
 

 

Application Number 20/00856/FUL 

Site Address Garibaldi Inn, 80 Bromyard Road, WORCESTER, 

WR2 5DJ 

Description of 

Development 

Extension and conversion of public house into 6 flats 

(Resubmission of application 20/00377/FUL). 

Expiry Date 6 January 2021 

Applicant Mohammed Abyadul Hoque 

Alpha 2 Investments Ltd 

Agent David Thorp Architects  

Case Officer Mike Nicholls 

Ward Member(s) St. John Ward 

Reason for Referral to 

Committee 

 

Ward Member referral 

Key Issues 
 

The principle of development and whether the proposal 
would be sustainable form of development having regard 

to the 3 dimensions of sustainable development in terms 
of its economic role, social role and environmental role.   

Web link to application  https://plan.worcester.gov.uk/Planning/Display/20/00856/FUL 

Recommendation 
 

The Deputy Director of Economic Development and 
Planning recommends that the Planning Committee 

grant planning permission subject to the conditions 
set out in section 9 of this report.   

 
1. Background 
 

 1.1 The application was registered on 11 November 2020 and is due for a decision by 6 
January 2021.  

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

Councillor Richard Udall on the following grounds: 

 
 Lack of parking for residents 

 Highway safety 
 Overdevelopment 
 Cramped living conditions 

 
 

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


 

 
 

2.       The site, surrounding area and background  
 

2.1 The application relates to a vacant public house at the corner of the A44 Bromyard 
Road and Knight Street. The area is mostly residential in character, whilst the A44 is a 
busy main access to Worcester City Centre. 

 
2.2 The host building is an imposing two-storey Victorian structure with a later single 

storey extension to the rear and a beer garden/yard beyond. There is a parking area to 
the Bromyard Road frontage (unmarked, for 3-4 vehicles). Internally, at first floor 
there is residential accommodation for a pub manager and family, whilst on the ground 

floor there is 120sqm of floor space relating to the public house.  
 

2.3 The premises are not listed and are not within a Conservation Area.  
 

2.4 In July 2020 an application to extend the building, introduce a new detached rear block 

and convert the premises to 7 individual flats and a retail shop was refused. This 
application, reference 20/00377/FUL, was refused under delegated powers on the 

following grounds: 
 

1. Development Plan policies SWDP 4 and SWDP 21 of the South Worcestershire 

Development Plan 2016 require development to address road safety ensuring that 

development is able to access the highway safely. The National Planning Policy 

Framework also requires that in assessing specific applications for development safe 

and suitable access to sites can be achieved for all users. In the opinion of the Local 

Planning Authority, the proposed development does not comply with parking 

standards in the adopted Streetscape Design Guide and the resulting displacement 

parking represents a highway safety hazard and an impact on the free flow of 

traffic. The potential conflict between pedestrians, cyclists and vehicles represents a 

further highway safety hazard and safe and suitable access has not been shown. 

Priority first has not been given to pedestrians and cyclists. The proposal would 

thereby also be contrary to policies SWDP 4 and SWDP 21 of the South 

Worcestershire Development Plan 2016 and paragraphs 108, 109 and 110 of the 

National Planning Policy Framework. 

2. No details of the proposed A1 retail unit have been submitted, particularly in terms 

of type of sales, opening and delivery hours. In the opinion of the Local Planning 

Authority, this use or any future permitted change could adversely affect the 

amenities of future residents of the proposed development by reason of potential 

noise and disturbance, contrary to the provision of policy SWDP 21 of the South 

Worcestershire Development Plan 2016. 

3. Policy SWDP 37 of the South Worcestershire Development Plan 2016 presumes 

against the loss of community facilities, such as public houses, unless certain 

criteria are met. In the opinion of the Local Planning Authority, it has not been fully 

demonstrated that the retention of the public house would not be economically or 

operationally viable and no evidence has been submitted to unequivocally 

demonstrate a lack of interest in the site for its current use. The proposal would 

therefore be contrary to policy SWDP 37 of the South Worcestershire Development 

Plan 2016. 



