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Key Issues 

 

The principle of development and whether the proposal 

would be sustainable form of development having regard 
to the 3 dimensions of sustainable development in terms 
of its economic role, social role and environmental role.   

Web link to application  https://plan.worcester.gov.uk/Planning/Display/20/00627/PIP 

Recommendation 
 

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

grant Permission in Principle.  

 
1. Background 
 

 1.1 The application was registered on 27 August 2020. An extension of time for the 
determination of the application has been agreed until 22 October 2020 to allow 

determination by the Planning Committee. 
 

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

Councillor Andy Roberts on the grounds of the level of interest and concern expressed 
by local residents. 

 
2.       The site and surrounding area  

 

2.1 The site is located at the centre of Warndon Villages directly opposite the entrance to 
the neighbourhood shopping centre and community centre, close to the medical centre 

and Lyppard Grange Ponds, a SSSI, beyond which is the Tesco supermarket. Ankerage 
Green also serves the Lyppard Grange public house and Lyppard Grange Primary 
School and public open space. 

  
2.2 The site is currently laid out as a car park which is owned by the medical centre. It is 

on the opposite side of Ankerage Green road and leads to the corner of Millwood Drive.   

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


  
   Figure 1. Site location  
 

2.3 The entrance to the site is from Ankerage Green. In the photograph below you can see 
the access into the site is controlled by the Surgery with the use of parking  security 

posts and also its relationship with the Doctors Surgery opposite.   
 

 

Figure 2. View of Doctors Surgery from Application Site 

Photograph taken by officer 

2.4 The site was formerly owned by Worcester City Council but was sold to the Doctors 
Surgery when the estate was created. Property Services has advised that there may be 
a restrictive covenant on the use of the carpark (Doctor’s Surgery and allied uses) 

which would need to be resolved, however this is a legal and land ownership matter 
and not a planning consideration.  

 



2.5 The site is designated as Green Space (spotty green); the north of the site is 
archaeologically sensitive (khaki green) and is within the neighbourhood shopping 

centre (pale blue).  
 

 

     Figure 3. Map showing constraints.  

3.      The proposals 

 
3.1 The application is for a Permission in Principle application for 6 dwellings.  
 

3.2      Permission in principle is an alternative route of obtaining planning permission for 
small-scale housing-led development. This process separates the issues concerning the 

principle of the proposed development from the technical details of the proposal. The 
process has two stages – permission in principle, which establishes whether a site is 
suitable in-principle; and the second stage (technical details consent), where the 

detailed development proposals are assessed. 
 

3.3      When assessing applications for permission in principle, the scope for assessment is 
strictly limited to the following issues: 

 

• location; 
• land use; 

• amount of development. 
 

3.4      Only the above issues are relevant to the ‘principle’ of development and can be 

assessed at this time. All other matters which go beyond these areas should be 
reserved for consideration at technical details consent stage. 

 



3.5 The relevant legislation regarding the process of a Permission in Principle does not allow 
for any conditions, but sets out that technical details must be submitted within 3 years 

of the date of the permission in principle, if granted.  
 

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

 Parking beat survey methodology 
 Site location plan 

 Planning and water management statement 
 

3.7 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.  

 

South Worcestershire Development Plan 
 

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

SWDP2  Development Strategy and Settlement Hierarchy 
SWDP6  Historic Environment  

  SWDP10  Protection and Promotion of Centres and Local Shops 
  SWDP13  Effective Use of Land  
  SWDP24  Management of the Historic Environment 

SWDP37  Built Community Facilities  
SWDP 38  Green Space  

 
Material Considerations 
 

1. National Planning Policy Framework 
 

4.3 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.  

 
4.4 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. 

 
4.5 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  

 
4.6 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 

guidance on the scope and nature of applications for permission in principle as set out 
in section 4.1- 4.4.   

 
5 Planning History 

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

P97G0170 - Erection of a local centre comprising 3no. A1 retail units, 2no. A3 fast food 
take away outlets, dentist, nursery school, extensions to existing community centre and 

medical centre, an upper floor flat and associated landscaping and car parking. Approved 
3rd July 1997 

 
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): Objections have been received from 
the occupants of: 

 Governing Body of Lyppard Grange Primary School 
 Lyppard Grange Community Centre 

 26 Cover Green  
 21 Dockeray Avenue 
 9 Hunt Avenue 

 2 Knotts Avenue 
 4 Mapit Place 

 1 Six Acres Croft 
 

on grounds relating to the following matters: 

Material considerations from comments 

  Number of houses proposed 

 
Further comments made 
 

Loss of car parking for surgery, school and community centre 
Congestion 

Impact on road safety 
Loss of green space and community area 

Not in keeping with the original plans for the area 
 



Lyppard Grange Community Centre also discuss the loss of use of the car park for their   
community event for fundraising.  

 
The Parish Council has also raised all of the above issues and has also provided data on 

the importance of Ankerage Green green space to the wider Warndon Parish area.  
 
