
 

 

Application Number 21/00094/FUL 

Site Address Formerly Worcester Fire Station, Copenhagen 

Street, Worcester 

Description of 

Development 

Conversion of former Worcester Fire Station to provide 

mixed use development comprising 28no. residential 

units and 335 sq m commercial floor space for use as 

food hall, shop and wine bar. 

Expiry Date 31 July 2021 

Applicant Guthrie Roberts 

Agent Mr Ben Greenaway 

Case Officer Alan Coleman 

 alan.coleman@worcester.gov.uk 

Ward Member(s) Cathedral Ward 

Reason for Referral to 

Committee 

 

Major application  

 

Key Issues 

 

The principle of development and whether the proposal 

would be sustainable form of development having regard 
to the 3 dimensions of sustainable development in terms 

of its economic role, social role and environmental role.   

Web link to application  https://plan.worcester.gov.uk/Planning/Display/21/00094/FUL 

Recommendation 

 

The Deputy Director - Governance recommends 

that:- 
i) 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 

ii)  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 the conditions set out 

in section 9 of this report. 

 
1. Background 

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


 

 
 1.1 The application was submitted on 3rd February 2021. The application proposes a major 

development, for which the thirteen-week period for determination applies, such that 
the application expired on 5th May 2021. However, an extension of time for the 

determination of the application has been agreed until 31 July 2021. 
 
 2. The Site and Surrounding Area 

 
 2.1 The Old Fire Station is in the city centre, just west of the High Street, and occupies a 

very prominent position on the corner of Copenhagen Street and Deansway, near to 
the Cathedral, and consists of a principal 3 storey building fronting on to Copenhagen 
Street and Deansway, with a secondary building 3 storey building within an enclosed 

courtyard accessed off Fish Street. The site extends to a gross area of 0.16 hectares 
with the buildings having a gross floor area of 2,501 sq.m. 

 

 
 
 



 

   
   

 2.2 The building was erected to house Worcester Fire Station and until May 2015 the site 
was used for this purpose until the Fire Service relocated to new premises at Great 
Western Business Park. When previously occupied as its fire station use the building 

provided a series of offices, stores, workshops and appliance bays, together with 
sleeping accommodation and family accommodation, common rooms and welfare 

facilities. 
 
 2.3 The site is within the Historic City Conservation Area and the building is itself a non-

designated heritage asset and it was entered onto the Local List of Heritage Assets in 
April 2017. The local listing entry describes the building as a purpose-built fire station 

1939-1941, by Ivor Jones and Percy Thomas of Cardiff, who also designed the former 
police station building directly opposite. 

 

 2.4 The surrounding area is a mix of land uses including educational, retail/commercial, 
leisure, community and residential. 

 
 3. The Proposal 
 

 3.1 The application seeks full planning permission for the conversion of the premises to  
  a food hall on the ground floor, which will include a range of concession stands offering 

tapas and deli counter style foods. A central seating/circulation area will also include 
smaller stalls offering food for consumption on and off site. There will also be a retail 
unit selling wines and food along with a wine bar serving wines for consumption on 

site. The upper floors, including the roof space, would be converted to 28 apartments: 
the first and second floors to comprise 8 no. one bedroom apartments, 16 no. two 

bedroom apartments and 4 no. two bedroom apartments.  
 
 3.2 The roof space apartments require an access, further daylighting and ventilation from 

the courtyard side so a new access walkway will be formed on the courtyard side with 
extensions to existing lifts and stairways. The large canopy that cantilevers over the 

internal courtyard will be retained and be converted to a shared urban terrace and 
garden.  

 
3.3 In detail the following works are proposed: 
 

Ground Floor Uses: Main Building 
 



 

The ground floor commercial unit would utilise the openings that were the large fire 
station vehicle doors as shop frontages. To the east side of this unit is a fire escape and 

access to be used only by the apartments. This access way allows access to 
apartments via the staircase and through and from the courtyard parking. 
 

At the junction of Copenhagen Street and Deansway is a further entrance and 
staircase which again serves apartments and access to the courtyard parking area. 
 

Along the Deansway arm of the existing building are two ground floor apartments, one 
two bedroom and a single bedroom. Beyond these two apartments within the volume 

of the existing building is waste storage, two parking bays, then there is another 
access/fire escape staircase and a lift all of which serve the apartments. The end 

curved section of this block accommodates secure cycle storage. 
 

Ground Floor Uses Annex & Tower 

 
The fire station tower is retained and will house an access and fire escape staircase 

to the apartments over. This staircase will also allow roof top maintenance access 
to the roof and services over the third-floor penthouse apartment. The ground floor 
of the annex consists of undercroft parking and a small admin hub for block 

management. 
 

First Floor Use: Main Building 

 
The majority of the first floor of the main building is divided into apartments. There are 

eight apartments, four are single bedroom, three are two bedroom and the largest flat 
on the junction of the two wings looking over the junction of Deansway and 
Copenhagen Street is a three-bedroom apartment. At the two ends of each block are 

access and fire escape staircases and in the centre is further access staircase. These 
staircases lead out onto open walkways which in turn allow access to the apartments. 

At this level there is also a large cantilevered concrete canopy that will become an 
urban terrace and garden, which will combine decking, perimeter planting and 

ornamental trees to provide a large elevated external shared public space for the 
apartments.  
 

First Floor Uses: Annex & Tower 
 

The fire station tower is retained and will house the access and fire escape staircase 
to the apartments. The first floor of the annex building will become a large three-
bedroom apartment.  

 
Second Floor Use: Main Building 
 

The majority of the second floor of the main building is divided into apartments. There 

are eight apartments, three are single bedroom, four are two bedroom and the largest 
flat on the junction of the two wings looking over the junction of Deansway and 

Copenhagen Street is a three-bedroom apartment. At the two ends of each block are 
access and fire escape staircases and in the centre is further access staircase. These 
staircases lead out onto walkways, that are presently enclosed, by conservatory style 

glazing likely to have been inserted around the turn of the century. These will be 
removed and the walkways will remain open as intended in the original Ivor Jones and 

Percy Thomas design. There will also be a small lift to serve the third floor as an 
addition to the access provided by the existing lift that serves the first and second 
floors.  

 



 

Second Floor Uses: Annex & Tower 

 
The fire station tower is retained and will house the access and fire escape 
staircase to the apartments. The second floor of the annex building will become a 

large three-bedroom apartment.  
 

Third Floor Use: Main Building 
 

The third floor of the main building, which is generally within the existing roof space, 
will be divided into apartments. There are seven, two-bedroom apartments and each 
will have high vaulted ceilings at their centre. At the two ends of each block are access 

and fire escape staircases and in the centre is further access staircase. These 
staircases lead out onto a new open walkway, which in turn allows access to the 

apartments.  
 

Third Floor Uses: Annex & Tower 
 

The fire station tower is retained and will house the access and fire escape staircase 
to the apartments. The third floor of the annex building will be a new two-bedroom 

apartment with its own south facing external terrace with views towards the 
cathedral.  
 

Car Park and Landscaping 
 

The non undercroft and non-elevated areas of the courtyard are on the ground floor. 
The strategy for this area is to remove the “lean-to” stores that have been added to 
the south side of the courtyard and give over that space to car parking and 

manoeuvring. The intention is to apply a gravel textured and slip resistant finish to the 
existing concrete in this area. It will likely have two colours of finish to enhance 

pedestrian way-finding. There are also provided in or accessed off this area of secure 
cycle parking. 
 