 

4. Policy SWDP 21 of the South Worcestershire Development Plan 2016 requires all 

development proposals, amongst other matters, to provide an adequate level of 

outlook and not be unduly overbearing, in the interests of amenity. This is reflected 

in the South Worcestershire Design Guide Supplementary Planning Document and 

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

with regard to residential amenity. In the opinion of the Local Planning Authority, 

the site does not have the capacity to accommodate the proposed development in 

an acceptable manner and would result in an unacceptable living environment for: 

i. future occupiers of the proposed development and unit 3 in particular by reason 

of the restricted outlook from the habitable room windows, lack of privacy through 

actual and the perception of overlooking, together with potential noise and smell 

from adjoining bin and cycle storage facilities, which would be compounded by the 

limited size of the internal living space and lack of amenity space; 

ii. neighbouring residents of 82-86 Bromyard Road through actual and the 

perception of overlooking from unit 7 in the detached block at the rear of the site  

The proposal would thereby also be contrary to policy SWDP 21 of the South 

Worcestershire Development Plan 2016 and the aims and interests of the National 

Planning Policy Framework to create spaces with a high standard of amenity for 

future users.” 

2.5 This new application is a re-submission of the above and in reducing the scale of the 

proposals and providing additional information seeks to overcome the reasons for 
refusal. 

 
 

 
 
 



 

 
 

 
3.      The Proposals 

 
3.1 The application seeks to build an extension over the existing flat roofed rear 

enlargement and convert the premises into 6no. self contained flats for rental 
purposes: 4no 1 bed and 2 no. 2 bed, 3 units per floor. The existing rear beer garden 

would be used for cycle and bin storage, together with some outside amenity space. 
The front parking would be retained but marked out to provide 3 parking spaces. A new 
porch would cover the side access door, with the existing front door removed. 

 
3.2 The first floor rear extension would match the main roof height and would be set in at 

the rear to protect the light and outlook of the neighbouring property. It would be 
constructed in brick with a ridged tiled roof and would incorporate a gable on the 
Knight Street elevation to match the host property. 

 
3.3 In comparison with the previously refused scheme, the revised proposals delete a 

number of elements including the retail store, a detached rear two storey extension 
and one of the proposed flats. This has enabled adequate space for the provision of 
bins and cycles and some outside amenity space. 

 
3.4 The application is accompanied by a full set of plans showing existing and proposed 

elevations.  
 

3.5 In accordance with Article 15 (7) of The Town and Country Planning (Development 

Management Procedure) (England) Order 2015 (as amended), full details of the 
application have been published on the Council’s website. As such, Members will have 

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

 
4.  Planning Policy  

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

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

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

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

4.2  The Development Plan for Worcester now comprises: 
 

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

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

 
South Worcestershire Development Plan 

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

 

SWDP 21 Design 
SWDP 4 Moving Around South Worcestershire 

SWDP 29 Sustainable Drainage Systems 
SWDP 37 Built Community Facilities 



 

 
 

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

 
4.4 The Waste Local Plan was adopted by Worcestershire County Council on 15 November 

2012 and is a plan outlining how to manage all the waste produced in Worcestershire 

up to 2027. The following policies are relevant to this application:  
 

WCS1   (Presumption in favour of sustainable development)  
WCS3   (Re-use and recycle) 
WCS17 (Making provision for waste in new development) 

 
Material Considerations 

 
1. National Planning Policy Framework 

 

4.5 The latest version of the National Planning Policy Framework (NPPF) was published and 
came into effect in February 2019. The NPPF sets out the Government's planning 

policies for England and how these are expected to be applied. It constitutes guidance 
for local planning authorities and decision takers and is a material planning 
consideration in determining planning applications.  

 
4.6 The NPPF outlines a series of considerations against which delivering sustainable 

development should be assessed. The NPPF encourages Local Planning Authorities to 
approach decision taking in a positive way and to foster the delivery of sustainable 
development. LPAs are advised to look for solutions rather than problems and decision-

takers are asked to approve applications for sustainable development where possible. 
 

4.7 The Government believes that sustainable development can play three critical roles in 
England: an economic role, contributing to a strong, responsive, competitive economy; 

a social role, supporting vibrant and healthy communities; and an environmental role, 
protecting and enhancing our natural, built and historic environment. 
 

2. National Planning Practice Guidance  
 

4.8 On 6th March 2014 the Government also published National Planning Practice Guidance 
(NPPG) that has been updated in the meantime and comprises, amongst other 
matters: Design, Determining a planning application, Health and Wellbeing, Noise, and 

Use of Planning Conditions.  
 

