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22/00100/FUL

Site Address

17 New Street, Worcester, WR1 2DP

Description of
Development

Change of use from a hot food take-away and 3-bedroom
flat, to a launderette and 3 no. residential units for shortterm holiday lets; demolition of existing two-storey
return; erection of new single and two-storey extension
to the rear; and all associated external works

Expiry Date

30 August 2022

Applicant

Delta Property Ltd

Agent

Mr Daniel Hemming

Case Officer

Lydia Hall
lydia.hall@worcester.gov.uk

Ward

Cathedral 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.
https://plan.worcester.gov.uk/Planning/Display/22/00100
/FUL

Web link to application

Recommendation

The Corporate Director - Planning and Governance
recommends that the Planning Committee grants
planning permission subject to:(i)
the conditions set out in section 9 of this
report; and
(ii) the grant of a satisfactory listed building
consent

1.

Background

1.1

The application was registered on 31 March 2022 and was due for a decision on 26 May

2022. An extension of time for the determination of the application has been agreed
until 30th August 2022 to allow determination by the Planning Committee.
1.2

A concurrent application for listed building consent for the proposal has also been
submitted and is reported to the committee by way of a separate report in this agenda
(22/00101/LB).

1.3

When originally submitted the application was for change of use of the retail unit to a
launderette and provision of 3 no. one bedroom flats. The application was
subsequently altered, to include part of the rear garden of the adjacent property (16
New Street) within the application site and was then again changed to short-term
holiday lets as opposed to permanent dwellings (flats). Following each change, the
application was fully re-advertised and re-consultation carried out.

1.4

The application has been referred to the Planning Committee at the request of
Councillor Lewing on the following grounds:




Units do not meet the national minimum space standards
Lack of outlook for future residents (ground floor unit in particular)
Impact of the launderette on neighbouring and future residents in terms of
noise nuisance and extraction of fumes

2.

The site and surrounding area

2.1

The site is situated on the east side of New Street, just to the south of the entrance to
Reindeer Court and comprises number 17 New Street, its rear garden and around half
of the rear garden of the adjacent number 16 New Street (to the south of the site, also
in the ownership of the applicant).

Figure 1: Location Plan

2.2

Along with number 16, the building comprises a pair of a two-bay, three-storey Grade
II listed former townhouses dating to the early C18th. The façade of the building is
faced in brick, with timber-framed sliding sash windows to its upper floors (six-over-six
with three-over-three above) and a modest timber shopfront window at ground floor
level, with a panelled entrance door with fanlight over adjacent to it. The brick on the
front elevation at ground floor level has been painted. Some of the upper floor rooms
have exposed timber-framing to the internal walls.

Figure 2: Front elevation

Figure 3: Sash window and timber-framing at second floor level

2.3

The property is currently vacant but was last used as a hot food takeaway at ground
floor level (front only) and has a three-bedroom flat over rest of the ground and upper
floors. The building is accessed directly off the street and includes a modest garden /
yard area to its rear.

2.4

The site is situated within the Historic City Conservation Area and within an
Archaeologically Sensitive Area. There are also other listed buildings in the vicinity –
further to the north and south on the east side of New Street (including the Grade II*
listed pubs ‘The Pheasant’ and ‘King Charles House’ to the north and Nash House to the
south), as well as on the west side of the road, including the Grade II listed ‘The Old
Greyhound Inn’ situated opposite the site.

2.5

The site is located within the Town Shopping Centre and is designated as a Secondary
Shopping Frontage. The neighbouring property to the south (number 16) has recently
been converted for use as short-term holiday lets – as en-suite bedrooms with
kitchenettes rather than as flats. Other uses in the area include pubs, restaurants,
shops and financial and personal services. There are also residential properties in the
vicinity, in particular, in the area to the east of New Street.

3.

The proposals

3.1

The current proposal is to change the use of the front part of the ground floor and
basement from a hot food take-away to a launderette and to provide 3 no. selfcontained residential units for short-term holiday lets at ground, first and second floor
level. Also included is demolition of the existing two-storey return, erection of a part
single-storey part two-storey rear extension and all associated external alterations.

3.2

The access to both the launderette and residential units is via the main entrance door
onto New Street. The proposed launderette measures 10 sq.m. with additional
ancillary storage space at basement level.

