 

acceptable in principle subject to the consideration of detailed matters. 

Impact on neighbouring amenity. 

7.5 The site lies adjacent to residential properties located on Henwick Road, Hardwick 
Close and Rectory Gardens. Policy SWDP 21 requires that new development should 
provide an adequate level of amenity. This is consistent with paragraphs 128 and 130 

of the NPPF that requires planning policies and decisions.  

7.6 Whilst there would be likely disturbance to residents through construction this can be 

controlled and reduced through appropriate construction management. It is also noted 
that the proposals have made efforts to reduce activity in sensitive locations (e.g. 
adjacent to residential gardens) and conditions will be proposed to manage lighting and 

enhance landscaping in these locations. 

7.7 The comments and concerns of residents have been noted and carefully considered. 

The applicant have removed a previous emergency access proposal to Hardwicke Close 
during the course of the application and this addresses many concerns raised. As such 
the proposals have responded to the concerns of residents and can be considered to be 

in accordance with Policy SWDP21 of the Development Plan and the aims and 
objectives of the NPPF. 

Design and appearance  

7.8 Policy SWDP21 sets out that all new development should be of high quality and should 

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

out that high quality and inclusive design goes beyond aesthetic considerations. The 
connections between people and places, and integration of new development into the 



 

natural, built and historic environment should also be addressed. Other relevant 
policies include Policy SWDP43/29 as the allocation for the site and Policies SWDP 4 

(Moving around South Worcestershire), SWDP 5 (Green Infrastructure), SWDP 25 
(Landscape Character), SWDP 25 (Biodiversity and Geodiversity) and SWDP 38 (Green 

Space) 
 

7.9 Design is dealt with specifically within the submitted Design and Access Statement, 

prepared by BDP to explain and justify the design principles upon which the proposal 
is based and how these are reflected in individual aspects of the scheme proposals.  

 
7.10 The Design and Access Statement sets out that the proposals provide clear and 

positive enhancement to the area through delivering a comprehensively considered 

Campus environment which will contribute to improving the health and wellbeing of 
the University’s staff and students and importantly also the wider community. 

Ultimately, it is set out that, whilst facilitating the University’s future redevelopment 
requirements the proposals provide significant and tangible benefits to the wider 
community. 

 
7.11 The application proposes to create additional landscaping, parking and access 

arrangements to the surrounding area to support the ongoing transition from the 
previous industrial use to a modern campus for learning and educational facilities. The 
proposals enhance links to the University’s other Campuses and the routes to the City 

Centre for cycling and walking.  
 

7.12 Additionally, the new emergency access ramp to Henwick Road will improve 
accessible connections and provide emergency service vehicle access and emergency 
flood egress at Severn Campus.  

 
7.13 The comments of the Landscape Officer have been given full and careful consideration 

and precise detail will be sought through conditions to deal with many of the comments. 
The proposed mound will help soften the area and reduce the physical impact of the 

proposals, particularly to the neighbouring residents. The proposals would replace large 
areas of hardsurfacing and former industrial areas and therefore would be an 
enhancement to the area.  

 
7.14 The woodland and landscaping will also contribute to the overall increased green 

infrastructure provision at the Campus which will ‘soften the industrial feel’ of the 
wider site as part of the University’s Health, Wellbeing and Inclusive Sport Campus, 
which would be in accordance with the aims of Policy SWDP38.  

 
7.15 Additionally, the proposals will deliver the wider car parking provision, including EV 

and cycle parking, required for Severn Campus and within the City Centre. The 
proposed store building would sit to the rear of the existing Arena building and would 
be a single storey structure housing seats and ancillary equipment for the Arena. The 

store would be raised to the same level as the Arena take account of the flood 
resilience measures. The proposed store would, when considered with the Arena, would 

appear as a contiguous part of the overall campus. 
 

7.16 When taken as a whole the proposals would be considered to be in accordance with the 

aims of Policy SWDP43/29 and the requirements of other polices including SWDP4, 
SWDP5, SWDP21, SWDP25, and SWDP38 and considered to be acceptable subject to 

appropriate conditions. 
 

 



 

Historic Environment 
 

7.17 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”. Policy SWDP 6 is the 
relevant policy of the Development Plan and the requirements of Paragraph 200-204 of 

the NPPF are also relevant. 
 

