
 

 

Application Number 21/00440/HP 

Site Address 25 Mabbs Close, WORCESTER, WR4 0SY 

Description of 

Development 

Two-storey rear extension, conversion of existing garage 

and other minor alterations together with associated 

landscaping. 

Expiry Date 23 July 2021 

Applicant Mr David Guy 

Agent Mr David Guy 

Case Officer Miss Ruth Lambert 

 ruth.lambert@worcester.gov.uk 

Ward Member(s) Warndon Parish South 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/21/00440/HP 

Recommendation 
 

The Deputy Director of Governance recommends 
that the Planning Committee grants planning 
permissions subject to the conditions set out in 

section 9 of this report. 

 
1. Background 
 

 1.1 The application was registered on 4 May 2021 and was due for a decision on 29 June 
2021. An extension of time for the determination of the application has been agreed 

until 23 July 2021 to allow determination by the Planning Committee. 
 

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

Councillor Hodgson on the following grounds: 
 

 1. The new extension will be a loss of light and overshadowing  
 2. The proposed ground floor plan showed a new door which is about 2m away from 

the neighbours patio doors. 

 3. The proposed extension would be a loss of privacy for the neighbour’s property. 
 

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


 

 
 

2.       The site and surrounding area  
 

2.1 The property is a modern, two-storey dwelling set at the end of a short service road 
serving the application property and the neighbouring property to the east.  The 
property is brick built with a detached double garage located to the west of the house.  

The property is located within the Warndon South Ward. 
  

2.2 The property is located adjacent to a Conservation Area with a Public Footpath running 
along the western boundary.  The site is also located within an area of designated 
Green Space. 

 
  Location Plan 

 

3.      The proposals 

 
3.1 The applicants are proposing to construct a two-story extension to create a dining 

room with new bedroom, the conversion of the garage to a family room with associated 

insulation improvements along with internal alterations.   
 



 

3.2 The extension is of a modern design.  The roof of the two-storey element would be of 
gable design to match the existing house.  The proposal would include the conversion 

of the existing garage to a family room with the existing roof to be maintained.   
 

It is proposed to create an additional patio area, accessed from the front of the family 
room, made private by the addition of a new 2 metre high fence and hedge.  Three 
parking spaces would be laid out at the side and front of the property. 

 
3.3 This application is subsequent to planning approval referenced P18Q0510 for the 

erection of a two storey rear extension, conversion of existing garage and other minor 
alterations that was granted by the Planning Committee at the meeting on 25th 
January 2019. 

 
3.4 The current application differs from the previously approved plans by retaining the 

existing pitched tiled garage roof and by replacing the approved window overhanging 
the driveway with a standard window flush to the existing wall.  No other changes are 
proposed to the originally approved scheme as shown below: 

 
 

The changes proposed were considered a material change to the original approval and 
therefore warranted the submission of a new application. 

 

3.5 The application is accompanied by a full set of plans together with a suite of supporting    
  documents that include: 

 
  1094-30-P1 

  1094-20-P1 
  1094-31-P2 
  DG20 200 

  DG20 220 
  DG20 230 



 

  DG20 270 
  DG20 280 

 
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. 

 
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 1 Overarching Sustainable Development Principles 
SWDP 4 Moving Around South Worcestershire 
SWDP 21 Design 

SWDP 29 Sustainable Drainage Systems 
 

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) 
 

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. Paragraph 186 of the NPPF encourages Local 

Planning Authorities to approach decision taking in a positive way and to foster the 
delivery of sustainable development.  

 

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

development where possible. 
 

4.7 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 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.  
 

4. Worcestershire’s Local Transport Plan (LTP4) 2018 – 2030 

 
5. Worcestershire County Council Streetscape Design Guide (2018) 

 
5. Planning History 

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

P18Q0510: Two storey rear extension, conversion of existing garage and other minor 
alterations together with associated landscaping. Approved by the Planning Committee 

at the meeting on 25th January 2019 

Pre-application Engagement 

Email to Officer received from applicant as to whether the proposed amendments would       

require the submission of an additional planning application or could be considered as a 
minor amendment to the original planning permission.  Officer confirmed that a new 

application would be required to be considered. 
 
Public Consultation by Applicant 

It is the Officer’s understanding that the applicant has engaged with surrounding 
neighbours with regard to the proposed changes to the approved plans. 