3.3

The residential units are all one bedroom and measure 39 sq.m. (ground floor), 35
sq.m. (first floor) and 37 sq.m. (second floor). The ground floor unit utilises the rear
part of the existing building and the ground floor of the proposed extension and
includes a small outdoor amenity area (circa 9 sq.m.), which is located behind the
retained rear amenity space serving number 16. The other residential units utilise the
existing front and rear rooms at first and second floor level to provide each unit with a
living / kitchen room to the front and a bedroom with en-suite facilities to the rear.
The first floor of the proposed two-storey rear extension is to house the en-suite at
that level.

3.4

The proposed ground floor extension covers the whole of the rear of the plot and it is
proposed to retain and utilise the existing garden walls, with a new inner wall
constructed inside.

3.5

The proposed first floor extension is above the ground floor extension at its northern
end and measures circa 1.9 metres in width by 2.5 metres in projection from the rear
of the building. The ground floor extension incorporates a light well, adjacent to the
northern boundary of the site, to provide light and ventilation to the bedroom. The
proposed materials for the extensions are white ‘through render’ with timber windows.
Both rear extensions have flat roofs, the ground floor one behind a parapet.

3.6

The proposal includes a room for the storage of bins and bikes within the building – in
between the launderette and residential unit at ground floor level.

3.7

The application is accompanied by the following plans and supporting documents:
-

3916-001_H – Location Plan and Existing & Proposed Plans
Design & Access Statement incorporating Heritage Statement
Photographic Record
Letter from OES Consulting, dated June 2021
Daytime Bat Assessment, dated March 2022

3.8

In accordance with Article 15 (7) of The Town and Country Planning (Development
Management Procedure) (England) Order 2015 (as amended), full details of the
application have been published on the Council’s website. As such, Members will have
had the opportunity to review the submitted plans and documents in order to
familiarise themselves with the proposals prior to consideration and determination of
the application accordingly.

4.

Planning Policy

4.1

The Town and Country Planning Act 1990 (‘the Act’) establishes the legislative
framework for consideration of this application. Section 70(2) of the Act requires the
decision-maker in determining planning applications to have regard to the
Development Plan, insofar as it is material to the application, 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 to be determined in
accordance with the Plan, unless material considerations indicate otherwise.

4.2

Paragraph 200 of the NPPF states that “Local Authorities are called to look for
opportunities for new development within conservation areas and the setting of
heritage assets to enhance or better reveal their significance” and that “permission
should be refused for development of poor design that fails to take the opportunities
available for improving the character and quality of an area” (paragraph 130). This is
further reflected in South Worcestershire Development Plan 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 and Policy SWDP 21, which sets generic design principles for
development proposals. Policy SWDP 21 requires that all development will be expected
to be of a high design quality and integrate effectively with its surroundings and that
development proposals must complement the character of the area. Furthermore,
proposals should respond to surrounding buildings and the distinctive features or
qualities that contribute to the visual and heritage interest of the townscape, frontages,
streets and landscape quality of the local area and states that the scale, height and
massing of development must be appropriate to the setting of the site and the
surrounding landscape character and townscape, including existing urban grain and
density.

4.3

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, in relation to conservation areas, that “special attention
shall be paid to the desirability of preserving or enhancing the character or appearance
of that area” and that, in relation to listed buildings, the local authority should have
“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”.

4.4

The Development Plan for Worcester now comprises:




The South Worcestershire Development Plan (SWDP), adopted Feb 2016;
The Worcestershire Waste Core Strategy, adopted in December 2012; and
The Worcestershire Minerals Local Plan 2018-2036, adopted July 2022.

South Worcestershire Development Plan
4.5

The following policies of the SWDP are considered to be relevant to the proposal:
SWDP 1 – Overarching Sustainable Development Principles

SWDP
SWDP
SWDP
SWDP
SWDP
SWDP
SWDP
SWDP
SWDP
SWDP
SWDP
SWDP
SWDP
SWDP

2 – Development Strategy and Settlement Hierarchy
3 – Employment, Housing and Retail Provision Requirement and Delivery
4 – Moving Around South Worcestershire
6 – Historic Environment
9 – Creating and Sustaining Vibrant Centres
10 – Protection and Promotion of Centres and Local Shops
21 – Design
22 – Biodiversity and Geodiversity
24 – Management of the Historic Environment
28 – Management of Flood Risk
29 – Sustainable Drainage Systems
30 – Water Resources, Efficiency and Treatment
31 – Pollution and Land Stability
35 – Visitor Accommodation

The Waste Core Strategy for Worcestershire - Adopted Waste Local Plan 20122027
4.6

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 (NPPF)
2. National Planning Practice Guidance
3.