 3.4 The development will be served by 17 internal car parking bays, two of which are 
proposed to be ‘e-car’ share bays for electric vehicle charging, and provision for the 

storage of 50 bicycles. 
 
 3.5 The application is accompanied by a set of plans together with a suite of supporting 

documents that comprise: 
 

   Planning Statement 
  Design and Access Statement 
  Heritage Statement 

  Archaeology Written Scheme of Investigation 
  Transport Statement 

  Acoustic Report  
  Fan Noise review  
  Air Quality Assessment 

  Energy Statement 
  Health Impact Assessment 

  Ecological Survey 
   

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

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

the application accordingly.  
 



 

3.7 The applicant has submitted a viability appraisal to assess the level of contributions 
that the scheme is capable of making. 

 
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 on December 2012.  

 

 South Worcestershire Development Plan 
 

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

SWDP 1:  Overarching Sustainable Development Principles 
SWDP 2:  Development Strategy and Settlement Hierarchy 
SWDP 4:  Moving Around South Worcestershire 

SWDP 6:  Historic Environment 
SWDP 9: Creating and Sustaining Vibrant Centres 

SWDP 10: Protection and Promotion of Centres and Local Shops  
SWDP 13:  Effective Use of Land SWDP 14: Market Housing Mix 
SWDP 14:  Market Housing Mix 

SWDP 15:  Meeting Affordable Housing Needs 
SWDP 21:  Design 

SWDP 22:  Biodiversity and Geodiversity 
SWDP 24:  Management of the Historic Environment 
SWDP 26:  Telecommunications and Broadband 

SWDP 27:  Renewable and Low Carbon Energy 
SWDP 28:  Management of Flood Risk 

SWDP 29:  Sustainable Drainage Systems 
SWDP 30:  Water Resources, Efficiency and Treatment 
SWDP 31:  Pollution and Land Instability 

SWDP 33:  Waste 
SWDP 39:  Provision for Green Space and Outdoor Community Uses in New   

Development 
 
Material Considerations 

 
 National Planning Policy Framework 

 National Planning Practice Guidance  



 

 Worcestershire Local Transport Plan (LTP4) 2018 – 2030 
 Worcestershire County Council Streetscape Design Guide (2018) 

 South Worcestershire Design Supplementary Planning Document 
 South Worcestershire Developer Contributions Supplementary Planning Document 

 South Worcestershire Affordable Housing Supplementary Planning Document 
 Planning for Health in South Worcestershire Supplementary Planning Document 
 South Worcestershire Renewable and Low Carbon Energy Supplementary Planning 

Document 
 The New Homes Bonus 

 
5. Planning History 

5.1  The site has been the subject of the following planning applications of relevance to the 

current proposals: 

 P15D0331 - Conversion of first and second floors to residential and conversion of 

ground floor to commercial uses (Copenhagen Street frontage - either retail or 
restaurant uses (A1/A3) and on Deansway frontage either office or assembly/leisure 
uses (B1/D2)). Approved by the Planning Committee at the meeting on 17th 

December 2015. 
 

A material start on the proposed development has been made by infilling three 
appliance bays on the courtyard facing south elevation as described in the 
subsequent application for Approval of Details Reserved by Condition 4 

(D16D0061). As such, the planning permission remains capable of implementation. 
    

 P18D0310 - Permission in Principle for the change of use of the ground floor to 
residential use (9 units). Approved under delegated powers on 17th August 2018. 
The permission remains extant and capable of implementation until 17th August 

2021. 
 

5.2 Whilst both of these permissions are extant and capable of implementation to date, 
nevertheless they are mutually exclusive i.e. implementation of one would preclude 

implementation of the other. As such, there is extant permission for either 22 units 
with commercial ground floor space or 9 units at ground floor.          
 

6. Consultations 
 

6.1 Formal consultation, including display of site notices, has been undertaken in respect of 
the application. The following comments from statutory and non-statutory consultees 
and interested third parties have been received in relation to the original and amended 

proposals and are summarised as follows: 

Neighbours and other third-party comments: Comments have been received from 

the occupants of the following properties: 

63 Waterworks Road – “This site needs secure cycle storage that meets LTN 1/20 
standards including space for non-standard cycles such as cargo bikes.” 

36 Sansome Place – “The provision of cycle parking spaces in the plan appears to be of 
secondary importance to providing as many car parking spaces as possible. The 

provision for only 30 cycle parking spaces for a 52-bedroom development is 
inadequate, particularly where 17 car parking spaces (including 4 extra-wide bays "to 
accommodate SUV type vehicles") are available. This kind of city centre development 

should endeavor (sic) to be 'car-free' yet the plans suggest that the developer has not 
factored this into their application. Additionally with this location, vehicle access would 

involve traffic crossing or turning onto Deansway to or from Fish Street.  



 

The extra five two-way vehicle trips in each peak hour (as stated in the transport note) 
is not insignificant and would bring additional hazards on this road, particularly to 

cyclists and pedestrians; which is significant with Copenhagen Street (and therefore 
the crossing at Deansway) noted as a key gateway to the riverside. Due to restrictions 

on cycling on the High Street, for much of the day cycle access to the development 
would only be possible via Deansway. This is likely to deter cycle use and lead to 
journeys made by car or taxi.” 

(The objector makes reference to a 52-bedroom development whereas the scheme is 
for 28no. apartments) 

Worcester City Council Archaeological Officer: No objection, subject to an 
archaeological investigation condition. 
 

Worcester City Council Landscape and Biodiversity Adviser: “No objections in 
principle and the eco survey is welcomed. Two points to clarify; was the cellar 

inspected and /or can it be confirmed it is sealed all round? Is there trapdoor access to 
the tower roof and was that inspected? There are peregrine falcons frequenting this 
locality and any use by them should be confirmed or discounted e.g. presence of prey 

remains etc.  
 

There should be public realm improvement provided to the Copenhagen St frontage 
narrowing the road and providing a pedestrian space along the new commercial 
frontage, to include street trees and seating and new paving. The current space is poor 

and used for turning and parking with a dark unused corner. The existing tree could be 
retained and crown lifted to be part of the new lively frontage paving area design. An 

important opportunity to be taken.” 
 
Worcester City Council – Planning Policy: No objection. 

 
Worcester City Council - Refuse and Recycling: “28 residential apartments would 

equate to 4 x 1100 black and 4 x 1100 green litre bins and the bin store shown on the 
plan looks to be a suitable size to accommodate these providing the bin store is only 

for the residential properties. There needs to be a separate bin storage area for the 
Commercial properties, and they would be responsible for sourcing a contractor 
themselves. 

 
I’m not sure from the plans how we gain vehicular access to the bin store as the road 

is marked as a pedestrian route which means the bins would need to be placed near 
the access point via Fish Street on the collection day to reduce the distance the crews 
will need transport the bins from the bin store to the vehicle as if we are parking on the 

main road causing a hold up in traffic we can’t be spending time fetching bins 
backwards and forwards from a bin store a fair distance away from the road.” 