3. Supplementary Planning Documents 
 

4.9 The following Supplementary Planning Documents (SPD) are relevant to the application 

proposals:- 
 

 South Worcestershire Design SPD 
 

 The South Worcestershire Design SPD was adopted on 5th March 2018 and replaces the 

previous Supplementary Planning Guidance Note 3: Design (SPG3). Both documents 
encourage high standards of design for development proposals in accordance with the 

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

 

 Planning for Health in South Worcestershire SPD 
 



 

 The Planning for Health SPD primarily focuses on the principal links between planning 
and health. It provides guidance and interpretation of the SWDP from a public health 

perspective. The SPD addresses following nine health and wellbeing principles: 
 

 Sustainable development 
 Urban form - design and the public realm 
 Housing and employment 

 Age-friendly environments for the elderly and those living with dementia 
 Community facilities 

 Green infrastructure and play spaces/recreation 
 Air quality, noise, light and water management 
 Active travel 

 Encouraging healthier food choices 
 

4. Worcestershire’s Local Transport Plan (LTP4) 2018 – 2030 
 
4.10 LTP4 set out issues and priorities for investment in transport infrastructure, technology 

and services, focussed on supporting travel by all modes. In accordance with national 
and local objectives, a series of local transport-specific objectives are identified in the 

LTP4: 
 

 “To support Worcestershire’s economic competitiveness and growth through 

delivering a safe, reliable and efficient transport network. 
 To limit the impacts of transport in Worcestershire on the local environment, by 

supporting enhancements to the natural environment and biodiversity, investing in 
transport infrastructure to reduce flood risk and other environmental damage, and 
reducing transport-related emissions of nitrogen dioxide, particulate matter, 

greenhouse gases and noise pollution. This will support delivery of the desired 
outcomes of tackling climate change and reducing the impacts of transport on 

public health. 
 To contribute towards better safety, security, health and longer life expectancy in 

Worcestershire, by reducing the risk of death, injury or illness arising from 
transport and promoting healthy modes of travel. 

 To optimise equality of opportunity for all of Worcestershire’s citizens with the 

desired outcome of creating a fairer society. 
 To enhance the quality of life for Worcestershire’s residents by promoting a 

healthy, natural environment, for people, wildlife and habitats, conserving our 
historic built environment and preserving our heritage assets." 

 

5. Worcestershire County Council Streetscape Design Guide (2018) 
 

4.11 The ‘Streetscape Design Guide' (SDG) was produced to aid architects, engineers, 
planners, developers, designers and other professionals in preparing transport 
infrastructure related to new developments. It is to be considered in conjunction with 

Manual for Streets 1 and 2, as well as the Design Manual for Roads and Bridges. 
 

4.12 Chapter 4 relates to ‘Planning for Parking’ and seeks to provide an approach as to how 
car parking in Worcestershire should be provided to support development in a manner 
which embraces the NPPF. It is considered that if the applicant is the end user that 

they are well placed to assess operational demands but all sites must be considered 
against a planning use class to ensure they equally address the needs of future users. 

Therefore applications should provide a suitable evidence base to ensure vehicles are 
not displaced onto the highway to ensure highway safety is not compromised and 
maintain the free flow of traffic to the benefit of the local economy. This document only 

reflects a small part of managing vehicle demands and therefore should be read 
alongside the Local Transport Plan (above) which contains policies to promote 



 

sustainable travel through the provision of physical infrastructure and travel planning 
initiatives. 

 
4.13 Car and cycle parking standards are provided within the SDG which replace those 

contained in WCC's Interim Car Parking Standards (2016). With regard to car parking 
standards for residential development the SDG states as follows: 
 

‘There is no direct relationship between car parking provision and choice of transport 
mode, so a minimum provision for residential need should be made to ensure suitable 

in curtilage storage. 
 
The following are the minimum requirements: 

1 Bedroom Unit                1 Space, 1 cycle space 
2 – 3 Bedroom Units        2 Spaces, 2 cycle spaces 

4 – 5 Bedroom Units        3 Spaces*, 2 cycle spaces 
 
These are the minimum requirements. They apply to both Affordable/Social Housing 

and Market Housing. The requirements apply to flats/apartments and houses. Cycle 
parking must be sheltered, secure and easily accessible. 