4.7

Supplementary Planning Documents

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



4.

4.8

South Worcestershire Design Guide SPD
Planning for Health in South Worcestershire SPD
Renewable and Low Carbon Energy SPD

Other Material Considerations

The following documents are considered are relevant to the application proposals
however due to the documents not being planning documents and therefore not adopted
the weight attached to the decision should be considered as limited:
 Worcestershire’s Local Transport Plan (LTP4) 2018 – 2030
 Worcestershire County Council Streetscape Design Guide (2020)

5.

Planning History

5.1

The site has been the subject of the following planning applications:
82/1210 – Alterations, modernisation, improvement and repair. Approved 21st Dec
1982.

P91C0067 – Change of use of ground floor shop with first and second floor living
accommodation to offices within (Use Class A2). Refused 11th Apr 1991.
L91C0063 – Listed building consent for removal of passage wall and conversion of
kitchen to increase shop sales area. Refused 10th Oct 1991.
P91C0398 – Increase to sales area of existing shop with living accommodation.
Refused 10th Oct 1991.
Pre-application Engagement
5.2

Pre-application advice for change of use of the ground floor commercial unit to a
launderette, rear extensions and sub-division of the building into 3 no. flats (for use as
permanent residences) was provided in December 2021 (21/00740/PA).
Public Consultation by Applicant

5.3

None.

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:
Worcester Civic Society – The submitted photographic survey and heritage
assessment are inadequate.
Christian Evans (29 Great Oaty Gardens, WR4) – It is welcomed that consideration
has been given to the small re extension in terms of design of a new window and brick
arch above. Details regarding advertisement and signage should be sympathetic as to
not detract from the architectural aspects of the building. Can all natural light sources
be from velux windows / light wells?
Worcester City Council Archaeological Officer: No objection subject to a condition
requiring the submission of an historic building record and to a programme of
archaeological works.
Worcester City Council Conservation Officer: No objection subject to conditions
relating to the submission of (1) a building record; (2) full details of external
materials; (3) full details of the alterations necessary to connect the rear of the
existing building to the new rear extension; and (4) full details of the alterations
necessary to install a vent beneath the shop window.
Worcester City Council Landscape and Biodiversity Adviser: No objection subject
to a condition ensuring that demolition works are supervised by a qualified bat-licenced
ecologist (so that if any evidence of bats are found work can stop for advice to be
taken).
Worcestershire County Council (Highway Authority): No objection subject to a
condition ensuring the provision of adequate cycle parking.
Worcester City Council - Economic Development & Regeneration: No response.

Worcestershire Regulatory Services (Air Quality): No objection.
Worcestershire Regulatory Services (Nuisance): No objection.
Historic England: No comment.
Conservation Advisory Panel: Objection – No objection to the shop being used as a
launderette but doubts as to how much equipment the unit would contain and how the
facility would function. The proposed residential use is over-development for the site.
Objection raised to the infill proposed for the rear courtyard. No amenity space for
occupants. Tenants in rear infill only have roof lights and no windows with a view. No
access to the proposed lightwell for cleaning / maintenance.
6.2

Members have been given the opportunity to read all representations that have been
received in full. At the time of writing this report no other consultation responses have
been received. Any additional responses received will be reported to members verbally
or in the form of a late paper, subject to the date of receipt.

6.3

In assessing the proposal due regard has been given to local residents’ comments as
material planning considerations. Nevertheless, I am also mindful that decisions should
not be made solely on the basis of the number of representations, whether they are for
or against a proposal. The Localism Act has not changed this, nor has it changed the
advice that local opposition or support for a proposal is not in itself a ground for
refusing or granting planning permission unless it is founded on valid planning reasons.

7.