7.18 As set out above the application site includes the Riverside Conservation Area. It is also 

noted that there are nearby Heritage Assets of No.34 Henwick Road (known as The 
Manor House) and No.42 Henwick Road are listed grade II, together with Nos. 44-50 

Henwick Road. The site is also located within an ‘Archaeological Sensitive Area’ which 
covers most of Worcester City Centre. 

7.19 Having regard to the existing site and the industrial nature the greening of the site 

would be an enhancement to the character of the Riverside Conservation Area and the 
setting of the listed buildings. The Conservation Area and Listed Buildings are 

significant assets.  

7.20 The Conservation Area relates to the interpretation of the River Severn and there 
would be no works affecting the listed buildings. The application site and proposals 

whilst forming part of the Conservation Area and its setting, and having regard to the 
setting of listed buildings, in taking account of the existing site conditions and 

surrounding buildings the impact of the proposals there would be no harm to the 
heritage assets as a result of the development proposals and less than substantial 
harm to the setting of the assets. As such the proposals should be weighed against the 

public benefits of the development. 

7.21 A watching brief to the archaeology is also agreed as an appropriate method to review 

archaeology that may be present on the site. The information presented within the 
submission in the written scheme of investigation is an appropriate basis for the 

determination of the application.  

7.22 The proposals are therefore in accordance with Policy SWDP 6 and the aims and 
objectives of the National Planning Policy Framework.  

Access and Highway Safety 

7.23 Policy SWDP4 in particular is relevant as requiring development to reduce the need 

to travel, in particular by the private car and promote sustainable modes of transport 
in particular walking and cycling. The policies are consistent with the NPPF.  
 

7.24 As part of the proposals, the two existing cul de sac access roads from Hylton Road 
will be connected by a new internal access road to create a campus loop.  Chequers 

Lane will become in only and along with the new connection will operate as a one way 
system on a day to day basis.  In the event of an emergency the roads are wide 
enough to operate as a two way system or indeed the one way system can be 

reversed. 
 

The one way loop will: 
 

 Address University concerns on forward visibility for traffic exiting from the 
existing Chequers Lane. 

 



 

 Provide an in and out for coach traffic during ‘event mode’ avoiding the need for 
turning around within the campus. 

 
7.25 The existing access to the BBC and ETB buildings will remain as a two-way road and 

the two access points either side of Berrows House will remain and provide access for 
service vehicles and accessible parking spaces in accordance with planning permission 
for the University’s Centre for Health, Wellbeing and Medicine. 

 
7.26 Coach set down and pick up is from a dedicated layby sited on the pedestrian spine 

side of the new loop road.  These coaches will serve events at the Arena and the 
future Inclusive Cricket Centre. 
 

7.27 Two dedicated set down areas have been provided for disabled visitors.  One outside 
the Riverside Building (also serving the University Arena) and one opposite the new 

entrance to the IICEC. 
 
Emergency Access 

7.28 The new ramped connection with Henwick Road will connect the site to the west during 
flood emergencies. This enhanced level of emergency access is especially important 

due to the site’s location within flood zones 2 and 3. The proposed route would run 
alongside the proposed cycleway. 

 

7.29 The proposed access has been agreed through consultation with Emergency Planners, 
highways officers and the Local Planning Authority and amended following concerns 

raised particularly from residents of Hardwicke Close and Rectory Gardens. The 
proposed amended emergency access is considered to be acceptable subject to further 

detail to be secured through condition. 
 

Pedestrian access 

7.30 There is a network of anticipated pedestrian movements across the campus linking 
its buildings, spaces and the surrounding context.  Most of the routes are a 

minimum of 3m wide to allow pedestrians and cyclists to share with care, which 
underpins the approach adopted across the Campus. 
 

7.31 Much of the public realm is traffic free with access only permitted for occasional 
vehicular movements such as servicing or to gain access to accessible parking areas 

near buildings.  Within these areas there will be a subtle demarcation and signage 
to guide vehicles and cyclists. 
 

7.32 Overall the proposals enhance the network of spaces around the Campus for the 

pedestrian and provide useful links to the wider area and City Centre in particular. 

