PLANNING APPLICATION NUMBER:P12/0432
Type of approval sought

Full Planning Permission

Ward

Wollaston & Stourbridge Town

Applicant

RICHARD FLYNN, RICHARD HOMES LTD

Location:

43, WORCESTER STREET, STOURBRIDGE, WEST MIDLANDS,
DY8 1AX
Proposal
ERECTION OF A 4 STOREY BUILDING PROVIDING 12 NO. FLATS
AND ASSOCIATED WORKS
Recommendation APPROVE SUBJECT TO CONDITIONS
Summary:

SITE AND SURROUNDINGS

1. The site lies on the edge of Stourbridge town centre and was formerly in use as a
garden centre. The site has been cleared of all buildings and has remained vacant for
several years. The surrounding area is predominantly residential, although there are
also a number of commercial premises in the vicinity of the site. The existing
residential properties are relatively large detached or semi-detached buildings, of a
variety of styles. The dwellings on the same side of Worcester Street as the application
site are at an elevated level above the highway.

2. The rear (east) boundary of the site is formed by a 4.7m high retaining wall, beyond
which is a row of mature trees along the boundary with Pepper Hill. Pepper Hill is
approximately 8 metres above the level of Worcester Street. To the north is a
detached house (St Andrews) and to the south there is a pair of traditional semidetached houses (no.s 45 and 47). All of these buildings are two-storeys high. The
site itself is at a substantially lower level than both of the adjacent houses, and there is
a slight rise in levels from the front towards the rear wall.
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PROPOSAL

3. Permission is sought for the erection of a four storey building (with parking at ground
floor level and three storeys of accommodation above). The development will form
10no. one-bedroom flats at a density of 100 dwellings per hectare. 15no.parking
spaces are to be provided, 12 of which are to be located within the ground floor of the
building.

4. The development as proposed is an amendment to the scheme initially submitted for
the application, which Officers had concerns over in relation to design and access
issues.

PLANNING HISTORY

5.
Application
P07/1183

6.

Proposal

Decision

Date

Erection of 5no.Dwellings and

Approved Subject February

Associated Car Parking

to Conditions

2008

The development referred to above has commenced; however the applicant has
advised that the development of the proposed houses is unviable in the current
economic climate.

PUBLIC CONSULTATION

7.

29 neighbour notification letters have been sent out and a site notice posted. Two
letters of objection have been received in response, expressing concern that:
i)

the site is located close to a bend, vehicles leaving the site will be a danger
to highway safety, and

ii)

the development will have an adverse effect on outlook.
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OTHER CONSULTATION

8.

Head of Environmental Health and Trading Standards – No objection.

9.

Group Engineer (Development): In relation to the initial submission, the Group
Engineer expressed concerns over visibility splays from the site access and the
layout of the parking area. The amended proposals have been submitted by the
applicant to address these issues.

RELEVANT PLANNING POLICY

10. National Planning Policy
National Planning Policy Framework ( NPPF )

Black Country Core Strategy
Policy DEL1 (Infrastructure Provision)
Policy HOU1 (Delivering Sustainable Housing Growth)
Policy HOU2 (Housing Density, Type and Accessibility)
Policy TRAN2 (Managing Transport Impacts of New Development)

Saved 2005 UDP Policies
Policy DD1 (Urban Design)
Policy DD4 (Development in Residential Areas)

Supplementary Planning Guidance
Draft Parking Standards SPD
Planning Obligations SPD
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ASSESSMENT

11. The determining issues in the assessment of this application are:
•

Principle;

•

Impact on the character of the area;

•

Impact on residential amenity;

•

Highway safety;

•

Planning obligations

Principle

12. The principle of the development of this site for housing purposes is in accordance
with the aim of Policy HOU1 of the Black Country Core Strategy (BCCS) which seeks
to ensure the provision of sufficient land to provide for sustainable housing growth, to
be achieved by building at least 95% of new housing on previously developed land
(the National Planning Policy Framework (NPPF) also encourages the effective use
of brownfield land as one of its core planning principles). The development would
also accord with Policy HOU2 of the BCCS, which seeks to ensure that higher
density developments (such as that proposed) are located in the areas with best
access to public transport and services i.e. Strategic and Town Centres.