Planning Assessment

7.1

Policy SWDP 1 of the South Worcestershire Development Plan sets out overarching
sustainable development principles and these are consistent with the NPPF. The various
impacts of the development have to be assessed and the beneficial and adverse impacts
considered.
Principle of Development

7.2

Paragraph 74 of the Framework states that ‘local planning authorities should identify
and update annually a supply of specific deliverable sites sufficient to provide a
minimum of five years’ worth of housing against their housing requirement set out in
adopted strategic policies or against the local housing need where the strategic policies
are more than five years old’.

7.3

In terms of the Council’s Housing Land Supply, in recent appeal decisions relating to
Malvern Hills District, Inspectors have determined that Malvern Hills District Council
cannot currently demonstrate a five-year housing land supply. In the context of a joint
adopted Development Plan, the council estimates that the current supply is at least
4.31 years, however, the supply figure is to be updated at the end of August 2022 and
could be at least 5 years. On this basis, at this time, policies relating to the supply of
housing should be regarded as being out of date.

7.4

Paragraph 11d) of the NPPF highlights that where the policies which are most
important for determining the application are out-of-date, Local Planning Authorities
should grant planning permission unless:
i. the application of policies in this Framework that protect areas or assets (e.g.
designated heritage assets) of particular importance provides a clear reason for
refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.
7.5

In terms of the Council’s Development Plan and the consideration of this application, the
key policies for determining the application do not specifically relate to the supply of
housing. However, under NPPF Paragraph 11(d), the tilted balance, is still engaged. This
is reflected in the assessment of the application as set out in this report.

7.6

Aside from housing policies, the application site is located within the Town Shopping
Centre and is designated as a Secondary Shopping Frontage in the SWDP.

7.7

With regard to the proposed launderette use, it is noted that the objective of Policy SWDP
10 is to retain Primary and Secondary Shopping Frontages in retail use wherever
possible. Since the SWDP was adopted however, there has been a significant change to
the Use Classes Order wherein a wide range of uses are now permissible on sites that
fell into the former retail use class. Therefore, notwithstanding the objectives of Policy
SWDP 10, many retail units within the City can now be changed to a broad range of other
uses without the need to obtain planning permission. Taking this into account, it is
considered unreasonable to restrict the use of this particular unit to retail use only,
particularly taking into account that its last use was also for non-retail purposes (hot
food take away).

7.8

The proposed use, whilst Sui Generis, is one that will provide a service to visiting
members of the public, will retain a shopfront and presence within the streetscape and
will facilitate full use of the upper floors of the property, all of which will help to preserve
the vitality and viability of the area, in accordance with the overarching policy objectives
of Policies SWDP 9 and SWDP 10. On this basis, it is considered that the proposed
launderette use is acceptable in principle.

7.9

With regard to the proposed use of the rest of the premises for short-term holiday lets,
Policy SWDP 35 states that “planning permission for new visitor accommodation within
development boundaries will be permitted where: i) it is of an appropriate type and scale
for the location or building; and ii) there is no adverse impact on neighbouring amenity”.
Policy SWDP 9 is also supportive of tourism uses within city centre locations. The
proposed use is in accordance with the aforementioned policies, will contribute to the
vitality and viability of the city centre (by enabling visitors to stay within the city core)
and will, as outlined above, ensure that the whole of the building is brought back into
use. On this basis, it is considered that the proposed short-term let / holiday
accommodation use is also acceptable in principle.
Impact on Amenities

7.10

Paragraph 130(f) of the NPPF requires planning policies and decisions to, amongst other
matters, “create places that are safe, inclusive and accessible and which promote health
and well-being, with a high standard of amenity for existing and future users” and Policy
SWDP 21 (Design) requires that new development does not have a significant adverse
effect on neighbouring amenity.

7.11 The proposed launderette is small in scale, with a capacity for 4 no. machines. It is not
considered that operations of the machines will create such levels of noise as to create
a nuisance to neighbouring properties. With regard to the proposed residential units
within the building, the applicant has confirmed that to provide maximised quality of
living space for the unit above the launderette, soundproofing will be fitted within the
floor void and premium quality sound mats used. With regard to ventilation, only hot air
will be extracted, which will be via a replacement vent in one of the panes of the shop