 
5. Relevant Planning History 

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

73/0181: The erection of extensions to provide lounge, bar and new toilet 
accommodation. Approved May 4 1973  

P02A0096: Provision of disabled access, removal of store and shed and creation of beer 
garden. Approved Apr 25 2002  

P98A0424: New patio area steps, new double doors into public lounge, new fire escape 
from first floor and erection of new ground floor side entrance steps and handrail. 
Approved Dec 9 1998  

20/00377/FUL: Conversion of public house into 7 flats with commercial ground floor 
retail unit. Refused Jul 30 2020  

 
Pre-application Engagement 
Following the refusal of 20/00377/FUL above, extensive consultation has taken place 

between the applicants, Planning Officers and the County Council Highways Team. 
 

Public Consultation by Applicant 
None known  
 

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: the following representations have 
been received:   

76 Bromyard Road: objection on the grounds that 3 parking spaces would be 
insufficient for the development. 
 

Cllr Matthew Lamb (St Johns Ward): objection as follows: 
 



 

“I would like to formally object to this application in its current proposed form. Whilst I 
want to support appropriate housing for the local residents of St Johns and realistically 

the returning of the site to a public house or other local amenity is in question, I do 
think the proposed development has given insufficient consideration to appropriate 

parking. That area of St Johns already has an issue with parking and the proposal, with 
very limited allocated parking, will add to that. On that basis I cannot support this 
application.” 

  
  Cllr Richard Udall:  objection as follows: 

 
 “I wish to make the following comments on the above application, I do not object to 
the development but I do have serious concerns about the application, I would ask the 

Planning Committee to defer any decision in the hope renegotiation can take place to 
make it more acceptable to the local community.  

 
I believe it is a significant over development of the site. Six flats would be too much 
and would have a detrimental impact upon many other local amenities. The flats would 

be too small for adequate living; poor cramped housing conditions could be the 
consequence, leading to more pressure upon the social housing network within 

Worcester. I would suggest no more than four flats.  
 
The site does not have adequate parking provision for six flats, the neighbouring 

streets are already significantly over-populated with parked cars, with the imminent 
threat of more parking restrictions in the area, the consequences could be dangerous 

and significant. I am also concerned about safe access to and from the A44 Bromyard 
Road; most housing in the area would require enough space for vehicles to turn, to 
avoid reversing directly onto the main highway. I am concerned this development 

would add to that problem and, therefore, could be a danger to passing vehicles; 
Conditions must apply to ensure allocated parking spaces to individual flats at safe 

locations to ensure highway safety is not compromised.  
 

I have also received communication about the historic Garibaldi Pub Sign. It is an 
important feature of the Bromyard Road street scene; residents have asked for it to be 
retained. It is important to note that the site has been a public house trading under the 

name Garibaldi Inn since 1880, it is of significant local importance, signage should 
remain and I would seek conditions to ensure this could happen.  

 
I would ask the Planning Committee to take these concerns into account and ensure 
changes are made to the application and possible conditions which would enable the 

development to proceed without concern. If this is not possible, I would object to the 
application and seek refusal.” 

 
In addition, Cllr Udall has also suggested that Planning Committee may wish to visit the 
site. 

 
Worcestershire County Council (Highway Authority):  Objection as follows: 

 
“The proposed development is located adjacent to the junction between Bromyard 
Road (A44) and Knight Street in St Johns. There are double yellow lines in place at the 

junction only and double yellow lines on the opposite side of the carriageway on 
Bromyard Road. There are no restrictions on Knight Street or the surrounding 

residential streets where none of the dwellings have in-curtilage parking and there are 
known parking issues.  
 

The revised proposed development of 6 flats (4 x 1no. bed and 2 x 2no. bed) requires 
8 parking spaces with 3 proposed on the frontage and whilst this was initially 

considered to be a betterment compared to the previous application for a 7 flats plus a 



 

retail unit, the Highway Authority has undertaken further analysis of the on-street 
parking demand in this area and there is no capacity to accommodate the shortfall of 

5 spaces arising from the proposed development.  Parking spaces are at a premium 
on Knight Street and the neighbouring residential roads and parking on Bromyard 

Road which is a principle route of local importance and a main bus route in to the city 
centre, is not to be welcomed. 
 

Whilst it is recognised that the proposed site has some sustainable credentials, these 
are not sufficient to mitigate for the shortfall in parking. The proposed development 

therefore does not comply with local policy in the Streetscape Design Guide and the 
resulting displacement parking onto the highway network would exacerbate the 
existing parking pressures. This represents a highway safety hazard which is contrary 

to Paragraph 109 NPPF.” 
 