 
Worcestershire County Council (Highway Authority): No objection, subject to 
conditions. 

 
Worcestershire County Council (Education Authority): “Based on similar 

developments of this type and size, dwellings proposed are unlikely to attract families 
and therefore the impact on education places will be negligible. Therefore we have no 
comments at this time, and no S106 education contribution is sought for education 

infrastructure from this application.” 
 

Worcestershire Regulatory Services (Nuisance): No objection, subject to 
recommended conditions  
 

Worcestershire Regulatory Services (Air Quality): No objection. 



 

 
Conservation Advisory Panel: The application was considered at the meeting on 10th 

March 2021 and commented that it has no objection in principle but considered that 
the positioning of the dormer on the corner of the building created an uneven step in 

the rhythm of the roof and recommended that the applicant should look again at the 
configuration of windows and possibly remove one, to create a better transition around 
this very visible and important part of the roofscape. 

 
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 all consultation 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 SWDP 1 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 mix; 

 
3. The environmental role: 

 
- impact on heritage assets; 
- impact on neighbouring residents’ amenities; 

- impact on future residents’ amenities; 
- access, car parking and highway safety; 

- Impact on ecology 
 
 These issues will now each be considered in turn.  

 
 The Principle of Development 

 
7.2 Extant planning permission for the conversion of the first and second floors to 

residential and conversion of the ground floor to retail, restaurant, assembly or leisure 

uses was approved by the Planning Committee at the meeting on 17th December 2015 
(P15D0331) and remains capable of implementation, alternatively an application for 

Permission in Principle for the change of use of the ground floor to residential use (9 
units), which was approved under delegated powers on 17th August 2018 (P18D0310) 



 

remains capable of implementation. As such, I consider these permissions establish 
that the current proposals are acceptable in principle.  

 
7.3 Accordingly, there is no objection to the principle of the proposed uses on the site. 

Furthermore, it is Officer opinion that there would be benefits in bringing this locally 
listed building into full and beneficial use and in this respect the proposal is welcomed 
too.   

 
7.4 Notwithstanding the above, it is appreciated that where new development is 

introduced, it is important to evaluate whether the proposals would represent a 
sustainable form of development. 

 

  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 longer-term benefits would be that it would help support local 

services and would potentially increase the level of disposable income in the area. 
Upon completion, the development would also attract a New Homes Bonus payment 
and Council Tax receipts. In my opinion, this weighs in favour of granting planning 

permission.  
 

2. The social role  
 
7.6 The key aim is to bring back into use a locally listed building located in the city centre 

which has been vacant since 2015. This will:  
 

 Provide much needed residential accommodation in the city centre;  
 Contribute to regeneration of the city centre; 

 Bring an economical and viable use to a locally listed building and prevent it from 
 decay, and; 

 Contribute towards sustainable development.  

 
As a consequence, it has valuable social roles which I consider weigh in favour of 

granting planning permission.  
 
Affordable Housing 

 
7.7 Policy SWDP 15 requires the provision of affordable housing on residential development 

schemes of 15 dwellings or more. Paragraph 46 of the Framework sets out that: - 
 

‘To support the re-use of brownfield land, where vacant buildings are being reused or 
redeveloped, any affordable housing contribution due should be reduced by a 
proportionate amount.’ 

 
7.8  Further  guidance  on  the  ‘Vacant  Building  Credit’  is  provided  in  Planning  Practice  

Guidance (Paragraph: 021 Reference ID: 23b-021-20160519) which explains that 
‘where a vacant building is brought back into any lawful use, or is demolished to be 
replaced by a new building, the developer should be offered a financial credit 

equivalent to the existing gross floorspace of relevant vacant buildings… The existing 
floorspace of a vacant building should be credited against the floorspace of the new 

development’. 
 
7.9  For a brownfield site of 28 units in Worcester City, 30% of the dwellings should be 

affordable. The calculation is as follows: - 



 

 
 30% of 28 dwellings = 8.4 affordable dwellings 

 The proposed total gross floorspace for all new dwellings units is 2,841 sqm 
 The floorspace of vacant buildings eligible for the credit is 2,493 sqm 

 2,841 – 2,493 = 348 
 348/2,841 = 0.12 
 8.4 x 0.12 = 1.008 

 
7.10 Therefore, 1 affordable dwelling would be required to be provided on site. 

However, following consultation with Housing colleagues, it is agreed that a financial 
contribution of £20,155.27 will be sought in place of on-site provision as Registered 
Social Landlords are highly unlikely to accept management of a single unit within a 

development of 28 market dwellings. This will be secured by a S106 Planning 
Obligation.                                                                                                                                                    

 

Housing Mix 

 
7.11 The NPPF states that the planning system needs to perform a number of roles, 

including a social role in supporting strong, vibrant and healthy communities, by 

providing a supply of housing required to meet the needs of present and future 
generations.  This is reflected in policy SWDP 2. 

  
7.12 Policy SWDP 14 states under part A that all new residential developments of five or 

more units, having regard to location, site size and scheme viability, should contain a 

mix of types and sizes of market housing. The mix will be informed by the latest 
Strategic Housing Market Assessment and/or other local data, for example, 

Neighbourhood Plans, Parish Surveys, Parish Plans and developers’ assessments. In 
this respect, the development would provide a mix of 1, 2 and 3-bedroom flats.  

 

7.13 Given the location of the application site and the flatted nature of the development site 
it is Officer opinion that the proposed development is acceptable in this location. 

Furthermore, it is considered that the layout of the host building is such that it lends 
itself to the conversion in the manner proposed. On balance, the proposal is considered 
to be appropriate to the site location in terms of housing mix.  

 
 3. The environmental role 

 
Impact on heritage assets 

 
7.14 The application site is a locally listed building that stands within the Historic City 

Conservation Area and is within an Archaeologically Sensitive Area. There are further 

listed buildings and Monuments within the vicinity of the site, some of which being the 
most iconic buildings within Worcester City, including: -  

 
 The Guid Hall (Grade: I List Entry: 138992) 
 St Andrews Church Tower (Grade II* List Entry: 1389762) 

 The Old Palace (Grade I List Entry: 1389763) 
 1 – 8 College Yard (Grade II: List Entry: Various) 

 Worcester Cathedral (Grade: I List Entry: 1389728) 
 Magg’s Day Centre (Grade: II List Entry 1389796) 
 9 and 11 Copenhagen Street (Grade: II List Entry: 1389749) 

 Plough Inn (Grade: II List Entry: 1389794) 
 Tudor Cottage (Grade: II List Entry: 1389793)  

 



 

7.15 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”. 

 
7.16 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.  

7.17 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. 

7.18 The appearance of the building has not changed significantly since it was completed in 

the early 1940s, except for the additions of some low-level storage and the glazed, 
conservatory style coverings to the second-floor walkways. These more recent 

additions are generally only glimpsed but are not part of the originally high-quality 
design and are proposed to be removed as part of these proposals. 

7.19 The proposed scheme has made some relatively limited and respectful additions to the 

building, these are the Queen Anne style dormers to be inserted onto the roof on the 
Copenhagen Street & Deansway side, the new annex third floor penthouse and the 

courtyard facing high-level new access way. The dimensions of the dormers have been 
taken to match exactly the second-floor windows. The scale of the windows has been 
broken down into smaller pains as the main facade windows in order to harmonize with 

the Copenhagen Street & Deansway elevations. The intention is for these new 
elements to match totally in style with the existing building. In order to synergise the 

dormers with the windows within the Copenhagen Street & Deansway facades, they 
would be sited to align between the windows below.  