Councillor Andy Roberts: “I object to this plan for housing. There is currently not 

enough space for the amount of traffic that comes to the area. Especially during school 
pick up and drop offs. Not to mention when coaches are waiting to take school children 

to and from events. It's a safety risk. 6 houses with multiple cars could make parking 
more limited for the doctors, dentist or community centres.” 
 

Second comment  
“I object to the proposal because 1. It does not comply with the Development Plan, 2. 

Constitutes over-development and is not compatible with the existing general lay-out 3. 
Would be unsympathetic to the general design of the area 4. Is likely to worsen parking 
problems (and thus create a risk) during the school drop-off/collection period. The land 

identified for development was not cited in the South Worcestershire Development Plan 
and is not a feature of SWDPR. The Neighbourhood Plan is disregarded by the applicant, 

though it is being developed and has only being delayed because of the pandemic. This 
application appears to take advantage of this situation. The area was designed as part of 

the Warndon Master plan for which the City Council (particularly its Planning 
Department/Committee) can be proud. The open nature of the area is enhanced by 
green spaces and undeveloped places, such as this car park. This proposal would 

destroy the intention of the Master Plan and act as a gateway for other unwanted and 
unsuitable applications. Six residences on a limited site would be out of context with the 

lay-out of the area and would be particularly prominent, occupying a site that is on a 
rise on the outside curve of Mill Wood Drive, near the junction of Ankerage Green, which 
gives access to community assets including the school and the local community centre. 

There is confusion about the purpose of car park which forms the site. It is understood 
that it is for use of the surgery, which means that displaced vehicles would have to use 

the already congested general car park leaving no priority for visitors. This is bound to 
lead to more on-street parking, which will create new hazards when children are 
accessing the school. It should also be noted that the larger car park serving The Hub 

etc. is occasionally used for amenity purposes, which may happen more often during the 
Covid- 19 recovery period.” 

 
Councillor Lucy Hodgson: “This is an application which can be seen to be speculative. 
At present is a car park which fronts the Ankerage Green Shopping centre. I am not who 

owns the car park and it does seem that the Doctor's surgery are (sic) to be keen to sell 
off the land to help fund their practice rather than supporting the local community. As 

part of the design of Warndon Villages great care was taken not to have housing on our 
main througherfares (sic) and on areas such as this. It is not clear if this will be come 
(sic) part of Lyppard Kettleby or will be completely separate (sic). The Ankerage Green 

car park is always busy and there are serious parking issues around Lyppard Grange 
School at the start and end of the school day. This is the first application in Warndon 

Villages where permission in principle is being recommended. Looking application it is 
not clear as to how the site would be set out, what are the local facilities such as 
gardens parking spaces and the style of the housing in the development and whether 

they will fit in with the surrounding area.” 
 

Worcester City Council Archaeological Officer: No objection  - a recommendation for 

access for recording on a technical details application. 

 
Landscape and Biodiversity Adviser: Objection as contrary to SWDP38 and impact on 

existing landscaping and wider open space setting. 
 



Worcestershire County Council (Highway Authority): “It is noted that the 
application for the proposed residential development of up to 6 dwellings with access off 

Ankerage Green has been made in accordance with the Town and Country Planning 
(Permission in Principle) Order 2017.  Accordingly, at the 'in principle' stage, 

consideration can only be given as to the site location, land use and the amount of 
development and the Highways Authority has no objection to raise.    
 

The application site was the subject of pre-application discussion in 2018 and parking 
survey data which was accepted by the Highway Authority at that time has been 

resubmitted to demonstrate that the parking demand for the overflow car park is 
comparatively low and can be accommodated within the main car park on Ankerage 
Green and this data is considered to be still valid. 

 
Details of the access design to include visibility splays plus the internal site layout will be 

agreed at the Technical Details stage and must comply with County standards. 
 
The Highway Authority has undertaken a robust assessment of the planning 

application and concludes that there are no justifiable grounds on which an objection 
could be maintained.”   

 
South Worcestershire Land Drainage Partnership: Requested details of drainage to 

be included in the technical details consent if relevant. 
 

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 of Economic Development and Planning 

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

sustainable development principles and these are consistent with the Framework. This 
application is to determine the principle of development of the site for up 6 dwellings, 
which does not require the detailed information usually provided with a full application 

which enables a rounded assessment of the proposals. Information in terms of how it 
will affect the local area in terms of design, traffic and the many other ways cannot be 

assessed at this stage and is to be left to the technical assessment stage.  

7.2 The following comments assess only the principle of the development and whether the 
proposal is acceptable in terms of location, land use and amount of development.  

 
  The Principle of Development 

 
 Policy context  

7.3 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/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 to be determined in accordance with the Plan, unless material 
considerations indicate otherwise.  

7.4 The site is not allocated for development in the South Worcestershire Development 
Plan. Policy SWDP2 sets out the development strategy and site allocations within the 

Plan area. The development strategy is based on six key principles which include the 
need to provide for and facilitate the delivery of sufficient housing to meet objectively 
assessed needs to 2030; safeguard and (wherever possible) enhance the open 

countryside; encourage the effective use and reuse of accessible, available and 
environmentally acceptable brownfield land; and focus most development on the urban 

areas where both housing needs and accessibility to lower-cost public services are 
greatest. This policy seeks to direct new development towards sustainable areas within 
development boundaries and strictly control development within areas of open 

countryside, unless specific exceptions are applicable. 