 

 



 

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 Three separate objections have been 
received from the occupants of 27 Mabbs Close on grounds relating to the following 

matters: 

 Ground levels are inaccurate 

 Issue with regard to kitchen door in the east elevation with regard to loss of privacy 
and potential overlooking. 

 Potential loss of sunlight and outlook to garden and patio  

 
Worcester City Council Archaeological Officer: No objection 

 
Worcester City Council Landscape and Biodiversity Adviser: No objection 
 

Worcestershire County Council (Highway Authority): No objection 
 

6.2 Members have been given the opportunity to read all representations that have been 
received in full. At the time of writing this report no other consultation responses have 
been received. Any additional responses received will be reported to members verbally 

or in the form of a late paper, subject to the date of receipt.  

6.3 In assessing the proposal due regard has been given to local residents’ comments as 

material planning considerations. Nevertheless, I am also mindful that decisions should 
not be made solely on the basis of the number of representations, whether they are for 
or against a proposal. The Localism Act has not changed this, nor has it changed the 

advice that local opposition or support for a proposal is not in itself a ground for 
refusing or granting planning permission unless it is founded on valid planning reasons. 

7. Comments of Deputy Director - Governance 

7.1 Policy SWDP1 of the South Worcestershire Development Plan sets out overarching 

 sustainable development principles and these are consistent with the Framework. The 
 various impacts of the development have to be assessed and the benefit and adverse 
 impacts considered, to establish whether what is proposed is sustainable development. 

 Taking the above matters into account I consider the main issues raised by the 
 proposal relate to the principle of development and whether the development would be 

 sustainable, having regard to the 3 dimensions of sustainability set out in the 
 Framework: economic, social and environmental, in particular with regard to: 

7.2 1.  The economic role; 

 2.  The social role:   
   

 3.  The environmental role: 
   
     - residential amenity; 

    - design and appearance; 
   - biodiversity and protected species; 

     - access, car parking and highway safety; 
      
    These issues will now each be considered in turn.  

 



 

  The Principle of Development 
 

7.3 The principle of development at this property has already been established by the 
approval of P18Q0510 and the host property is located within an established residential 

area where extensions are considered acceptable to existing residential properties 
provided they conform with the provisions of SWDP 21 and the guidance within the 
Design SPD.  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 
  

7.4 In In the short term the proposal would see the creation of construction jobs for the 
 construction period of the project.  In my opinion, this weighs in favour of granting 
planning permission. 

 
 2. The social role  

7.5 The key aim is to provide additional space in an existing home from which the 
occupants have no desire to move from.  As a consequence, it has important social 
roles which weigh in favour of granting planning permission. However, one must 

 also consider the impact of the development on nearby residents. 
 

3. The environmental role 

 Impact on neighbouring residents’ amenity 

7.6 The site lies adjacent to residential properties located within a modern development in 

the Warndon South Ward. 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. 

7.7 Policy SWDP 21 of the South Worcestershire Development Plan requires all new 
development to provide an adequate level of privacy, outlook, sunlight and daylight, 

and should not be unduly overbearing in the interests of ‘neighbouring amenity’. This is 
consistent with the aims of the National Planning Policy Framework, which seeks to 

safeguard the amenity of neighbours.   

7.8 The application has been publicised by neighbour notification letter and site and press 
notices with three separate letters of objection being received from the neighbours of 

number 27.  I note the concerns raised in relation to loss of light and privacy to the 
rear garden of the neighbouring property at 27 Mabbs Close.  

7.9 I have given due consideration to the impacts on neighbouring amenity and this aspect 
was carefully considered on site.  I note that there is already an existing bedroom 
window on the side of the host property which looks directly into the adjacent 

neighbour's garden.  Due to the positioning of the properties, it would be very difficult 
to see into the garden from the proposed first floor bedroom window because the 

existing house would obscure the view.  The orientation of the properties would ensure 
that no loss of light is caused to the neighbouring property.  This is consistent with 
Officer observations on site and on balance I do not consider that the proposal will 

result in harm to the amenities of the occupants of the neighbouring property. 



 

7.10 However, the additional concerns raised with regard to loss of privacy to the garden 
and patio due to overlooking from the kitchen door are mitigated given that there is a 

1.8 metre boundary fence between the two properties. 
 