7.20 The new additions within the courtyard area would be of more contemporary style in 

order that the new and old elements of the building can be clearly identified and 
identify with the proposed use of the building. The annex penthouse exterior will be a 

lightweight and metal clad addition, clearly contemporary and has been designed to be 
subservient to the annex building. To achieve this, it steps in not just for a terrace but 
also on the west facing courtyard side. Furthermore, the lower perceived floor to ceiling 

height (it sits behind a brick parapet) and strong cantilevered horizontal roof line 
provides an evident new top of the building harmonising with the reducing stories and 

window heights of the existing. 



 

7.21 The roof space is to be converted into apartments. For this to be achieved a new 
external walkway is proposed to the courtyard facing facades of the new building. The 

proportions of this access will broadly match that of the two existing; however, it will 
be constructed in a lighter more contemporary style matching that of the annex 

penthouse. 

7.22 Minimal alterations are proposed to the northern and western elevations which front 
Copenhagen Street and Deansway and are the most prominent in terms of appearance 

in the street scene and Conservation Area. Whilst I note the comments of the 
Conservation Advisory Panel, the addition of Queen Anne style dormers is considered 

to be an appropriate design response and a sensitive addition that will make a positive 
contribution to the character and appearance of the building and the Conservation 
Area. 

7.23 The architectural features that have been identified as important will be retained to 
preserve the character and appearance of the building and ensure that its origins as a 

Fire Station and important civic building remain legible. The Tower would be retained 
and repurposed for use as part of the residential development. The engine bays will be 
retained and an active frontage to Copenhagen Street will be created with commercial 

uses at ground floor utilising the existing openings. 

7.24 Internally, the layout has been designed around the existing structure with very little 

change to the main fabric of the building proposed. Within the courtyard, the proposed 
new additions have been designed in a contemporary style to create a contrast 
between the old and the new ensuring that the narrative and evolution of the building 

remains clear. 

7.25 Overall, I consider that the proposed scheme has been drawn up in a manner that is 

respectful of the building’s history and to enable it to evolve in the same way as its 
past life. The scheme requires only minimal intervention and loss of historic fabric and 
would minimise both harm to and loss of it from this locally listed building. In 

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

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

be undertaken between the “less than substantial harm” to the designated heritage 
asset on the one hand, and the public benefits of the proposal on the other including, 
where appropriate, securing its optimum viable use. Taking this into account, I am of 

the opinion that the less than substantial harm would be outweighed by the public 
benefits of the proposals, namely the refurbishment and restoration of the locally listed 

building into full and beneficial use that would reflect responsible stewardship of the 
building and will ensure that the building maintains its positive contribution to the  
character  and  appearance  of  the Historic City Conservation  Area and adjacent 

heritage assets. 

 Impact on neighbouring residents’ amenities 

7.26 The site lies adjacent to residential properties located within Copenhagen Street. Policy 
SWDP 21 requires that new development does not have a significant adverse effect on 
neighbouring amenity. This is consistent with paragraph 127 of the NPPF that requires 

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

  
7.27 Whilst the proposal would represent a significant intensification in the residential use of 

the site I do not consider it to be such that it will result in harm to the occupants of 

surrounding properties through overlooking, loss of light or noise disturbance.  



 

However, the introduction of the proposed development could give rise to potential 
noise and disturbance for the occupiers of the surrounding properties during the 

construction phase as a result of the movement of construction and related traffic and 
conversion works. 

 
7.28 However, disturbance during construction is to be expected and is not normally a 

material planning consideration as this would not be permanent. Nevertheless, it is 

possible to reduce the degree of intrusion during this time by requiring a construction 
environment management plan (CEMP). In setting these controls the impact on the 

amenity of the neighbours would be reduced to a minimum during the construction 
period and can reasonably be secured by way of an appropriately worded planning 
condition.  

 
7.29 Whilst I accept that there would be some impact upon amenity from noise associated 

with construction traffic, nevertheless this must be balanced against the duration of the 
construction period, the nature and frequency of traffic movements. Overall, whilst the 
temporary adverse impact on local residents during the construction phase is 

recognised, nevertheless it is considered that these can be suitably mitigated. 
 

Residential amenity for future occupiers 
 

7.30 The application site is in a vibrant part of the city which plays a key role in its night-

time economy. Copenhagen Street itself is geographically small and has a number of 
bars: The Oil Basin Brew House, TripelB Belgian Beer Café and Keystones Cocktail Bar. 

Opposite the site on both Copenhagen Street and Deansway are Heart of 
Worcestershire College buildings, together with The Guildhall.  

 

7.31 The opening hours of The Oil Basin Brew House, TripelB Belgian Beer Café and 
Keystones Cocktail Bar are as follows: 

 
 The Oil Basin Brew House 

          Mondays – Wednesdays 4pm – 11pm 
      Thursdays – 12pm – 11pm 
  

 TripelB Belgian Beer Café 
10am – 11.15pm every day 

  
 Keystones Cocktail Bar 

Mondays – Thursdays 6pm – 2am 

Fridays/Saturdays – 4pm – 2am  
 

7.32 The proposed operator of the ground floor of the premises, Worcester Wine Merchants, 
have also obtained a licence in advance of planning permission being granted for the 
opening hours of 7am – 12.30am every day, 9am – 1am on evenings before Bank 

Holiday and 9am – 2am on New Year’s Eve. In addition, licenses have been granted for 
the playing of live music (Mondays -Wednesdays 11am -11pm/Thursdays – Saturdays 

11am – midnight/Sundays 11am – midnight) and recorded music (9am -midnight 
every day).  

 

7.33 Notwithstanding the above, it should be noted that the Local Planning Authority was 
not consulted on the license application. Furthermore, although a licence has been 

granted, nevertheless the adopted licensing policy is clearly states in Section 17 – 
Relationship to Planning that:  
 

“Planning permission, building control approval and licensing regimes will be properly 
separated to avoid duplication and inefficiency.  



 

The planning and Licensing regimes involve consideration of different (albeit related) 
matters. Licensing committees are not bound by decisions made by a Planning 

Committee, and vice versa.  
 

There is no legal basis for the Licensing Authority to refuse a licence application 
because the relevant premise does not have planning permission, or where there are 
conditions on the relevant planning permission.  

 
There are circumstances when as a condition of planning permission, a terminal hour 

has been set for the use of premises for commercial purposes. Where these hours are 
different to the licensing hours, the applicant must observe the earlier closing time. 
Premises operating in breach of their planning permission would be liable to 

prosecution under planning law.” 
 

7.34 The proximity of the site to these establishments therefore has the potential to cause 
noise and disturbance to future residents of the proposed development, together with 
the proposed food hall, shop and wine bar on the ground floor of the premises that 

would also have possible impacts on nearby local residents. 
 