window and a new vent installed within the shopfront stall riser. Worcestershire
Regulatory Services (both Air Quality and Nuisance) have assessed the proposals and
have raised no objection. In terms of impact on amenities, it is considered that the
proposed launderette use is acceptable.
7.12 The proposed first floor extension is to project no further than the existing one and no
further than the adjacent two-storey extension to the rear of the property to the north.
In this respect, it is not considered that it will have a detrimental impact on the amenity
of any other property in the vicinity by reason of loss of light, outlook or privacy.
7.13 With regard to the proposed ground floor extension, it is noted that the existing boundary
walls to the north and east of the site are high walls (c. 2.9 metres) with a modern coping
on top. The submitted details indicate that these walls will be retained at their current
height with the ground floor extension built within them and no higher than them. On
this basis, there are no concerns regarding impact on the amenities of the neighbouring
properties to the north or east in terms of loss of light, outlook or privacy. With regard
to the property to the south, whilst the proposed ground floor extension would breach
the 45 degree code in relation to that property, that property is also in short-term /
holiday use. Taking this into account, along with the location of the proposed extension
– to the north of number 16 – it is not considered that the proposed ground floor
extension would adversely impact the amenities of that property by reason of loss of
light or outlook sufficient to justify the refusal of planning permission.
7.14 The proposed first and second floor units are well laid-out and, at 35 sq.m. and 37 sq.m.
respectively, and whilst the Council does not have space standards adopted within Policy
the proposed flats are of 37-39 sq.m. required for a 1-person unit National Space
Standards. which are considered to be appropriate. Both units are also considered to
have a good outlook and adequate access to light. Neither unit has an outdoor amenity
area, however, given the constraints of the site and its listed status, this is accepted.
The ground floor unit has a poorer level of amenity, with its bedroom window lit and
ventilated only by a lightwell. It does however, at 39 sq.m. in overall area, meet the
aforementioned space standard and is provided with its own small private outdoor
amenity area. Outlook from and light to the unit is considered adequate, particularly
given the south-facing patio windows serving the living area.
7.15 For the purposes of the proposed use – i.e. short-term / holiday lets, the units are
considered to represent high quality accommodation and are therefore acceptable for
that use. To ensure that the units are not used as permanent residences however, a
condition is proposed in accordance with that imposed on the units in the neighbouring
property (number 16 – also used as short-term lets, albeit smaller units). With regard
to the lightwell, the applicant has confirmed that cleaning and maintenance will be carried
out with access taken via a ladder from the flat roof above.
7.16 The provision of an amenity area to the ground floor flat has resulted in part of the rear
garden of the adjoining property (number 16) being reduced by around a half. Given
that property is also in use as short-term lets and that its amenity area is only accessible
by occupiers of the ground floor unit, the retained area is considered adequate to serve
that property in its current use.
Impact on Heritage Assets
7.17

Policy SWDP 6 (Historic Environment) states that “development proposals should
conserve and enhance heritage assets, including assets of potential archaeological
interest, subject to the provisions of SWDP 24”. SWDP 24 (Management of the Historic
Environment) states that “development proposals affecting heritage assets will be
considered in accordance with the Framework, relevant legislation and published national
and local guidance” and that “where there is potential for heritage assets with

archaeological interest to be affected, this description should be informed by available
evidence, desk-based assessment and, where appropriate, field evaluation to establish
the significance of known or potential heritage assets”.
7.18

With regard to the NPPF, paragraphs 199 – 208 of the NPPF deal with the impact of
development on heritage assets. Of particular note in this instance is paragraph 199,
which states that “when considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be given to the asset’s
conservation (and the more important the asset, the greater the weight should be)”;
paragraph 200, which states that “any harm to, or loss of, the significance of a
designated heritage asset (from its alteration or destruction, or from development within
its setting), should require clear and convincing justification”; and paragraph 202, which
states that “where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed against the
public benefits of the proposal including, where appropriate, securing its optimum viable
use”.

7.19

As stated above, also relevant are Sections 66(1) and 72(1) of the Planning (Listed
Building and Conservation Areas) Act 1990, which state that in considering whether to
grant consent for a development that affects a listed building or its setting, local planning
authorities shall have special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest it possesses (S66); and
that in determining applications affecting conservation areas, local planning authorities
shall pay special attention to the desirability of preserving or enhancing the character or
appearance of that area (S72).