It should be noted that this view differs from that advised by the County Council 
Highways Team in pre-application discussions - at that point it was acknowledged that: 
 

 the scheme would be net generator of less parking demand than the previous public 
house use and the manager’s accommodation;  

 the location on a main road with public transport connections was a sustainable 
one;  

 these factors together with the provision of suitable cycle storage would result in 

the proposals having less of an impact on parking in the vicinity of the site. 
 

Worcester City Council Archaeological Officer: No objection subject to a full 
photographic record being undertaken prior to any development taking place. 
 

South Worcestershire Land Drainage Partnership: No objection: suggests an 
advisory note be added in respect of sewer connections in the event of any approval.  

 
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 the local resident’s comments 
as a material planning consideration. 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 of Economic Development and Planning 

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

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

 Taking the above matters into account I consider the main issues raised by the 
 proposal relate to the principle of development and whether the development would be 
 sustainable, having regard to the 3 dimensions of sustainability set out in the 

 Framework: economic, social and environmental, in particular with regard to: 

7.2 1.  The economic role; 

 2.  The social role: 



 

  - provision of housing 
  - residential amenity; 

 - community facilities; 
 - crime risk  

 
 3.  The environmental role: 
   

         - design and appearance; 
 - impact on heritage assets; 

  - drainage and flooding; 
   - access, car parking and highway safety.      

     

  These issues will now each be considered in turn.  
 

  The Principle of Development 
 

7.3 The application property is not with an area allocated for any specific purpose in the 

South Worcestershire Development Plan. The site is however within an established 
residential area and the principle of residential use is clearly in accordance with the 

locality.  

7.4 SWDP Policy 37 “Built Community Facilities” states public houses are a community 
facility and that any proposal that would result in the loss of such a facility will only be 

allowed when certain criteria are met. In the case of commercial facilities, it has to 
demonstrated that it is not economically or operationally viable. In order to address 

this policy, the applicants have submitted a letter, which together with their deeds, 
gives some limited marketing information and the background to their purchase of the 
site. 

7.5 On the basis of information before me, I am of the opinion that the public house – 
which has been vacant for some time – is not economically viable and that there is no 

realistic prospect of it being brought back into use as a public house. The current 
pandemic and difficult trading position for such uses only adds weight to this view. 

7.6 Given the above and the fact that there is an alternative public house (The 
Bedwardine) a few hundred yards away, I am of the opinion that the proposal 
adequately meets the criteria contained in policy SWDP 37 and that the loss of the 

public house as a community facility should therefore be allowed. 

7.7 As stated, the application property is not listed and is not within a Conservation Area. 

However, it is a notable property in a corner location on a main road.  By bringing it 

back into productive use, the application would help safeguard the future of the 

building and prevent it becoming dilapidated further.  

7.8 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 

  

7.9 In the short term the proposal would see the creation of construction jobs for the 
construction period of the conversion. The scheme would also provide 6 new dwellings 

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



 

 

 

 2. The social role  

7.10 The key aim is to provide new residential accommodation of a reasonable standard. As 

a consequence, it has important a social role which weigh in favour of granting 
planning permission. However, one must also consider the impact of the development 
on nearby residents (see below). 

Impact on neighbouring residents amenities 

7.11 The site lies adjacent to residential properties. Policy SWDP 21 requires that new 

development does not have a significant adverse effect on neighbouring amenity. This 
is consistent with 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.  

7.12 The introduction of the proposed development could give rise to potential noise and 

disturbance for the occupiers of the surrounding properties as a result of the 
conversion/construction works and its associated traffic. However, it is important to 
recognise that the movement of traffic will not be constant during construction works. 

There will inevitably be higher volumes at the start from the delivery of construction 
materials and workers vehicles. There will be peaks and troughs of movements through 

the construction period and as a result the risks and management will alter during this 
period. 

7.13 Consideration also needs to be given to potential mitigation measures which may be 

used to reduce the impact on local residents. As noted above, disturbance during 
construction is to be expected and is not normally a material planning consideration as 

this would not be permanent. Nevertheless, it is possible to reduce the degree of 
intrusion during this time. For example, a construction environment management plan 
(CEMP) to specify working hours and delivery times, parking for operatives’ vehicles, 

how operations will be undertaken during the construction phase, the sequence that 
would be undertaken for construction and the envisaged construction period. In setting 

these controls the impact on the amenity of the neighbours would be reduced to a 
minimum during the construction period and can reasonably be secured by way of an 

appropriately worded planning condition. 
 