7.35 Government policy on noise is set out in the National Planning Policy Framework at 
paragraph 170 (e), paragraph 180 (a) and paragraph 182 which introduces the ‘agent 
of change’ principle i.e. the principle by which a person or business introducing a new 

land use is responsible for managing the impact of that change to ensure that existing 
businesses and facilities should not have unreasonable restrictions placed on them as a 

result of development permitted after they were established. Pertinent advice is also 
given in NPPG: Noise (last updated on 22nd July 2019), the Noise Policy Statement for 
England – 2010 (NPSE) and Professional Practice Guidance on Planning and Noise.  

7.36 There would remain the potential for patrons of The Oil Basin Brew House, TripelB 
Belgian Beer Café, Keystones Cocktail Bar and the proposed food hall, shop and wine 

bar.to congregate adjacent to the premises, and cause disturbance primarily through 
inconsiderate behaviour, particularly if it occurred late at night or in the early hours of 

the morning when nearby residents have a reasonable expectation of quieter 
conditions. However, although a degree of late night noise is to be anticipated for 
residents of such areas, particularly at weekends, nevertheless I consider there is a 

trade-off between standards of amenity and the convenience of city centre living and 
future residents will be in a position to make an informed decision about whether to 

purchase or reside in the proposed apartments. 
 
7.37 In reaching this view, I note that the premises front busy city centre streets and that 

the local area has a number of uses that open into the late evening, and beyond. 
Consequently, a degree of late-night noise is to be anticipated for residents of such 

areas particularly at weekends. While these other outlets have late night opening 
hours, the particular circumstances of these vary given factors such as evolving 
planning policy. In this regard, the NPPF recognises that residential development can 

play an important role in ensuring the vitality of centres.  
 

7.38 This aspect of the proposals, together with potential impacts from road noise within the 
proposed apartments and the external terrace, and from the extraction equipment 
associated with the proposed use of the ground floor, has been the subject of detailed 

consideration by Worcestershire Regulatory Services. In summary, a number of 
conditions for certain mitigation measures and for post-completion testing to achieve 

acceptable internal and external noise levels for the proposed development are advised 
and these are recommended accordingly, together with opening hours for the proposed 
food hall, shop and wine bar.  

 
 



 

7.39 Subject to the implementation of the recommended noise mitigation measures, the 
future occupants of the property should not have reason to make a complaint to 

Worcestershire Regulatory Services regarding the noise from The Oil Basin Brew 
House, TripelB Belgian Beer Café, Keystones Cocktail Bar or from the proposed use of 

the ground floor in particular. Furthermore, I have not been made aware of any 
complaints of noise and disturbance from existing residents of Copenhagen Street and 
the surrounding area being received by Worcestershire Regulatory Services or that any 

statutory noise abatement notices have been served on any of these licensed premises 
or that any restrictive conditions have been applied to its current licenses in respect of 

such concerns. Indeed, such matters would be subject to control under separate more 
appropriate legislation through the provisions of the Environmental Health Act. In this 
respect, I propose that the opening hours for the proposed food hall, shop and wine 

bar on the ground floor of the premises are consistent with the approved licensing 
hours. 

 
7.40 With regard to air quality, an Air Quality Assessment (produced by Aeolus Air Quality 

Consulting and dated April 2021) was submitted for consideration by Worcestershire 

Regulatory Services and no objection is raised in response.  
 

7.41 With regard to the standard of accommodation proposed, each of the proposed flats 
would be self-contained varying in size from 49 m2 to 110 m2 with bedroom/s, shower 
room/W.C. and kitchen/living areas: 



 

 
 

7.42 The Technical housing standards – nationally described space standard 2015 require a 
minimum gross internal area of 37 m2 for a 1-bed/1-person flat (with a shower instead 

of a bathroom) and 50 m2 for a 1-bed/2-person flat, 61-70 m2 for a 2-bed flat, and 74-
95 m2 for a 3-bed flat. In this respect, the proposals would satisfy the prescribed 
standards. Whilst there is no specific policy requirement within the South 

Worcestershire Development Plan 2016 or guidance within the Design Guide SPD 
regarding internal space standards for residential development schemes, nevertheless I 

consider that the proposed apartments would provide acceptable levels of internal 
space.  

 

7.43 Provision for refuse/recycling and bike storage facilities are also proposed in the 
courtyard to serve the proposed development. I note the comments of the Refuse 

Team and in this regard the applicant has confirmed that access via the vehicular 
access from Fish Street would be provided via a key code to the entrance gates to 

allow the refuse vehicle to reverse into the courtyard and collect bins directly from the 
stores. An additional plan has been submitted which indicates an area on the frontage 
of Copenhagen Street from which commercial waste would be collected on the specified 

collection day(s). This would be subject of a private contract with a suitable waste 
collection provider. An area within the commercial unit would be allocated as bin store. 

The Refuse Team has confirmed that it has no objection to these arrangements.  



 

 

These detailed matters are also secured by way of a suitably worded condition. 

  
7.44 Taking all of the above matters into account, I consider the proposals would be 

acceptable with regard to the impact on future residents’ amenities and would thereby 
also be consistent with the aims and objectives of policy SWDP 21. 

 

  Access, car parking and highway safety 
 

7.45 I note the comments from the residents of 63 Waterworks Road and 36 Sansome Place 
regarding the form, nature and number of cycle parking spaces proposed, preference 
for a car-free development and implications on the safety of cyclists from the increase 

in traffic movements and access arrangements. The proposed development would be 
served by 17no. car parking spaces, accessed from the entrance onto Fish Street. Of 

these spaces, 2 would be allocated for e-car share bays for electric vehicle charging. In 
addition, a total of 50 cycle parking spaces would be provided (not 30 spaces as 
commented upon by the resident of 36 Sansome Place). Vehicular access would also be 

retained from Fish Street via Deansway  The Highway Authority has been consulted on 
these aspects of the proposals and has no objection, subject to recommended 

conditions, and has commented as follows: 
 

“The proposed mixed development of 28no. residential units and 335 sqm Class E Floor 

Space is considered to be acceptable based on an assessment of the former fire station 
use of the site, the uses as proposed and the highly sustainable city centre location.  It 

is noted that 17 residential parking spaces are to be provided within the site, with 
access as existing via Fish Street.  Some of the units therefore will be ‘parking free’ 

and it is recommended that spaces are allocated to specific units to prevent speculative 
parking.  In addition, the ‘undercroft’ spaces x 2 shown on plan, are now proposed to 
be e-car share bays for electric vehicle charging, to be available for communal use and 

whilst this is to be welcomed, the number of standard parking spaces is therefore 15 
however as above, the locational sustainability of the site is acknowledged.   

 
Moreover, further to the Highways deferral comment, the number of cycle parking 
spaces has been increased to 50+ which exceeds the requirement for the 28 units and 

this provision will support the sustainable credentials of the site. Plus, a Welcome Pack 
to promote sustainable travel options to future occupiers will be expected. 

 
It is noted that deliveries and refuse collection for the residential units will be via Fish 
Street however further details will be required of the delivery vehicle arrangements for 

the commercial units and a condition has been recommended below. 
 

Finally, in addition to re-instating the kerbs on Copenhagen Street, the applicant will 
need to ensure the removal any existing road markings and signage in the highway 
associated with the former fire station use. Also, the signal control system will need to 

be removed to include the decommissioning and removal of the green wave program 
from the traffic signal database and the removal of the cable connecting the traffic 

signal controller to the fire station. A Section 278 Agreement will be required as per the 
informative note below and the applicant will be responsible for all associated costs.”
  