7.20

The proposal involves the loss of some historic fabric – primarily, the existing two-storey
return. A letter from OES Consulting, dated June 2021, was submitted with the preapplication enquiry and has now been attached to the application file. The letter, signed
by a qualified structural engineer, confirms that the return has suffered excessive
settlement and is of inadequate construction. Taking this into account and the very basic
nature of the extension, which contributes very little to the significance of the listed
building, its replacement with an extension of a similar scale, like that proposed, is
considered acceptable in this instance.

7.21

The rear wall at ground floor level includes a number of openings at present, which the
proposal is to use and widen to provide access to the proposed rear extension. It is
unclear from the plans whether it is proposed to retain any of the existing sections of
rear wall, or whether the solid sections of the rear wall are to be of new construction.
To ensure that as much of the original fabric is retained a condition is proposed requiring
full details of the rear wall to be provided for approval prior to the construction of
development, to include all existing sections to be retained and structural details
demonstrating how the proposal will ensure adequate support of the rear wall above.

7.22

It is noted that the proposal includes infilling of the whole of the rear of the site. Whilst
the building would ideally retain some rear garden behind it, the plot is small and, in city
centre locations such as this, it is not unusual for whole of plots to be built upon. Use of
part of the plot of the adjacent property (number 16) to provide a small amenity are for
the proposed ground floor plot is rather unusual; however, given that both properties
are in the same ownership and use and are to be managed ‘as one’, sub-division of the
rear garden behind number 16 to provide a small amenity for each ground floor unit is
considered acceptable. With regard to the impact of the sub-division on the character
and setting of number 16 (also a listed building), it is noted that this element of the
proposals is easily reversible, involving only the installation of a boundary treatment
between the two gardens. To ensure that the boundary treatment is of a high quality
material that protects the setting of both listed buildings, a condition is proposed
requiring full details to be provided prior to installation.

Figure 4 – Rear of number 17 (taken from the rear garden of number 16)

7.23

The existing northern and east boundaries of the site are contained by high red brick
walls (c. 2.9 metres) with a modern coping on top. These walls contain historic fabric
and contribute to the character of the listed building. The submitted details indicate that
these walls will be retained at their current height with the ground floor extension built
within them. The submitted plan indicates this and notes that the floor level of the
extension will be slightly lower than the existing ground level. This approach is
considered acceptable in principle, subject to details being submitted to demonstrate
how the existing walls will be adequately supported and retained in their current
condition. To address this a condition is proposed, requiring such details to be submitted
and approved prior to any works relating to the rear extensions commencing.

7.24

The proposed ground floor extension is of simple design, with a flat roof, parapet wall
and one large ‘French’ window in its south elevation. It also contains a light well,
although this will not be evident from outside the building. The proposed materials are
smooth render with white-painted timber windows. Its overall design concept and use
of materials is contemporary, which is considered appropriate – as a new addition to the
building. A condition requiring full details of all external materials and new windows is
proposed.

7.25

The existing sash windows on the front and rear elevation of the building are to be
retained, repaired and, potentially, upgraded to improve their performance. Whilst this
is acceptable and, indeed, welcomed, in terms of enhancing this important element of
the building’s historic fabric, no details of the proposed works have been submitted. A
condition requiring this detail to be submitted for approval is therefore proposed.

7.26

The new vents proposed in the shopfront to provide ventilation to the launderette are
modest in scale and discretely located; however, no details of them have been submitted,

or how they will be fitted into the historic fabric. In this respect, a condition is proposed
requiring these details to be submitted for approval.
7.27

The Archaeologist has assessed the proposals and has raised no objection subject to a
condition requiring the submission of an historic building record and to a programme of
archaeological works. Given the demolition and ground works required by the proposed
scheme, such a condition is considered reasonable and necessary and is thus proposed.

7.28

In summary, the proposed scheme will result in some harm to the significance of the
listed building, in terms of the loss of historic fabric and infilling of its plot; however, the
scheme will deliver a number of benefits that will, in accordance with the relevant policies
and legislation, help to preserve the listed building. In this respect, the scheme will bring
back into use the upper floors of the building, returning them to a form of residential
use; maintain an active commercial use at ground floor level; and ensure the retention
and longevity of the building’s historic windows and rear boundary walls. Taking all of
the above into account, it is considered that the proposal will lead to less than substantial
harm to the significance of the listed building but that this harm will be outweighed by
the public benefits of the proposal, including securing the building’s optimum viable use.
In terms of impact on the Conservation Area, it is considered that the proposal will
preserve the character and appearance of the area.
Other Issues

7.29

Highways have assessed the proposals and have raised no objection subject to a
condition requiring the provision of cycle parking. As stated above, a room for the
storage of bins and cycles is proposed at ground floor level, behind the launderette.
This room accessible to all occupiers and is considered an acceptable location for its
proposed use. As recommended by Highways however, a condition is proposed
requiring full details of the layout of the room to be provided, to include space for the
parking of no less than 3 no. cycles.