7.14 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. 
 

7.15 Policy SWDP 21 sets out a list of issues that may need to be addressed in new 
development. In terms of the proposed rear first floor extension, I consider its scale, 

height and massing would be acceptable in its relationship to the host property and its 
wider relationship to nearby surroundings and the general site layout. 

7.16 Policy SWDP 21 also states that developments should provide adequate levels of 

privacy, outlook, daylight and should not be overbearing. In my opinion this (revised) 
scheme meets these criteria: the proposed extension has been set in at rear to protect 

the light and outlook of the property at no. 82 Bromyard Road and has due regard to 
neighbouring amenity.  

         Residential amenity for future occupiers 



 

7.17 The site is within an established residential area near to local facilities and has bus 
stops within walking distance. The proposed apartments have been designed to meet 

relevant housing floorspace standards (although these are not directly SWDP policy) 
with shared amenities on site including outside garden land (albeit limited in area), 

secure cycle storage and bin stores. There is adequate natural light to the units and I 
am of the opinion that the living standards would not be cramped or inadequate.  

7.18 The proposals would bring an existing vacant building back into productive use and in 

my opinion provide good quality residential accommodation in an established 
residential location near to public transport links. 

7.19 Conditions regarding hours of working, secure cycle provision and refuse storage are 
recommended. 

7.20 A condition to secure a photographic record of the premises as required by the 

Council’s Archaeology Officer is recommended. 

7.21 A condition requiring the retention of the public house sign as suggested by Cllr Udall is 

recommended.  

3. The environmental role 
 

Access and Highway Safety 
 

7.22 In my opinion, this is the key determining issue with the current proposals. The County 
Highways Team has now objected to the scheme after initially offering support to the 
proposals in pre-application discussions. They state that the proposals have a shortfall 

of 5 parking spaces when assessed against the Streetscape Design Guide (SDG). Lack 
of parking and the potential for additional vehicles to be displaced on the surrounding 

highway is also the primary concern of the objectors. These views should be given 
significant weight in the determination of the application.  

7.23 It is acknowledged that the parking is substandard when assessed against the SDG and 

is not an ideal solution: however, this level of dedicated parking for the 
converted/extended property cannot be adequately provided. Nevertheless, I consider 

that an equally important consideration is that the currently vacant public house is 
potentially a very significant generator of traffic/parking demand which, in my opinion, 

would potentially far outweigh that of the proposed scheme. 

7.24 In terms of the 3 parking spaces shown on the proposed layout plan, this is exactly the 
same as the present situation and any manoeuvres to/from Bromyard Road would also 

be identical, albeit that that in frequency terms this would happen far less often than 
for a public house use. 

7.25 The application should be judged on its individual merits and cannot be used to address 
parking problems in the wider area. The application site is directly on Bromyard Road 
with public transport connections to Worcester City Centre. In this respect the 

application site is in a sustainable location. 

7.26 Paragraph 109 of the NPPF states that: “Development should only be prevented or 

refused on highways grounds if there would be an unacceptable impact on highway 
safety, or the residual cumulative impacts on the road network would be severe.” 

7.27 In my opinion, when comparing the existing situation of a public house and managers 

residential flat above with the proposed 6 unit residential scheme, in highways terms 
there would be not be an unacceptable impact in terms of highway safety or severe 

residual cumulative impacts om the road network. On this basis, whilst the views of 
highways are acknowledged, nevertheless I do not agree with their conclusions. 



 

 

8. Conclusion and planning balance 

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

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

determination of the application. 

8.2 The following material planning issues are relevant to this application: 

- Principle of the development 
- Design 
- Access and highway issues 

 
8.3 Whilst the assessment is not an exhaustive list of all policies that are potentially 

applicable to this site, it seeks to address how the proposals respond to the key 
planning criteria in the planning policy framework against which the planning 
application will be determined. 

8.4 The Council can currently demonstrate a 7-year housing land supply, and therefore, its 
relevant housing policies are not out of date. Where a development is found to be 

sustainable development, a presumption in favour applies. In accordance with Policy 
SWDP1 the decision taker should grant planning permission for such developments, 
unless material considerations indicate otherwise or, where specific policies in the 

Development Plan or material considerations indicate development should be 
restricted. 