Character

13. Policy HOU2 of the BCCS seeks the provision of high quality design in new housing
developments, whilst Saved Policy DD1 of the Unitary Development Plan (UDP)
requires that new developments should have a positive impact on the character and
appearance of the area.
14. Whilst the proposed building would be four-storeys high it would only be 1 metre
higher than St Andrews to the North and approximately 0.5m lower than no.45
Worcester Street to the South. The scale of the building is dictated by a requirement
to provide a development which effectively fills the large gap between those two
existing buildings, and in street scene terms the transition in building heights across
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the site from north to south is considered to be appropriate. The design of the
building is acceptable, incorporating elements found in existing buildings in the
vicinity of the site such as dormer windows, corbelled eaves, parapet walls and the
use of rendering.
15. The proposed building can be satisfactorily accommodated into the existing pattern of
development along this part of Worcester Street and will make a positive contribution
to the character of the area. In this respect complies with Policies HOU2 and DD1.
Residential Amenity

16. Saved Policy DD4 of the UDP states that new developments should not have any
adverse impact on residential amenity. St Andrews and no.45 Worcester Street have
first floor windows in their side elevations, at distances from the proposed building of
4.5m and 6m respectively. The development will lead to a degree of loss of outlook
from those windows, and in the case of St Andrews a loss of light. However on
balance it is considered that the relationship of the building with the adjacent
properties is acceptable, given that the windows either only serve non-habitable
rooms or are secondary light sources to bedrooms. No objections to the proposal
have been received from either property.

17. The site is largely screened from views on Pepper Hill by the existing trees along the
eastern boundary. The development would not have any detrimental impact on
outlook from properties on Pepper Hill.
18. The NPPF requires that new developments should provide a good standard of
amenity of future occupants. In this case given the site constraints it is not possible
to provide any meaningful outdoor amenity space within the development, other than
through the provision of balconies on the rear elevation of the building for some of the
flats. The site does however lie within walking distance of Mary Stevens Park, which
along with the provision of balconies is considered sufficient to meet the likely
amenity space requirements of the occupants of the development taking into account
the constraints of the site.
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Highway Safety

19. Policy TRAN 2 of the BCCS requires that new developments should demonstrate
their travel and transportation impacts together with proposals for mitigation, and
advises that it is important that accessibility by a choice of sustainable modes of
transport is maximized at all developments. In this case the site lies in a highly
sustainable location, close to local services and public transport and in this respect
the development complies with Policy TRAN2. Parking provision is in accordance
with the Parking Standards SPD.

Planning Obligations

20. Black Country Core Strategy Policy DEL1 ‘Infrastructure Provision’ sets out the
adopted policy framework for Planning Obligations within Dudley and the Planning
Obligations SPD provides further detail on the implementation of this policy; these
policy documents were prepared in accordance with national legislation and guidance
on planning obligations. Policy DEL1 requires all new developments to be supported
by sufficient on and off-site infrastructure to serve the development, mitigate its
impact on the environment, and ensure that the development is sustainable and
contributes to the proper planning of the wider area.
21. The obligations potentially triggered according to the Planning Obligations SPD are
Transport Infrastructure Improvements, Nature Conservation Improvements, Air
Quality Improvements, Library Improvements, Public Realm Improvements, Public
Art Improvements, Economic and Community Development Statement, and an
Education Contribution and Open Space, Sport and Recreation Improvements. In
determining the required planning obligations on this specific application the following
three tests as set out in the CIL Regulations, in particular Regulation 122, have been
applied to ensure that the application is treated on its own merits:
(a)

necessary to make the development acceptable in planning terms;

(b)

directly related to the development;

(c)

fairly and reasonably related in scale and kind to the development.
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22. Following consideration of the above tests the only obligations required for this
application are for air quality, nature conservation, public art and public realm
improvements, and an Economic and Community Development Statement. The latter
can be sought by condition. In lieu of a financial contribution, the provision of cycle
parking as shown on the submitted plans will help to contribute to the aims of the Air
Quality Action Plan in respect of emission reduction initiatives. It is considered that
the provision of cycle parking meets the CIL tests in that it will contribute to the
delivery of a sustainable development, is being provided directly on the development
site itself and is deemed to be in scale and kind to the proposed development.

23. The applicant has submitted an ecological survey which recommends that bird boxes
should be installed on the building and that shrub planting be incorporated into the
landscape proposals. These measures can be sought by condition, to a equivalent
financial value of £526.24, as can the required public art and public realm
improvements ( equating respectively to 1% of the design and development costs
and to £5492 )..

New Homes Bonus

24. Clause (124) of the Localism Act states that local planning authorities are to have
regard to material considerations in dealing with applications including any local
finance considerations, so far as material to the application. A “local finance
consideration” means a grant or other financial assistance that has been, or will or
could be, provided to a relevant authority by a Minister of the Crown. This may be
taken to cover the payment of New Homes Bonus, or sums that a relevant authority
has received, or will or could receive, in payment of Community Infrastructure Levy.

25. The New Homes Bonus is designed to create an effective fiscal incentive to
encourage local authorities to facilitate housing growth. It will ensure the economic
benefits of growth are more visible within the local area, by matching the council tax
raised on increases in effective stock.
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26. The Bonus will sit alongside the existing planning system and provides local
authorities with monies equal to the national average for the council tax band on each
additional property and paid for the following six years as a non-ring fenced grant. In
addition, to ensure that affordable homes are sufficiently prioritised within supply,
there will be a simple and transparent enhancement of a flat rate £350 per annum for
each additional affordable home.
27. Whilst the clause makes it clear that local finance matters are relevant to planning
considerations and can be taken into account, it does not change the law in any way.
It is not a new basis for planning policy and it remains unlawful for planning
permissions to be “bought”.
28. This proposal would provide 10 houses generating a grant of 10 times the national
average council tax for the relevant bands. Whilst this is a significant sum of money
the planning merits of the proposal are acceptable in any event and therefore this is
not accorded significant weight.