7.30

The submitted Daytime Bat Assessment concludes that the return to be demolished
has ‘low’ potential to support roosting bats. The report recommends that removal of
roofing tiles should be conducted under the supervision of a bat-licenced ecologist and
that, in the unlikely event of bats, or evidence of bats being found, that works should
halt immediately and roofing materials reinstated while the supervising ecologist
determines a suitable course of action. To protect any potential bats on the site, a
condition requiring the recommendations set out in the report to be adhered to is
proposed. The submitted photographic survey and heritage assessment are considered
adequate to enable the application to be determined; however, additional detailed
information on a number of issues is required, which it is proposed may be dealt with
by way of condition, as set out in this report.

8.

Planning Balance and Conclusion

8.1

Turning to the overall planning balance, the proposal is considered to accord with the
SWDP, when taken as a whole.

8.2

Having balanced any policy conflict with the benefits of the proposed development,
comprising the provision of short term holiday accommodation, economic benefits
including through employment during the construction and operation phase (accepting
that the employment during the construction phase would be temporary, nevertheless
this would still be a benefit) and contributions to the local economy through additional

local expenditure, and collectively it is considered that the economic benefits weigh
moderately in favour of the development.
8.3

Taking all of the benefits into consideration, when balanced with the limited harm that
would arise from the proposed development in respect of built heritage, it is considered
that the harm would be significantly and demonstrably outweighed by the benefits in
this instance, such that as directed by paragraph 11 d) ii of the Framework permission
should be granted. Accordingly, whether the council can or cannot demonstrate a fiveyear housing land supply, does not alter the overall conclusion that the proposal
accords with the SWDP, when taken as a whole and there are no adverse impacts of
sufficient weight to significantly and demonstrably outweigh the benefits. To conclude
the proposal is considered to comprise sustainable development and it is recommended
that permission is granted.

8.4

All comments received as part of the consultation process and all material planning
issues have been considered in the determination of this application. Having regard to
the totality of the policies in the Framework, it is considered that he 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 proposal constitutes 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 are minded 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:
3916-001_H – Location Plan and Existing & Proposed Plans
Reason: To ensure compliance with the approved scheme.
3. The short-term let / holiday accommodation hereby approved shall be occupied for
short-term purposes only and shall not be occupied as a person or persons’ sole or
main place or residence.

Reason: To ensure that the accommodation is used only as short-term let / holiday
accommodation due to their size, layout and relationship to neighbouring
commercial uses in accordance with Policies SWDP 21 and SWDP 35 of the South
Worcestershire Development Plan 2016.
4. Prior to the commencement of any works relating to the rear wall of the building, full
details (including a structural survey) of the proposed rear wall at ground floor
level, including all existing sections of wall to be retained and structural details
demonstrating how the rear wall above will be adequately supported and how the
extensions will be tied-in to the rear wall of the building, shall be submitted to and
approved in writing by the local planning authority and the development shall
thereafter be implemented strictly in accordance with the approved details.
Reason: To ensure the retention of as much original fabric as possible and the
stability of the listed building in accordance with Policies SWDP 6 and SWDP 24 of
the South Worcestershire Development Plan 2016.
5. Prior to its installation, full details, including elevations and a schedule of materials
of the proposed boundary treatment to be erected in between the application site
and the rear garden of 16 New Street, shall be shall be submitted to and approved
in writing by the local planning authority and the development shall thereafter be
implemented strictly in accordance with the approved details.
Reason: To protect the character, integrity, historic fabric and significance of the
listed buildings in accordance with Policies SWDP 6 and SWDP 24 of the South
Worcestershire Development Plan 2016.
6. Prior to the commencement of any works relating to the rear extensions hereby
permitted, full details of the structure of the rear extension, including cross-sections
and full details of the foundations and floor slab and details confirming how the
existing boundary walls will be retained in their current condition, shall be submitted
to and approved in writing by the local planning authority and the development
shall thereafter be implemented strictly in accordance with the approved details.
Reason: To ensure the retention of as much original fabric as possible and the
stability of the listed building in accordance with Policies SWDP 6 and SWDP 24 of
the South Worcestershire Development Plan 2016.