 
Cycle access 

7.33 Most of the areas within the campus will be shared use however the University aims 
to create a dedicated and segregated cycle lane in line with latest government 
guidance on Cycle Infrastructure Design Local Transport Note 1/20. This will 

connect Henwick Road and Hylton Road and run along the southern edge of the car 
park. It will run alongside the Arena building and cross over Chequers Lane to join 

Hylton road at the edge of the campus.  This route is seen as a strategic connection 
linking the west of Worcester with National Route 46 and the City Centre. 
 

7.34 The cycle route will follow the existing driveway adjacent to 32 Henwick Road and  
The canopy of the existing tree to be retained will need to be lifted to provide 

sufficient headroom for cyclists and a number of trees and scrub removed to 



 

facilitate the associated earthworks but this should be considered in the context of 
new landscaping. 

 
7.35 It is expected that the cycleway will be lit and 3m wide, it will incorporate traffic 

calming and share with care zones at the crossing of Chequers Lane.  It will follow 
the existing topography where it drops down steeply from Henwick Road.  
 

7.36 The proposals will include the provisions of in excess of 280 cycle parking spaces 
will be introduced on Campus.  The cycle spaces will be “Sheffield” stands with a 

canopy over the top fitted with strip lighting and will be covered by CCTV. 
 

7.37 The proposals would introduce and support the delivery of new cycle infrastructure 

supporting the aims of sustainable travel choices.  
 
Car Parking 

7.38 The existing car parking has been reorganized and resurfaced to create a new campus 
car park for some 300 cars.  It will operate on a pay and display basis with no 

segregation between staff, students or visitors.  
 

7.39 The car park is broken into two areas split by the access/entrance.  Nearest the 

railway, spaces are orientated towards the perimeter pedestrian routes, nearest the 
future IICEC building they are orientated towards the pedestrian spine. 

 
7.40 Over 11 percent of the total parking on the campus is for the disabled staff and 

visitors. To facilitate the progression away from carbon fuel cars, charging points for 

electric vehicles will be provided to 100 spaces. It is expected that all spaces would be 
capable of installation of charging points in the future given the progression towards 

electric vehicles in national policy.  
 

Other Infrastructure 

 
7.41 The existing telecoms mast will be relocated with the precise details and location to be 

agreed with mobile operators and would be submitted under separate legislation. 
 

7.42 Column mounted CCTV cameras shall be provided throughout the site, combined with 

lighting where possible, to cover all required areas. These shall include but not be 
limited to access (entry/exit) points, parking payment equipment, cycle storage and 

cycle routes. All CCTV cameras shall be located sensitively so not to pick up boundaries 
of any neighbouring properties surrounding the site. 

 

7.43 The existing infrastructure to the site shall be cleared. New services will be provided, 
remain below ground throughout and provide new water, communication and electrical 

supplies to all of the proposed buildings. The new infrastructure requires new 
transformer buildings, these are to be provided on the footprint of existing buildings 
and will be sited discreetly between two buildings. This shall be moved between two 

buildings and remain in keeping with the existing aesthetics. 

Biodiversity  

7.44 Policies SWDP21, SWDP22 and SWDP25 of the Development Plan set out the 
requirement for landscaping and consideration of protected species in respect of the 

development proposals. 

7.45 As stated above, the comments of the Landscape Officer have been given full and 
careful consideration and precise detail will be sought through conditions to deal with 

many of the comments. The proposed mound will help soften the area and reduce the 
physical impact of the proposals, particularly to the neighbouring residents.  



 

The proposals would replace large areas of hardsurfacing and former industrial areas 
and therefore would be an enhancement to the area.  

 
7.46 The woodland and landscaping will also contribute to the overall increased green 

infrastructure provision at the Campus which will ‘soften the industrial feel’ of the 
wider site as part of the University’s Health, Wellbeing and Inclusive Sport Campus, 
which would be in accordance with the aims of Policy SWDP38.  

 
7.47 The proposals would result in significant new planting and potential for environmental 

enhancement and biodiversity net gain. The proposals would mitigate and manage 
protected species and include new landscape features including tree and wildflower 
planting. 

 
7.48 The proposals therefore form an appropriate basis for determination of the application 

in accordance with Policies SWDP21, SWDP22 and SWDP25 of the Development Plan 
and the aims and objectives of National Planning Policy Framework subject to 
appropriate conditions.  