7.11 The conversion of the existing garage to a family room and the addition of the first 
floor side window would not in officer’s opinion have an unacceptable  impact with 
regard to the amenities of the neighbouring properties.  

Design  

7.12 Policy SWDP 21 seeks to ensure that, amongst other matters, all new development will 

be of high quality design and integrate effectively with its surroundings with 
consideration given to siting and layout; relationships to surroundings and other 
developments; open spaces; mix of uses; sustainability and energy performance; 

scale, form and massing; links connectivity and access; detailed design and materials; 
appropriate facilities; landscaping and biodiversity; public realm, and; creating a safe 

environment.  

7.13 These policy requirements are consistent with the aims and objectives of the NPPF 
which attaches significant weight to the importance of design of the built environment 

and identifies it as a key aspect of sustainable development. High quality design goes 
beyond aesthetic considerations including the architecture of individual buildings to 

encompass the integration of new development into the natural, built and historic 
environment.  

7.14 It is officer opinion that the proposed extension and alterations are of an appropriate 

design for the modern host dwelling. The scale of the extension is considered 
appropriate to the host building and remains subservient in scale and therefore 

sufficient garden is left following the construction for a house of this size. On balance, I 
consider that the proposal is of an appropriate standard of design and scale for the 
application site and accords with the expectations of policy SWDP 21.   

Access and Highway Safety 

7.15 Parking provision has been deemed satisfactory following the submission of a parking 

layout plan (1094-31-P2).  This was deemed satisfactory by the County Highways 
Officer and  a condition is recommended accordingly.. 

Biodiversity  

7.16 Policy SWDP 22 (Biodiversity and Geodiversity) sets out that proposals should, where 
possible, enhance biodiversity and conserve that which is existing.  Although the house 

is adjacent to the green corridor, it is very modern and the existing roof would not be 
disturbed and thus not affect any bats which may be roosting.  The extension would be 

fairly minor in nature and involve the garage of which the foot print is already in situ.  
There would not be any detrimental impact on ecology within the vicinity.  The trees 
protected by the TPO are far enough away so as not to be affected. A condition 

recommending the installation of a bat box is included  to deliver biodiversity 
enhancement. 

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 In respect of the objections received, whilst I note the comments raised by the 

adjoining occupier, there would not be a significant impact with regard to loss of light, 
outlook or privacy as to warrant refusal and the previous planning approval provides a 

strong fall-back position in favour of approving this application. 
   
8.3 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 he proposed development is sustainable when looking at its social, economic and 
environmental credentials in the round. 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 
 

1094-30-P1 
1094-20-P1 
1094-31-P2 

DG20 200 
DG20 220 

DG20 230 
DG20 270 
DG20 280 

 
Reason: To ensure compliance with the approved scheme 

 
3. The development hereby approved shall not be occupied until the access and 
parking facilities shown on Drawing No. 1094-31-P2 have been provided. These areas 

shall thereafter be retained and kept available for their respective approved uses at all 
times. 

 
Reason: In the interests of highway safety and to ensure the free flow of traffic using 
the adjoining highway. 

 
4. The development hereby permitted shall not be occupied until sheltered, secure 

and accessible cycle parking in line with standards, has been provided in accordance 
with details which shall first be submitted to and approved in writing by the Local 
Planning Authority. Thereafter the approved cycle parking shall be kept available for the 

parking of bicycles only. 
 

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



 

 
5. The wc and utility door windows in the east facing side elevation  shall be glazed in 

material which, although permitting the passage of light, cannot be seen through and 
glazing of this type shall thereafter be retained in the windows. 

 
Reason:- To safeguard the privacy and amenities of the occupants of the adjoining 
premises at 27 Mabbs Close in accordance with policy SWDP 21 of the South 

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

 
6. In line with Government policy on biodiversity, a single bat box should be installed 
within the land ownership of 25 Mabbs Close. The box should be integrated within an 

existing or newly-built structure (e.g. Ibstock enclosed bat box, Schwegler Wall-
mounted Bat Shelter 2FE, Habi-Sabi Bat Box or Schwegler 2FR Bat tube). The box must 

be installed at least 4 metres above ground level and not placed above windows. 
 
Reason:- To protect the biodiversity of the locality in accordance with policy SWDP 22 of 

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

 
 