7.46 Subject to the recommended conditions, I consider that this aspect of the proposals is 
acceptable and would meet the requirements of Policy SWDP 4 and Section 9 of the 

NPPF, in that there would be no detrimental impact on highway safety as a result of the 
proposed development.  
 



 

Impact on Ecology 
 

7.47 Policy SWDP22 seeks to ensure that all new development must be designed to enhance 
biodiversity/geodiversity interest and safeguard ecological corridors. It continues to 

state that development should also contribute towards securing coherent, robust 
ecological networks at both a local and wider landscape scale. When considering this 
proposal, reference should also be made to paragraph 170 of the NPPF, which states 

that local planning authorities should aim to minimise impacts on and provide net gains 
for biodiversity when determining planning applications. 

 
7.48 An Ecological Survey has been prepared on the applicant’s behalf, and this is submitted 

with the application. This identifies that there is no evidence of the buildings at the site 

being used by bats for roosting, but that in order to provide an enhancement the 
development will include a total of 8 swift nest boxes fitted to the exterior of the 

building beneath the parapets on the west, east and north elevations. 
 
7.49 I note the comments of the Landscape and Biodiversity Adviser regarding inspection of 

the cellar and use of the premises by peregrine falcons. In response, the applicant’s 
ecology consultant has confirmed that the cellar was inspected and found to be sealed 

off with no potential access points. The tower roof was open to the ground with a 
heavy infestation of pigeon. No other opportunities for nesting peregrine were 
observed. These findings are accepted by Landscape and Biodiversity Adviser who has 

made no further comments in response. 
 

Planning obligations 
 

7.50 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.  

 

7.51 Planning obligations mitigate the impact of development to make it acceptable in 
planning terms. Obligations should meet the tests that they are necessary to make the 

development acceptable in planning terms, directly related to the development, and 
fairly and reasonably related in scale and kind. These tests are set out as statutory 
tests in the Community Infrastructure Levy Regulations 2012 and as policy tests in the 

National Planning Policy Framework. 
 

7.52 Obligations should only be sought where they are necessary to make the development 
acceptable in planning terms.  

 

7.53 The contributions being sought relate to 1 AH unit in lieu of provision on site of 

£20,155.27 and open space as follows:  

Open Space Contribution for 28 market units 

 
7.54 The Developers Contribution SPD states that 'one and two bedroom dwellings have 

lower average occupancy rates therefore the developer contributions are reduced by 
25% for 2 bed dwellings and by 50% for one bed dwellings.’ As such, the level of open 
space contributions sought is as follows: 

 
4 x 3-bed = £2,597.40 x 4 = £10,389.60 

8 x 1-bed = £1,298.70 (50% discount applied) x 8 = £10,389.60 
16 x 2-bed = £1,948.05 (25% discount applied) x 16 = £31,168.80 



 

 
Total = £51,948 (this presumes all provision being made off site and all open space 

typologies in the SPD being applied). 
 

7.55 A commuted sum for future maintenance is also required. With the 1 and 2 bed 
discounts applied this would generate a sum of £40,576. 

 

7.56 With regard to transportation, the Highway Authority has confirmed that no 
contribution is being sought and with regard to education, the Education Authority has 

also confirmed that no contribution is being sought.  
 

7.57 The total amount of contributions with a commuted sum for open space would 

therefore be £112,679.27. The applicant has submitted an open book appraisal with 
regard to viability of the scheme which has been independently assessed on behalf of 

the Local Planning Authority and identifies that the scheme would be viable with these 
contributions.  

 

7.58 The applicant has agreed to make these contributions and draft Heads of Terms for the 
Section 106 Agreement accompanying this application 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 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 With regard to the economic role, the proposed development would result in some 
economic benefits; employment during construction and thereafter upon the 

occupation of the flats 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 be in favour of granting planning permission. 

 
8.4 With regard to the social role, the scheme would generate a requirement for a 

contribution of £20,155.27 in lieu of provision on site of a single unit of affordable 
housing by the application of Vacant Building Credit. The applicant has confirmed that 
he would be willing to make provision for the affordable housing contribution of 

£20,155.27 that would meet the requirements of policy SWDP 15,.With regard to the 
mix of flats proposed, it is Officer opinion that the location of the application site and 

flatted nature of the development are such that the proposed development would be 
acceptable in this location and, on balance, the proposal is considered to be 
appropriate to the site location in terms of housing mix in accordance with policy SWDP 

14.  
 

8.5 With regard to the environmental role, there would be some impact upon the amenities 
of neighbouring residents from noise associated with construction traffic, nevertheless 
this would not cause an unacceptable degree of harm when balanced against the 

temporary duration of the construction period, and suitably mitigation through a 
Construction Environmental Management Plan. There would also be an intensification in 

the use of the property.  



 

 

However, it is not considered that this would result in harm to the occupants of 

surrounding properties through overlooking, loss of light or noise disturbance. 
 

8.6 No adverse impacts have been identified with regard to air quality and the proposed 
flats are considered to provide an acceptable standard of amenity for future residents. 
However, the location of the flats above the proposed ground floor wine bar and 

proximity of the site to Keystones Cocktail Bar and, to a lesser extent, The Oil Basin 
Brew House and TripelB Belgian Beer Café has the potential to cause noise and 

disturbance to future residents of the proposed development. Following protracted 
discussions this aspect of the proposal has been resolved to the satisfaction of 
Worcestershire Regulatory Services and, subject to conditions regarding 

implementation of the measures recommended by WRS, the proposals are deemed to 
be acceptable with regard to the impact on future residents’ amenities. As such, the 

proposals are considered to be acceptable and would thereby also be consistent with 
the aims and objectives of policy SWDP 21. 

 

8.7 In heritage terms, the proposals have been identified as having a ‘less than substantial’ 
impact and in accordance with the balancing exercise required by paragraph 196 of the 

NPPF it is considered that the less than substantial harm would be outweighed by the 
public benefits of the proposals, namely the refurbishment and restoration of the locally 
listed building into full and beneficial use that would be compatible with the 

surrounding area in land use terms that would reflect responsible stewardship of the 
building. 

 
8.8 With regard to car parking to serve the proposed development, provision is made for 

17no. parking spaces and for 50no. cycle spaces. Given the location of the site in the 
city centre close to public transport routes and the facilities and services in the city 
centre it is considered to be sustainable development in transportation terms and my 

view on this matter is reinforced by the lack of objection from the Highway Authority, 
subject to the recommended conditions.  

 
8.9 The total amount of contributions generated by the proposals equates to £112, 679.27 

consisting of £20,155.27 in lieu of 1 affordable housing unit on site, an open space 

contribution of £51, 948 and a commuted sum to fund future maintenance of £40,576. 
The applicant agreed to make these contributions that will be the subject of a s106 

Agreement accordingly. 
 