Flooding and Drainage 

Surface Water flooding 

7.49 In the consideration of the application the requirements of national policy is to reduce 
the risk of flooding and to ensure vulnerable development (e.g. residential 
development) is not located within the Flood Zone. The comments of the Environment 

Agency, LLFA and Emergency Planners are important in this assessment. The concerns 
of local residents are also noted and the nature of the site as being hard surfaced and 

previously developed land is also considered.    

7.50 The Environment Agency notes that the application lies primarily in Flood Zone and as 
highlighted by the Section 3.2.1 of the Flood Risk Assessment (FRA) indicates that the 

majority of the proposed development is located within Flood Zone 2, with a section 
being located within Flood Zone 3. 

7.51 Section 5.2 of the FRA cites flood mapping carried out for the South Worcestershire 
Strategic Flood Risk Assessment, which indicates that the development site is located 

outside Flood Zone 3b.  

7.52 Section 4.3 of the FRA indicates that the development is considered Less Vulnerable, 
with reference to Table 2 of the National Planning Policy Guidance (NPPG).  The FRA 

makes reference to pre-application discussions with the Environment Agency, during 
which the vulnerability classification was discussed. The development is deemed as 

Less Vulnerable and the Environment Agency accept the vulnerability classification. 

7.53 The Environment Agency therefore consider that in line with Table 3 of the Flood and 
Coastal Change section of the NPPG that the proposed development is appropriate for 

Flood Zones 2 and 3. 

7.54 It should be noted that the application site is hardsurfaced and therefore the impact of 

the existing site on the flood zone would not be altered. The Environment Agency’s 
comments together with the submitted FRA are considered carefully and provide an 
appropriate basis for the consideration of the application. It is concluded that the 

proposals are acceptable and in accordance with the aims of national and local planning 
policy.  



 

Foul drainage 

7.55 It is noted that under the terms of the Water Industry Act, the water body (in this 

instance Severn Trent Water) are obliged to accept connections to the foul drainage 
network unless it is prejudicial to the network (s106(d)). Having been previously 

developed for industrial activity it is expected that connections and drainage systems 
already exist on Chequers Lane and that these would be connections utilised by the 
proposed development. 

 
7.56 Severn Trent Water raise no objection to the proposals subject to details of drainage 

connection being submitted to and agreed in writing prior to the development 
commencing. There would be no material reasons why the proposals cannot be 
connected to the sewer network.  

 
Flood Evacuation Plan 

7.57 Attached at Appendix D to the Flood Risk Assessment is a draft of the Flood Evacuation 
Plan. The submitted Plan, requires to be amended and updated through the submission 
of amended plans which withdraw the use of Hardwicke Close as a point of emergency 

access in favour of Henwick Road.  

7.58 Further there are additional and final details which can only be completed once the 

development is completed.  

7.59 The County Council’s Emergency Planners have been involved closely in the 
development of the draft strategy and there are no material reasons as to why the 

Flood Evacuation Plan could not be developed into a final version.    

 Sustainable drainage proposals 

7.60 The constraints of the site including impermeable soil, existing below ground 
infrastructure and flooding and the requirements for a fully inclusive layout 
restrict opportunities for Suds.  The new surface water drainage scheme has 

been developed where possible incorporating suds features such as permeable 
paving, below ground attenuation tanks and run off into soft landscape areas. 

The drainage strategy report UOW820-BDP-079-XX-RP-C-0001 concludes: 
The current proposals have been assessed to determine the appropriate 

drainage strategy for the foul and storm drainage network for the redeveloped 
site. The proposals provide betterment to the existing brownfield site with the 
increase in soft landscape areas. The LLFA requirements to meet the Greenfield 

runoff rate have been considered and site constraints, such as existing 
utilities and existing drainage network levels are constraints on achieving such 
betterment from the site. The brownfield runoff rate has been reviewed and 50% 
betterment on the 1 in 1-year event developed for the proposals.  
 

7.61 The proposals will provide significant betterment to the surface water runoff rates and 
water quality. 

 
 Environmental Impact Assessment Regulations 2017 (as amended) 

7.62 In accordance with the Regulations, the proposals have been screened by Officers with 

regard to whether the proposals would fall under Schedules 2 and the criteria outlined 
in Schedule 3 of the Regulations. Government guidance sets out that only a very small 

proportion of Schedule 2 development will require an Environmental Impact 
Assessment. The proposals would be less than the threshold set out in the legislation 
and having regard to the characteristics of the development, the proposed 

development would not call for an Environmental Impact Assessment to be carried out.  