7. Prior to the commencement of any works relating to the construction of the rear
extensions hereby permitted, full details of all external materials (to include facing
materials, roof coverings, flashings and rainwater goods) and full joinery details of
the new windows within the extensions (cross-sections to a scale of 1:10), shall be
shall be submitted to and approved in writing by the local planning authority and
the development shall thereafter be implemented strictly in accordance with the
approved details.
Reason: To protect the character, integrity, historic fabric and significance of the
listed building in accordance with Policies SWDP 6 and SWDP 24 of the South
Worcestershire Development Plan 2016.

8. All existing windows on the front and rear elevations of the building shall be
retained and repaired as part of the approved development. No repair works shall
commence until a full condition survey of all windows, including a detailed repair
schedule and, if required, a scheme for the upgrading of the windows has been
submitted to and approved in writing by the local planning authority and the works
to the windows shall thereafter be implemented strictly in accordance with the
approved details. For the avoidance of doubt, no existing window in the building
shall be removed, or the glazing within it replaced, without the prior written consent
of the local planning authority.
Reason: To protect the character, integrity, historic fabric and significance of the
listed building in accordance with Policies SWDP 6 and SWDP 24 of the South
Worcestershire Development Plan 2016.
9. Prior to the commencement of any works relating to the shopfront, full details of the
proposed vents shall be submitted to and approved in writing by the local planning
authority, including details of how the vents are to be fitted into the historic fabric
and the vents shall thereafter be installed and retained strictly in accordance with
the approved details.
Reason: To protect the character, integrity, historic fabric and significance of the
listed building in accordance with Policies SWDP 6 and SWDP 24 of the South
Worcestershire Development Plan 2016.
10. (A) No development shall take place until a programme of archaeological work has
been submitted to and approved by the local planning authority in writing. The
scheme shall include an assessment of significance; and:
1) The programme and methodology of site investigation and recording.
2) The programme for post investigation assessment.
3) Provision to be made for analysis of the site investigation and recording.
4) Provision to be made for publication and dissemination of the analysis and
records of the site investigation.
5) Provision to be made for archive deposition of the analysis and records of the site
investigation.
6) Nomination of a competent person or persons/organisation to undertake the
works set out within the Written Scheme of Investigation.
(B) The development shall not be occupied until the post investigation assessment
has been completed in accordance with the programme set out in the Written
Scheme of Investigation approved under condition (A) and the provision made for
analysis, publication and dissemination of results and archive deposition has been
secured.
Reason: In accordance with the requirements of paragraphs 194 and 205 of the
National Planning Policy Framework and Policies SWDP 6 & SWDP 24 of the South
Worcestershire Development Plan 2016.

11. The development hereby approved shall not be occupied until full details of the bin
and cycle store shown on the submitted plans has been submitted to and approved
in writing by the local planning authority. The details shall include the location of
individual bins and space for the parking of no less than 3 no. cycles. The
development shall thereafter be implemented and maintained in accordance with
the approved details.
Reason: To ensure an adequate standard of accommodation and access to
sustainable modes of travel, in accordance with Policies SWDP 21 and SWDP 4 of
the South Worcestershire Development Plan 2016.
12. The recommendations set out in the Daytime Bat Assessment submitted with the
application (prepared by Andrew Tillson Willis and dated March 2022) shall be
complied with throughout the course of demolition works to remove the existing
two-storey rear extension.
Reason: To protect potential protected species on the site in accordance with Policy
SWDP 22 of the South Worcestershire Development Plan 2016.
NOTES TO APPLICANT
1. The Local Planning Authority has acted positively and proactively in determining
this application by assessing the proposal against all material considerations,
including planning policies and any representations that may have been received
and subsequently determining to grant planning permission in accordance with
the presumption in favour of sustainable development, as set out within the
National Planning Policy Framework.