8.5 This development would assist in delivering the objectively assessed housing need for 
South Worcestershire over the plan period to 2030 ensuring that there is an adequate 
supply of land for housing. It would also make a meaningful contribution towards 

housing need within the area. These are factors in support of the development to which 
substantial weight should be attached. 

8.6 The proposed development would result in some economic benefits; employment 
during the conversion/construction period and thereafter upon the occupation of the 

dwellings it is likely that the occupants would contribute towards maintaining the 
vitality of local services and facilities. For this role of sustainable development, the 
balance would clearly be in favour of granting planning permission. 

8.7 With regard to the social role, the delivery of homes for rent in this location would 
contribute to the continued economic and social sustainability of the City. This is a 

factor to which I also attach significant weight.  

8.8 In respect of potential adverse impacts, the proposal has generated some objections 
which mostly focus on highway issues. These are significant concerns which are to be 

given appropriate weighting in the determination of this application. In addition, the 
County Council Highway Team has objected to the proposals on the grounds of 

insufficient off street parking, which would be below the level in the adopted SDG. As 
indicated above, whilst I note these concerns I consider that the proposed use would 
generate less parking demand than the existing public house and managers flat and for 

this reason I consider that the proposal is acceptable in highway terms.  

8.9  On balance, I am of the opinion that the submitted scheme has indicated more then 

sufficient detail to warrant approval. In fact, it is considered that the proposal is a well-
designed site utilising the full potential of the site within a sensitive location.  



 

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

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

environmental credentials in the round. The adverse impacts of the development do 
not significantly and demonstrably outweigh the benefits.  Overall it is considered that 
the proposals constitute an environmentally, socially and economically sustainable form 

of development that accords with the Framework and the Development Plan as a 
whole. 

 
9. RECOMMENDED CONDITIONS 

9.1 In the event that members resolve to grant planning permission the following 

conditions are recommended: 

 

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

years from the date of this permission. 

Reason: To conform with the requirements of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 

Purchase Act 2004. 

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

accordance with the following approved plans and associated documents and the 

specifications and recommendations contained therein, except where otherwise 

stipulated by conditions attached to this permission 

Existing floor & elevations 

Proposed floor & elevations 

Reason: To ensure compliance with the approved scheme. 

3. No development shall take place on the fabric of the building (either internally or 

externally) until a comprehensive photographic survey has been submitted to and 

approved in writing by the local planning authority. 

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

recorded in accordance with policies SWDP6 and SWDP 24 of the South 

Worcestershire Development Plan and aims and objectives of the National 

Planning Policy Framework. 

4. The materials to be used in the construction of the external surfaces of the rear 

extension (including the roof) hereby permitted shall match in type, colour, 

texture, size, those used in the existing building. 

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

and its surroundings and represent quality design in accordance with policy 

SWDP21 of the South Worcestershire Development Plan. 

5. Construction work and deliveries to and from the site in connection with the 

development hereby approved shall only take place between the hours of 08.00 

and 18.00hrs Monday to Friday and 08.00 and 13.00hrs on a Saturday.  There 

shall be no construction work or deliveries to and from the site on Sundays or 



 

Bank Holidays. 

 

Reason - To preserve the amenities of the locality in accord with Policy SWDP21 

of the South Worcestershire Development Plan. 

6. Before the development is first occupied, the 3 parking spaces shown on the 

approved plans shall be marked out and thereafter retained. 

Reason: In the interests of the safety and convenience of users of the highway. 

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

serve the development hereby permitted shall be submitted to and approved in 

writing by the Local Planning Authority. The approved refuse storage facilities 

shall be implemented prior to the first occupation of the building and retained 

thereafter. 

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

development and ensure high quality design in accordance with policies SWDP21 

and SWDP33 of the South Worcestershire Development Plan. 

9. 

 

 

 

10.  

Prior to the first occupation of any dwelling hereby approved secure parking for 

cycles to comply with the Council’s standards shall be provided within the 

curtilage of each dwelling and these facilities shall thereafter be retained for the 

parking of cycles only. 

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

The existing public house hanging sign shall be retained in a location to be agreed 

by the local planning authority. 

Reason: To allow the historical pub signage 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. 

 

 

 

 

 