 

This does not affect the consideration of material planning considerations under the 
consideration of the planning application. 

Human Rights Issues  

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

right to respect for his private and family life.  A public authority cannot interfere with 
the exercise of this right except where it is in accordance with the law and is necessary 
(amongst other reasons) for the protection of the rights and freedoms of others. Article 

1 of Protocol 1 of the Act entitles every natural and legal person to the peaceful 
enjoyment of his possessions.  

7.64 The law provides a right to deny planning permission where the reason for doing so is 
related to the public interest. Alternatively, having given due consideration to the rights 
of others, the local planning authority can grant planning permission in accordance with 

adopted policies in the development plan. 

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

considered in so far as they are relevant. It is considered that an appropriate balance 
between the interests and rights of the applicants (to enjoy their land subject only to 
reasonable and proportionate controls by a public authority in the public interest) and 

the interests and rights of those potentially affected by the proposal (to respect for 
private life and the home and peaceful enjoyment of their properties) has been 

achieved with conditions controlling the development where necessary 

Public Sector Equality Duty 

7.66 In making this decision, the council has had due regard to the requirements of Section 

149 of the Public Sector Equality Act 2010, which introduced a public sector equality 
duty that public bodies must, in the exercise of their functions, have due regard to the 

need to (a) eliminate discrimination, harassment, victimisation; (b) advance equality of 
opportunity between persons who share a relevant protected characteristic and persons 
who do not share it; and (c) foster good relations between persons who share a 

relevant protected characteristic and persons who do not share it. Protected 
characteristics are: age, disability, gender reassignment, marriage and civil 

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

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

8. Conclusion and planning balance 

8.1 The NPPF identifies a series of the components that are considered critical to achieving 
sustainable development. In my opinion, the above assessment of the planning 

application proposals against the planning policy framework demonstrates that the 
application responds to, and is in accordance with, the requirements of the adopted 
planning policy within the development plan and material considerations relevant to 

the determination of the application. 

8.2 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 supporting the development of the University Campus that 

contribute towards supporting the vitality of local services and facilities.  



 

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

8.5 With regard to the social role, the delivery of infrastructure to support the University as 
a place for education and learning would contribute to the continued economic and 

social sustainability of the City. This is a factor to which is also given significant weight. 
There will also be benefits in the open space enhancements and the footpath 
connection which form part of the proposal.  

8.6 The environmental objective should also be noted and considered and the landscape 
enhancements and flood mitigation would also positive enhancement together with the 

provision of new drainage and betterment as a result of the proposed greening are also 
positive aspects.  

8.7 In respect of potential adverse impacts, the proposal would have an impact through 

the construction process and temporary impacts arising from the implementation. 
These concerns which are to be given appropriate weighting in the determination of 

this application.  

8.8 All comments have been carefully considered and it considered that the proposals are 
in accordance with policy and the guidance set down at national or local level and is a 

well designed site utilising the full potential of the site within a sensitive location. 
Having regard to the totality of the policies in the Framework, 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: 

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

years from the date of this permission. 
 

Reason: To conform with the requirements of Section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004. 

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

with the following approved plans and associated documents and the specifications and 
recommendations contained therein, except where otherwise stipulated by conditions 
attached to this permission: 

- Site Location Plan – ref. UOW820-BDP-079-XX-DR-L-0001-Rev P03 
- Existing Site Plan – ref. UOW820-BDP-079-XX-DR-L-0002-Rev P01 

- Site Clearance and Tree Removal Plan – ref. UOW820-BDP-079-XX-DR-L-0003-Rev 
P03 

- Proposed Site Plan – ref. UOW820-BDP-079-XX-DR-L-0004-Rev P07 
- Landscape General Arrangement Plan – ref. UOW820-BDP-079-XX-DR-L-0005-Rev 
P03 

- Site Sections Sheet 1 of 2 – ref. UOW820-BDP-079-XX-DR-L-0007-Rev P03 
- Site Sections Sheet 2 of 2 – ref. UOW820-BDP-079-XX-DR-L-0008-Rev P03 

- Planting Plan – ref. UOW820-BDP-079-XX-DR-L-0009-Rev P02 



 

- Health and Wellbeing Plan – ref. UOW820-BDP-079-XX-DR-L-0010-Rev P05 
- Arena Store – ref. UOW820-BDP-079-XX-DR-L-0011-Rev P02 