CONCLUSION

29. The principle of the proposed development is acceptable in that it will provide for
additional housing on previously developed land in a sustainable location. The
development would not have any adverse impact on the character of the area or the
amenities of future occupants or existing nearby residents. The level of parking
provision is considered to be acceptable. The proposed development would therefore
satisfy Policies HOU1, HOU2 and TRAN2 of the Core Strategy and Saved Policies
DD1 and DD4 of the UDP.
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RECOMMENDATION
30. It is recommended that the application be approved subject to the following
conditions:

Reason for Approval

The principle of the proposed development is acceptable in that it will provide for
additional housing on previously developed land in a sustainable location. The
development would not have any adverse impact on the character of the area or the
amenities of future occupants or existing nearby residents. The level of parking
provision is considered to be acceptable.

The decision to grant planning permission has been taken with regard to the
policies and proposals in the Black Country Core Strategy and Saved 2005 UDP
Policies a set out below and to all relevant material considerations including
supplementary planning guidance:

Policy DD1 ( Urban Design )
Policy DD4 ( Development in Residential Areas );
Policy HOU1 ( Delivering Sustainable Housing Growth )
Policy HOU2 ( Housing Density, Type and Accessibility )
Policy TRAN2 ( Managing Transport Impacts of New Development )

The above is intended as a summary of the reasons for the grant of planning
permission. For further detail on the decision please see the application report.

34

Conditions and/or reasons:
1. The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.
2. Prior to the occupation of the building hereby approved, the parking and turning
area[s] shown on the approved plans shall be provided and thereafter maintained
for these purposes for the lifetime of the development.
3. Prior to the commencement of development details of the existing and proposed
levels of the site, which should be related to those of adjoining land and
highways,shall be submitted to and approved in writing by the local planning
authority. The development shall proceed in accordance with the approved levels.
4. Prior to the commencement of development, details of the types, colours and
textures of the materials to be used in the hard surfacing of the development hereby
approved shall be submitted to and approved in writing by the Local Planning
Authority. The development shall be carried out in complete accordance with the
approved details and retained for the lifetime of the development unless otherwise
agreed in writing with the local planning authority.
5. Notwithstanding the information shown on plan drawing WS1 ( front elevation ) no
development shall commence until details of the types, colours and textures of the
materials to be used on the external surfaces of the buildings hereby approved shall
be submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in complete accordance with the approved details.
6. Prior to the commencement of development, details of the materials, including
colours, of the retaining walls hereby approved on the site shall be submitted to and
approved in writing by the Local Planning Authority. The development shall proceed
in accordance with the approved details prior to occupation and the walls shall be
retained and maintained as approved for the lifetime of the development.
7. No development shall commence until details of nature conservation enhancement
works have been submitted to and approved in writing by the Local Planning
Authority. The nature conservation enhancement works shall thereafter be provided
in accordance with the approved details prior to first occupation of the development
and be maintained for the life of the development.
8. No development shall commence until details of public realm works have been
submitted to and approved in writing by the Local Planning Authority. The public
realm works shall thereafter be provided in accordance with the approved details
prior to first occupation of the development and be maintained for the life of the
development.
9. No development shall commence until details of works of public art have been
submitted to and approved in writing by the Local Planning Authority. The works of
public art shall thereafter be provided in accordance with the approved details prior
to first occupation of the development and be maintained for the life of the
development.
10. No development shall commence until an Economic and Community Development
Statement has been submitted to and approved in writing by the Local Planning
Authority. The Statement shall address as a minimum, measures to increase the
number of jobs open to local people available on the site and the development of
initiatives that support activities to upskill local unemployed people of working age
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so as to support them into sustained employment as outlined in the Council’s
Planning Obligations Supplementary Planning Document. The development shall be
implemented in accordance with the approved Statement and retained in
accordance with the Statement for the lifetime of the development.
11. No development shall commence until details of secure cycle parking facilities in
accordance with the Council’s parking standards have been submitted to and
approved in writing by the Local Planning Authority. The cycle parking shall
thereafter be provided in accordance with the approved details prior to first
occupation of the development, shall be made available at all times and be
maintained for the life of the development.
12. No development shall commence until details for the provision of external electric
charging points have been submitted to and approved in writing by the Local
Planning Authority. The Electric Charging point(s) shall thereafter be provided in
accordance with the approved details prior to first occupation of the development
and be maintained for the life of the development.
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