8.10 I acknowledge all comments received as part of the consultation process and consider 

all material planning issues have been considered in the determination of this 
application. Having regard to the totality of the policies in the Framework, I consider 

that the proposed development is sustainable when looking at its social, economic and 
environmental credentials in the round. The adverse impacts of the development, 
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 for Planning Permission 

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: 

Location Plan 0713 – 99 

Existing Topo - OGL_15071_Topo_Rev01 

Existing Block Plan – 0713 – 115 

Existing Elevations - OGL_15071_E1_Rev01 

Existing Elevations - OGL_15071_E2_Rev01 

Existing Elevations - OGL_15071_E3_Rev01 

Existing Elevations - OGL_15071_E4_Rev01 

Existing Elevations - OGL_15071_E5_Rev01 

Existing Elevations - OGL_15071_E6_Rev01 

Existing GF Plan - OGL_15071_GFP_Rev01 

Existing FF Plan - OGL_15071_FFP_Rev01 

Existing SF Plan - OGL_15071_SFP_Rev01 

Existing Roof Plan - N 9939/3 

Proposed Block Plan – 0713-116 (A) 

GF Proposed Layout GF Proposed Layout – 0713 – 125 (L) 

GF Proposed Layout GF Proposed Layout commercial refuse areas – 0713 – 125 

(L_1) 

FF Proposed Layout – 0713 - 126 (D) 

SF Proposed Layout – 0713 127 (D) 

TF Proposed Layout - 0713 – 128 (D) 

Proposed Roof Plan – 0713 – 130 (C) 

Loft Plan – N 9939/1 

Proposed Roof Terrace – 0713 – 131 (A) 

Proposed Elevations – 0713 – 146 (A) 



 

Proposed Elevations – 0713 – 147 (B) 

Commercial Unit – ‘Proposed Plan & Copenhagen Street Elevation’ – 2326 303  

CGI Views – 0713 – 148 

CGI Views – 0713 – 149 

Schedule of Accommodation  

Schedule of Areas 

Xpelair XID200 Data Sheet 

Email 11/03/21 – ‘Air Extraction’ Details and Data – ‘Bennet Williams’ 

Planning Supporting Statement 

Design and Access Statement (Rev C) 

Heritage Statement 

Archaeology Warwickshire - Written Scheme of Investigation 

Transport Note - 48673-BHE-TP-TRN-P01 

Air Quality Assessment – Guthrie Roberts Ltd April 2021 

Noise Assessment - AAW/MAT16027 

Ecology Survey – Issue v1.2 – 15/12/20 

Energy Statement - P1019-ONE-ZZ-XX-RE-J-0002 (P01) 

Health Impact Assessment 

Viability Assessment – 25th March 2021 

Reason: To ensure compliance with the approved scheme. 

3. No development shall take place until a written scheme of investigation (WSI) for 

archaeological building investigation and recording has been submitted to and 

approved by the local planning authority in writing.  For land that is included 

within the WSI, no development shall take place other than in accordance with 

the agreed WSI, which shall include the statement of significance and research 

objectives, and: 

 The programme and methodology of site investigation and recording and the 

nomination of a competent person(s) or organisation to undertake the agreed 

works; 

 The programme for post-investigation assessment and subsequent analysis, 

publication & dissemination and deposition of resulting material. This part of 

the condition shall not be discharged until these elements have been fulfilled 

in accordance with the programme set out in the WSI. 

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



 

recorded in accordance with policies SWDP 6 and SWDP 24 of the South 

Worcestershire Development Plan and aims and objectives of the National 

Planning Policy Framework. 

4. 

 

 

 

 

5. 

 

 

 

The development hereby permitted shall not be first occupied until sheltered, 

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

Streetscape Design Guide has been provided in accordance with details which 

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

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

of bicycles only. 

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

The development hereby approved shall not be brought into use until the signal 

control equipment associated with the former fire station use has been 

permanently removed with details to be submitted to and approved in writing by 

the Local Planning Authority prior to the commencement of work. 

Reason: In the interests of highway safety and the free flow of traffic. 

6. Prior to the occupation of the development hereby approved, the existing 

vehicular access shall be permanently closed and the ancillary highway 

infrastructure shall be permanently removed. Details of the means of closure and 

reinstatement of this existing access shall be submitted to and approved in 

writing by the Local Planning Authority prior to the commencement of work. 

Reason: In the interests of highway safety and the free flow of traffic. 

7. The development hereby permitted shall not be brought into use until the access, 

turning area, parking and cycle parking facilities shown on the approved plan 

(Drawing No. 0713/125 (L)) have been properly provided.  These areas shall 

thereafter be retained and kept available for those users at all times.  

Reason: In the interests of Highway safety and to ensure the free flow of traffic 

using the adjoining Highway. 

8. Prior to the first use of the development hereby permitted details of the delivery 

vehicle management plan shall be submitted to and approved in writing. This 

plan shall seek to manage commercial vehicle movements including the size of 

vehicle and the location and times of deliveries. This plan shall be routinely 

updated and implemented for the duration of the use of the site. 

 Reason: To ensure the safe and free flow of traffic using the adjoining highway. 

9. The development hereby approved shall not be occupied until the applicant has 

submitted in writing to and had approval in writing from the Local Planning 

Authority a residential welcome pack promoting sustainable forms of access to 

the development.  

Reason: To reduce vehicle movements and promote sustainable access. 

10. Full details of the proposed dormer windows, shopfronts, new door and window 

openings including any details shown on the submitted plans shall be submitted 

to the local planning authority for approval at a scale of 1:5 prior to the 



 

implementation as part of the development hereby permitted. The development 

shall be carried out in accordance with the approved details.   

Reason: To protect, conserve and enhance the significance of heritage assets and 

to ensure that the new materials are in keeping with the surroundings and/or 

represent quality design in accordance with policies SWDP 6, SWDP 21 and SWDP 

24 of the South Worcestershire Development Plan. 

11. Prior to their installation as part of the development hereby approved, details of 

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

authority: -   

 details of new doors showing design, vertical and horizontal sections, method 

of opening, finish, cills, heads and depth of external reveal (where 

appropriate);    

The development shall be carried out other than in accordance with the approved 

details and retained as such thereafter..  

Reason: To protect, conserve and enhance the significance of heritage assets and 

to ensure that the new materials are in keeping with the surroundings and/or 

represent quality design in accordance with policies SWDP 6, SWDP 21 and SWDP 

24 of the South Worcestershire Development Plan. 

12. Prior to their installation as part of the development hereby approved, details of 

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

authority: -   

 detailed schedule of thermal and sound insulation and damp proofing 

proposals for the building;  

The development shall be carried out other than in accordance with the approved 

details and retained as such thereafter..  

Reason: To safeguard the amenities of future residents in accordance with policy 

SWDP 21 of the South Worcestershire Development Plan 2016. 

13.  Noise levels within the dwellings hereby approved shall not exceed those set out 

in BS8233:2014 “Sound Insulation and Noise Reduction for Buildings”. Noise 

levels measured from enclosed outdoor private amenity areas (gardens) should 

attain the 50dB(A) desirable criteria (the LOAEL) and not exceed the upper limit 

recommended within BS8233:2014 being 55dB(A) (the SOAEL)**.  

** Section 3 WRS Application to Support NPSE Aims – Worcestershire Regulatory 

Services Noise Technical Guide 2nd edition 2015.  

Measures necessary to achieve this performance at properties identified at risk of 

exceeding the LOAEL shall be submitted to and approved in writing by the Local 

Planning Authority prior to commencement of the development.  