- Proposed Views of Severn Campus – ref. UOW820-BDP-079-XX-DR-L-0012-Rev P02 
- Existing and Proposed Green Space – ref. UOW820-BDP-079-XX-DR-L-0013-Rev P02 

- Proposed Levels Plan – ref. UOW820-BDP-079-XX-DR-L-0014-Rev P02 
- Tracking and Road Dimensions Plan 1 of 4 – ref. UOW820-BDP-079-XX-DR-L-0015-
Rev P02 

- Tracking and Road Dimensions Plan 2 of 4 – ref. UOW820-BDP-079-XX-DR-L-0016-
Rev P02 

- Tracking and Road Dimensions Plan 3 of 4 – ref. UOW820-BDP-079-XX-DR-L-0017-
Rev P02 
- Tracking and Road Dimensions Plan 4 of 4 – ref. UOW820-BDP-079-XX-DR-L-0018-

Rev P02 
- Existing Utilities Overlay – ref. 201013-CPW-ZZ-00-DR-E-00701-Rev T3 

- Existing Electrical Services Layout – Sheet 1 – ref. 201013-CPW-ZZ-00-DR-E-00702-
P03 
- Existing Electrical Services Layout – Sheet 2 – ref. 201013-CPW-ZZ-00-DR-E-00703-

P03 
 

Reason: To ensure compliance with the approved scheme 
 
3. Prior to the commencement of development a site wide Construction and 

Environmental Management Plan (CEMP) shall be submitted to and agreed in writing by 
the Local Planning Authority. The CEMP shall include the following: 

i) Details of any piling, noise, vibration and associated mitigation; 
ii) Implementation air quality and dust suppression management measures through a 
Dust Management Plan; 

iii) The protection of the environment and implement best practice guidelines for works 
near habitats, including the appointment of a qualified ecologist to advise on site 

clearance and construction, in particular any works that have the potential to disturb 
notable ecological features; 

iv) Measures to minimise greenhouse gas emissions associated with the production of 
waste including the reuse and recovery of materials where possible, avoid excavation 
waste, management of water and water resources, the reuse and/or recycling of 

construction waste on-site in subsequent stages of the development 
v) Measures to reduce the impact on neighbouring and nearby residents and associated 

temporary fencing, lighting and construction compound 
vi) Details of site management including a method for creation of logging of visitors 
and contractors on site, the monitoring incidents and complaints), including monitoring 

and reporting (including site inspections). 
 

Reason: To manage construction process and to ensure that the impacts to soils, air 
quality, contamination and ground conditions, ecological habitats, cultural heritage, 
noise and vibration, transport and waste as well as neighbouring and nearby residents 

are managed. 
 

4. i) No development above ground level, other than demolition, shall commence until 
details of a hard and soft landscaping scheme have been submitted to and approved in 
writing by the Local Planning Authority. These details shall include: 

a) proposed finished levels or contours; car parking layouts, other vehicle and 
pedestrian access and circulation areas; hard surfacing materials; minor artefacts and 

structures (e.g. street furniture, artwork, refuse, cycle and/or other storage units, 
signs, lighting, CCTV installations); proposed and existing functional services above 
and below ground (e.g. drainage, power, communications cables, pipelines indicating 

lines, manholes, supports); 
 



 

b) planting plans; written specifications (including cultivation and other operations 
associated with plant and grass establishment); schedules of plants, noting species, 

plant sizes and proposed numbers/densities where appropriate and an implementation 
programme; 

 
c) tree planting proposals (including a mix of age specimens and native species) 

 

d) details of the proposed mound to the rear of Rectory Gardens (including site 
sections and proposed planting) 

 
e) boundary treatments indicating the type, positions, design, and materials of 
boundary treatments to be erected. 

 
f) a timescale for implementation, landscape maintenance and management plan, 

including long term design objectives, management responsibilities and maintenance 
schedules for all landscape areas. 

 

ii) If within a period of five years from the date of the planting, or replacement 
planting, any tree or plant is removed, uprooted or destroyed or dies, another tree or 

plant of the same species and size as that originally planted shall be planted at the 
same place as soon as is reasonably practicable. 

