
 

 

Application Number 21/00339/HP 

Site Address 33 Beech Avenue, WORCESTER, WR3 8PY 

Description of 

Development 

Two storey rear extension, single storey side extensions 

and new front porch.  

Expiry Date 23 July 2021 

Applicant Mr and Mrs Davies 

Agent Marles 

Case Officer Miss Ruth Lambert 

 ruth.lambert@worcester.gov.uk 

Ward Member(s) St. Stephen 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/21/00339/HP 

Recommendation 

 

The Deputy Director - Governance recommends 

that the Planning Committee grants planning 
permission, subject to the conditions set out in 
section 9 of this report. 

 
 
1. Background 
 

1.1 The application was registered on 6 April 2021 and was due for a decision on 1 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 Laurenson on the following grounds: 
 

 concerned that a precedent would be set if the retrospective application goes 
through unchallenged. 

 

2. The site and surrounding area  
 

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


 

2.1    The site is located in the St Stephen Ward to the north of the city in a largely 
residential area which contains buildings of a varied age and design.  

The majority of houses are large detached dwellings. The dwelling is a detached house 
on the north side of Beech Avenue. It is set back from the road with car parking and a 

small garden to the front.  
 

   
 

3. The proposals 
 
3.1 On 28 March 2018, planning permission was granted at this site for a two storey and 

single storey extensions with new dropped kerb to serve a front driveway.  This 
proposal has since been completed but with an amended roof design for the two-storey 

rear extension as shown below: 
 

 



 

 
 

Approved side and rear elevations 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 



 

 
 

Completed/proposed side and rear elevations 
 

 
 
3.2 It can be seen from the approved and existing elevations that the roof design has been 

amended to include two hips at the rear which would reduce the overall impact on both 
neighbouring properties with regard to loss of light and outlook.  The single storey side 

extensions and front extension would remain as approved.  The property has been 
rendered with the chimneys also being rendered which is also a deviation from the 
originally submitted plans. An amended plan has been requested from the architect to 

show this correctly and if received will be provided as a late paper. 
 

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

 
Planning Statement 
Location Plan 

Block Plan 
Proposed elevations 

Proposed floor plans 
 



 

3.4 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 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)  

 
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 
 
5. Planning History 

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



 

P18M0045 - Two storey and single storey extensions with new dropped kerb to alter 
front driveway. Approved 28 March 2018.  

 
 

6. Consultations 
 
6.1 Formal consultation 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: Two objections have been received 

from the occupants of numbers 6 and 31 Beech Road on grounds relating to the 
following matters: 

 
 Loss of light 
 Concern with regard to the extension not being constructed as per the approved 

plans.  
 

Worcestershire County Council (Highway Authority): No objection 
 

South Worcestershire Land Drainage Partnership: 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: 
 

 1.  The economic role; 
 2.  The social role;    
 3.  The environmental role: 

  - residential amenity 
  - design and appearance; 

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

  
 The Principle of Development 

 



 

7.2 The principle of development at this property has already been established by the 
approval of P18M0045.  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. 

 
7.3 The application site falls within an existing residential area and therefore is 

considered suitable for residential development. It is sustainably located in relation 

to local shops and services and is bordered by other residential development. In 
accordance with the guidance contained within the NPPF the site is considered an 

appropriate and sustainable location for residential development. 
   

1. The economic role 

  
7.4 There were short term benefits arising from the proposals by the creation of 

construction jobs for the construction period.  In my opinion, this weighs in favour of 
granting planning permission. 

 

 2. The social role  
 

7.5 The key aim is to provide additional living space for the family. As a consequence, it 
has important social roles which weigh in favour of granting planning permission. 

 

3. The environmental role 
 

Residential amenity  
 

7.6 The site lies adjacent to residential properties located within the St Stephens 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 The application has been publicised by neighbour notification letter with two letters of 

objection being received.  Both are concerned that the proposal has not been 

constructed in accordance with the originally approved plans, along with the neighbour 
sited directly to the west expressing additional concerns with regard to loss of light. 

 
7.8 It should be noted that the side extensions are single storey and the two-storey rear 

extension is set 4 metres (at the closest point) from the shared boundary with number 

31.  In addition, there is no breach of the 45- or 25-degree codes when measured from 
the nearest habitable room windows of the neighbouring properties either side. The 

side elevations of the approved extension have been changed from a gable design to a 
hipped design which should in fact, improve the amount of light to number 31 as the 
slope of the roof is set lower than the approved gable. In my opinion the proposal does 

not have an unacceptable over dominant or overbearing impact on neighbouring 
residents or unacceptable loss of privacy through overlooking. 

 
7.9 I understand that the neighbours are frustrated that the extension has not been 

constructed in accordance with the originally approved plans and that there has thus 

been the requirement to follow the enforcement procedure and then this subsequent 
application submitted.  However, there is nothing in planning legislation to prevent 

retrospective applications being submitted and therefore this does not precure refusal 
of the application which must again be assessed on its own merits. 
 

Design and appearance 
 



 

7.10 In accordance with policy SWDP 21, all new development should be of high quality 
design which integrates successfully within the locality.  Many of the properties along 

Beech Avenue have been extended and modernised as they have changed hands and 
families move into the area which now want more open plan living and properties of 

more modern appearance.  This property has undergone extensive modernisation 
including the rendering of elevations to improve the visual appearance and ensure that 
the extensions integrate with the original property.   

 
7.11 The design of the approved scheme has been maintained at the front of the property 

and was considered acceptable during the assessment of the previous application.  The 
design   includes a canopy porch, replacement windows in the existing openings and 
rendering of the front elevation.  The changes to the design of the rear of the property 

in comparison to the approved scheme are considered to be an improvement to the 
approved design and integrate more successfully with the design of the original 

property. 
 
Access and highway safety 

 
7.12 The Highway Authority does not object to the proposal in terms of the creation of an 

additional access or the amount of off-street parking to be provided and the application 
is therefore considered acceptable in this regard. 

 

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 

- Residential amenity 
- Design 

- Access and highway issues 
 

8.3     The application site falls within an existing residential area and therefore is 

considered suitable for residential development. It is sustainably located in relation 
to local shops and services and is bordered by other residential development. In 

accordance with the guidance contained within the NPPF the site is considered an 
appropriate and sustainable location for residential development. 
 

8.4 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. 

 

8.5 The proposed development has resulted in some economic benefits, namely 
employment during construction. In terms of the social role, the scheme also provides 

additional living space for the applicant without an unacceptable degree of harm to the 
amenity of neighbouring residents in terms of the scale and mass of the development 
or loss of privacy through overlooking. For this role of sustainable development, the 

balance would be in favour of granting planning permission.  
 



 

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

application. Having regard to the totality of the policies in the Framework, I consider 
that he 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 and in fact the proposal now has a slightly smaller footprint than 

that of the previous approval.  The change in the roof design would not result in the 
breach of the 45- or 25-degree code or a significantly greater impact on the amenities 

of the neighbouring properties.  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 

 
00 

01 
Planning Statement 
11 

30 
31 

32 
40 
41 

 
Reason: To ensure compliance with the approved scheme 

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

turning area and parking facilities shown on the approved ‘Proposed Site Plan’ 

(Drawing No. 01) have been properly provided. These areas shall thereafter be 
retained and kept available for the purposes of parking and turning 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 approved shall not be occupied until the first 5 metres of the 

new vehicular access, measured from the edge of carriageway, have surfaced in a 
bound material. 

 
REASON: In the interests of highway safety 

 