The mitigation measures so approved shall be completed prior to any dwellings to 

which they relate being first occupied and post completion testing to verify that 

the noise level requirements of this condition have been met shall be carried out 

at sample locations to be agreed by the Local Planning Authority before any of 



 

the dwellings hereby approved are first occupied. The testing procedure shall be 

submitted to and agreed in writing by the Local Planning Authority at least 7 days 

prior to noise testing being carried out. 

Reason:- To safeguard the amenities of future residents in accordance with policy 

SWDP 21 of the South Worcestershire Development Plan 2016. 

14. A construction environmental management plan (CEMP) shall be submitted to and 

approved in writing by the Local Planning Authority prior to commencement of the 

development and also comply with the requirements of Worcestershire regulatory 

Services Code of Best Practice for demolition and Construction Sites 2nd Edition 

August 2020. Consideration shall be given to the impact that noise, vibration, 

dust and light will have on current and future residents. Applications for 

permit/variation of work patterns that deviate from general code requirements 

must be made and approved prior to commencement of activities by 

Worcestershire Regulatory Services and the Local Planning Authority. 

Reason:- To safeguard the amenities of neighbouring residents in accordance 

with policy SWDP 21 of the South Worcestershire Development Plan 2016. 

15. The loading and unloading of service and delivery vehicles together with their 

arrival and departure from the site shall not take place before 7am or after 11pm 

Mondays to Fridays and should only occur between 9.00 am to 1.00 pm 

Saturdays, Sundays and Bank or Public Holidays. 

Reason:- To safeguard the amenities of neighbouring residents in accordance 

with policy SWDP 21 of the South Worcestershire Development Plan 2016. 

16. Prior to instillation, the applicant must submit full details for approval to the Local 

Planning Authority of the proposed commercial kitchen extraction system in line 

with DEFRA guidance to include noise fume and odour mitigation control. The 

development shall not be undertaken and operated other than in accordance with 

such approved details. 

Reason:- To safeguard the amenities of future residents of the development and 

neighbouring residents in accordance with policy SWDP 21 of the South 

Worcestershire Development Plan 2016. 

17. Before the first occupation of any apartment hereby permitted details of the 

means to be provided to ensure secure access to communal areas and each 

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

authority. The approved measures shall be implemented before the first use of 

the development and shall be retained thereafter. 

Reason: - To allow for appropriate security measures for users of new 

development to be integrated effectively into its design and layout to ensure that 

they can be accessed in a safe and convenient manner, whilst not detracting from 

the overall appearance of the development, in accordance with policy SWDP 21 of 

the South Worcestershire Development Plan and the aims and objectives of the 

National Planning Policy Framework. 

18. Prior to first occupation, details of refuse and recycling storage facilities to serve 

the development and details of access to the refuse and recycling storage area 



 

 

 

 

 

 

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

The approved refuse and recycling storage facilities shall be implemented prior to 

the first occupation of the associated development and retained thereafter. 

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

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

SWDP21 and SWDP33 of the South Worcestershire Development Plan. 

19. 

 

 

 

 

 

 

Prior to the first occupation of the development a scheme for the provision of a 

shared system for satellite television using one satellite dish only on the whole 

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

The approved scheme, which shall include the siting, size and colour of the 

satellite dish shall be implemented prior to the first occupation of any apartment 

hereby approved.  

Reason:- To ensure the satisfactory provision of this necessary residential facility 

in accordance with policy SWDP21 of the South Worcestershire Development Plan 

and the aims and interests that the National Planning Policy Framework seeks to 

protect and promote in this regard. 

20. No development shall take place, including any works of demolition, until a 

Construction Method Statement has been submitted to, and approved in writing 

by the local planning authority for each phase of development. The approved 

Statement shall be adhered to throughout the construction period. The 

Statement shall provide for:  

i. hours of construction, including deliveries  

ii. the parking of vehicles of site operatives and visitors 

iii. loading and unloading of plant and materials  

iv. storage of plant and materials used in constructing the development  

v. the erection and maintenance of security hoarding/fencing  

vi. wheel washing facilities  

vii. measures to control the emission of dust and dirt during construction  

viii. a scheme for recycling/disposing of waste resulting from construction 

Reason:- To ensure appropriate construction methods are undertaken in order to 

maintain levels of amenity of surrounding land uses in accordance with policy 

SWDP 21 and the aims and interests that the National Planning Policy Framework 

seeks to protect and promote in this regard. 

21. Full details of all external plant, including extract ventilation facilities, air 

conditioning equipment, ventilation, flues and other extraction systems, their 

noise generation levels, and any noise attenuation measures shall be submitted 

to the local planning authority for approval prior to the implementation of these 

works as part of the development hereby permitted. The development shall not 



 

be carried out otherwise than in full accordance with such approved details.  

Reason:- To ensure that the appearance of any external plant is compatible with 

the appearance of the building, the character and appearance of the Lowesmoor 

Conservation Area and to ensure that residential amenities are protected, in 

accordance with policy SWDP 21 of the South Worcestershire Development Plan 

and the aims and interests that the National Planning Policy Framework seeks to 

protect and promote in this regard. 

22. Details of any external lighting shall be submitted to and approved in writing by 

the local planning authority before implementation as part of the development 

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

approved details.  

Reason:- Insufficient details were submitted for these matters to be fully and 

properly considered in respect of the approval hereby granted and policy SWDP 

21 and the aims and interests that the National Planning Policy Framework seeks 

to protect and promote in this regard. 

23. During the construction and demolition works hereby approved no external 

operations shall be carried out on the site other than between the hours of 07.30 

to 18.00 Mondays to Fridays inclusive and 09.00 to 13.00 on Saturdays and no 

operations shall be carried out at all on Sundays or on statutory Bank Holidays.  

Reason:- To protect the amenities of the occupants of neighbouring properties in 

accordance with policy SWDP 21 of the South Worcestershire Development Plan 

and the aims and interests that the National Planning Policy Framework seeks to 

protect and promote. 

24. The development hereby permitted shall not be open to customers outside the 

following hours of: 

- 7am – 12.30am every day;  

- 9am – 1am on evenings before Bank Holidays, and; 

- 9am – 2am on New Year’s Eve.  

Reason:- To protect the amenities of the occupants of neighbouring properties in 

accordance with policy SWDP 21 of the South Worcestershire Development Plan 

and the aims and interests that the National Planning Policy Framework seeks to 

protect and promote.  

Informative Note 

S278 Agreement 

The granting of this planning permission does not remove any obligations on the 

applicant to undertake a technical design check of the proposed highway works with 

the Highway Authority, nor does it confirm acceptance of the proposal by the 

Highway Authority until that design check process has been concluded. Upon the 

satisfactory completion of the technical check the design would be suitable to allow 

conditions imposed under this permission to be discharged but works to the public 

highway cannot take place until a legal agreement under Section 278 of the 



 

Highways Act 1980 has been entered into and the applicant has complied with the 

requirements of the Traffic Management Act 2004.  

The applicant is urged to engage with the Highway Authority as early as possible to 

ensure that the approval process is started in a timely manner to achieve delivery of 

the highway works in accordance with the above-mentioned conditions.  

The applicant should be aware of the term “highway works” being inclusive of, but 

not limited to, the proposed junction arrangement, street lighting, structures and 

any necessary traffic regulation orders. 