 

Reason: To ensure the development is satisfactorily assimilated into the area and 
enhances biodiversity in accordance with Policies SWDP 22 and SWDP 25 of the South 

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

 

5. The development hereby approved shall be carried out in accordance with the 
recommendations of Preliminary Ecological Appraisal (WWC 2019/054 E version 2). 

Prior to these works or installation being carried out details shall be submitted to and 
agreed in writing by the Local Planning Authority to include: 

i) Provision of bat boxes for roosting; 
ii) Provision of bird boxes for house martins, sparrows and swifts within the landscape; 
ii) Details for the management of badgers, routes to the railway embankment and their 

setts and appropriate mitigation; 
iv) Details of tree planting; and 

v) Details of wildflower planting and management. 
 

All works shall be carried out in accordance with the agreed details and under the 

supervision of a qualified ecologist and outside nesting periods for protected species. 
 

Reason: To ensure that the development enhances green infrastructure and does not 
impact on or harm protected species in accordance with Policy SWDP22 and SWDP25 of 
the South Worcestershire Development Plan and the aims and objectives of the 

National Planning Policy Framework 2021, as a material planning consideration. 
 

6.a) Prior to their installation details of any external lighting in association with the 
development hereby approved shall be submitted to the Local Planning Authority.  
 

The scheme shall include: 
i) layout plans / elevations with luminaire locations annotated, 

ii) full isolux contour map / diagrams showing the predicted illuminance in the 
horizontal and vertical plane (in lux) at critical locations 
iii) consideration of Glare (direct source luminance / luminous intensity in the direction 

and height of any sensitive residential receiver) as appropriate, hours and frequency of 
use, a schedule of equipment in the lighting design (luminaire type / profiles, mounting 

height, aiming angles / orientation, angle of glare, operational controls) and shall 



 

assess artificial light impact in accordance with the Institute of Lighting Professionals 
"Guidance Notes for the Reduction of Obtrusive Light GN01:2011" or succeeding or 

replacement guidance. 
iv) a timescale for implementation 

 
b) The approved lighting scheme shall be installed, maintained and operated in 
accordance with the relevant approved details/measures and in accordance with an 

agreed timescale. 
 

Reason: To minimise light pollution from the operation of development and to ensure 
that the proposals are in accordance with the requirements Policies SWDP21, SWDP22 
and SWDP25 of the South Worcestershire Development Plan 2016 and the aims and 

objectives of the NPPF. 
 

7. Prior to the first occupation of the development a final version of a Flood Evacuation 
Plan providing a safe and dry emergency access to Henwick Road and based on the 
principles of the Draft Flood Evacuation Plan at Appendix D of the submitted Flood Risk 

Assessment (reference EVY0964 Revision: D) shall be submitted to and agreed in 
writing by the Local Planning Authority. 

 
Reason: In order to ensure safe access and egress in flood events from the site for 
users of the development, in accordance with the requirements of Policy SWDP 28 of 

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

 
8. No development shall commence until foul drainage details have been submitted to 
and approved in writing by the Local Planning Authority. The details should include: 

a) Coloured plan to show the different foul and surface water sewers; 
b) Routes of all sewers for the development; and 

c) A programme phasing the delivery of such works; 
 

The details as approved shall be constructed and completed in accordance with the 
approved plans specification and programme. 

 

Reason: In order to manage foul water drainage, maintenance and efficient use and 
management of water within the site, to ensure the quality of the water leaving the site 

and to manage the connections to the wider drainage network. In accordance with 
Policies SWDP30 of the South Worcestershire Development Plan 2016. 

 

9. i) The development shall be carried out in accordance with the Desk Based 
Assessment and Written Scheme of Investigation to include assessment: 

• The dating, character and origins of River Severn alluviation (RP1.3) 
• Location and characterisation of palaeochannels of the River Severn (RP1.4) 
• Investigation and mapping of Holocene terraces and alluvium (RP1.8) 

• Investigation of Holocene flooding (RP1.9) 
• Understanding of the hydrological system and identification of areas of potential and 

preservation (RP1.10) 
• Analysis of Neolithic – early Bronze Age flint and other finds and their distributions 
(RP2.2) 

• Identification of stratified Neolithic – early Bronze Age remains in the city centre 
(RP2.3) 

• Scientific dating of prehistoric remains (RP2.8) 
• Environmental material from later prehistoric contexts (RP2.9) 
• Dumping of Roman iron slag (RP3.8) 

• Documenting the extents of Roman Worcester (RP3.30) 
• Palaeoenvironmental analysis (RP7.7) 

• Environmental change in Worcester’s hinterland (RP7.21) 



 

 
ii) Post-excavation assessment (to be produced for each archaeological site within 12 

months of the completion of fieldwork on the Development) including the development 
of on-site interpretation resources containing information on heritage assets (as 

derived from the archaeological investigations) 
 

iii) Completion of post-excavation analysis; preparation and deposition of site archive 

at a store agreed with the local planning authority; completion of an archive report; 
and the submission of a publication report (to be completed within 2 years of 

completion of the post excavation assessments) and a strategy for community 
engagement and presentation to the general public and local groups at a facility to be 
agreed. 

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

accordance with policies SWDP6 and SWDP 24 of the South Worcestershire 
Development Plan and aims and objectives of the National Planning Policy Framework. 

 

10. Prior to the commencement of development details of the proposed emergency 
access route to Henwick Road (as shown on Proposed Site Plan – ref. UOW820-BDP-

079-XX-DR-L-0004-Rev P07) shall be submitted to and agreed in writing by the Local 
Planning Authority. The submitted details shall include sections, gradient and site 
levels, surface materials, lighting, mechanisms to prevent access by the private car 

(e.g. bollards), visibility splays to Henwick Road, management detail and associated 
landscaping. 

 
Reason: To ensure that appropriate emergency access is provided to Henwick Road in 
accordance with Policy SWDP 4 and SWDP 43/29 of the Development Plan and the 

aims and objectives of the National Planning Policy Framework. 
 

11. In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in writing 

immediately to the Local Planning Authority. An investigation and risk assessment must 
be undertaken in accordance with the Environment Agency’s Land contamination risk 
management (LCRM) guidance. Where remediation is necessary a remediation scheme 

must be prepared and approved in writing by the Local Planning Authority in advance 
of the scheme commencing. Following completion of measures identified in the 

approved remediation scheme a verification report must be prepared, which is subject 
to the approval in writing of the Local Planning Authority prior to development 
commencing other than that required to be carried out as part of an approved scheme 

of remediation and agreed timescale. 
 

Reason: To ensure that the risks from land contamination to the future users of the 
land and neighbouring land are minimised, together with those to controlled waters, 
property and ecosystems, and to ensure that the development can be carried out 

safely without unacceptable risks to workers, neighbours and other offsite receptors. 
 

12. Full details of any soil or soil forming materials brought on to the site for use in 
garden areas, soft landscaping, filling and level raising must be provided. Where the 
donor site is unknown or is brownfield the material must be tested for contamination 

and suitability for use on site. Full donor site details, proposals for contamination 
testing including testing schedules, sampling frequencies and allowable contaminant 

concentrations (as determined by appropriate risk assessment) must be submitted to 
and approved in writing by the Local Planning Authority prior to import on to the site. 

 

The approved testing must then be carried out and validatory evidence (such as 
laboratory certificates) submitted to and approved in writing by the Local Planning 

Authority prior to any soil or soil forming materials being brought on to site. 



 

 
Reason: To ensure that risks from land contamination to the future users of the land 

and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be carried 

out safely without unacceptable risks to workers, neighbours and other offsite 
receptors. 

 

13. The development hereby permitted should not commence until drainage plans for 
surface water flows have been submitted to and approved by the Local Planning 

Authority. The scheme shall be implemented in accordance with the approved details 
before the development is first brought into use. 

 

Reason: This is to ensure that the development is provided with a satisfactory means 
of drainage as well as to prevent or to avoid exacerbating any flooding issues and to 

minimise the risk of pollution. 
 

14. No demolition, construction or engineering works, (including land reclamation, 

stabilisation, preparation, remediation or investigation), shall take place on any 
Sunday, Bank Holiday or Public Holiday, and such works shall only take place between 

the hours of 08.00 to 18.00 weekdays and 08.00 to 14.00 Saturdays. No plant, 
machinery or equipment associated with such works shall be started up or operational 
on the development site outside of these permitted hours. 

 
Reason: To mitigate the impact of construction to neighbouring residents in accordance 

with Policy SWDP 21 of the South Worcestershire Development Plan and the aims and 
objectives of the National Planning Policy Framework. 