7.5 The site is not allocated for development in the South Worcestershire Development 

Plan, as set out in figure 2 above. However, policy SWDP 2 requires windfall 
development proposals to be assessed in accordance with the settlement hierarchy that 
identifies Worcester as being the principal settlement in South Worcestershire and 

promotes development which is supported by existing infrastructure. Amongst other 
principles, it seeks to encourage the effective use and re-use of accessible, available 

and environmentally acceptable brownfield land where practicable in preference to 
greenfield land. As such, I consider it would therefore be in compliance with Policy 

SWDP 2 and the locational strategy of the development plan.  
  
7.6 The site has constraints relating to being archaeologically sensitive, being within the 

neighbourhood shopping centre and Green Space as set out in policy SWDP 38. 
Additionally, as the car park is owned by the doctors’ surgery it is considered to be a 

community facility and therefore SWDP 37 regarding Built Community Facilities is 
applicable.  

 

7.7 The archaeological merit of the site has been considered by the Archaeological Officer 
above and there is no objection in relation to this constraint. If the permission in 

principle were approved there would be a requirement to address this within the later 
stages, but it would not form an objection to the principle of development of the site.  

 

7.8 The neighbourhood shopping centre designation includes the existing doctor’s car park 
as part of the wider retail and community offer in the area. The inclusion of the car 

park within the neighbourhood shopping area, in terms of policy SWDP 10, would not 
preclude this development as the policy seeks to ensure the retail mix is maintained 
as a local community facility. This  would not be affected by this proposal.  

 

7.9 Policy SWDP 37 identifies health facilities, which would include both the buildings and 
associated land, as a community facility.  However, the policy accepts that if in excess 

of a viable ongoing use required to support the community facility then development 
is acceptable. Within the planning statement it has set out that the site is currently 
‘redundant and predominantly vacant’ and has been identified by the practice as 

operationally not required.  In this instance, the occasional fete relating to the 
community site would not be considered a viable ongoing use which would secure its 

ongoing community use.   
 

7.10 Policy SWDP 38 - Green Space states: 
 

“A. Green Space, as identified on the Proposals Policies Map, includes a range of 

private and public open spaces, and associated community facilities 



B. Development of Green Spaces will not be permitted unless the following exceptional 
circumstances are demonstrated: 

i. The proposal is for a community / recreational use that does not compromise the 
essential quality and character of the Green Space; or 

ii. An assessment of community and technical need (using recognised national 
methodology where appropriate) clearly demonstrates that the Green Space is surplus 
to requirements; or 

iii. Alternative / replacement Green Space of at least equivalent value to the 
community has been secured in a suitable location 

 C. This policy should be read in conjunction with policies SWDP 5, 22, 29 & 39 as any 
new Green Infrastructure secured under these policies will be designated and protected 
as Green Space” 

7.11 However, although the site may fall within the greenspace allocation, it currently 
functions as a hard-surfaced car parking area with limited amenity value or qualities to 

support community activity. Although I note that the site is used to accommodate the 
annual Warndon Villages fete that has a community benefit, nevertheless this is an 
annual event and must therefore be assessed accordingly. In operational terms, the 

site is brownfield rather than acting as Green Space for community and recreational 
use and the proposal should be considered as redevelopment of previously developed 

land.    
 

 Location and land use 
 
7.12 As set out above, spatially, the site is within the city development boundary and meets 

the requirements of SWDP 2 particularly as it is  brownfield land.  

7.13 The location of the site is within a well-established suburb of the city  making it 

suitable for residential development. The proximity to key local services - doctors, 
food store, local retail and schools - support this view, as well as its close proximity to 
bus services which supports more sustainable travel options.  

 Amount of development  

7.14 In this respect, policy SWDP 13 is relevant as it seeks to ensure that housing 

development will make the most effective and efficient use of land, with housing 
density designed to enhance the character and quality of the local area, 
commensurate with a viable scheme and infrastructure capacity. Housing density will 

be greater on sites with a high level of accessibility, including sites located in or close 
to city and town centres, or close to public transport facilities and in areas with the 

greatest need for additional housing. To deliver places that are more sustainable, 
development will make the most effective and sustainable use of land, focusing on, 
amongst other matters, reusing previously developed land. 

7.15   Part E (i) of policy SWDP 13 requires that sites within the city of Worcester should 
achieve an average net density of 40 dwellings / ha. In this case the site area is 

approximately 1240 sqm (0.124 hectares) with a proposal for up to six dwellings. This 
equates to approximately 48 dwellings / ha. Whilst this figure would be above 40 dph 
it would not be significantly so and given the prevailing  development in the site’s 

vicinity, the proposed density would be appropriate. Furthermore, there is an active 
frontage along over 50 metres of the site which would assist in layout and 

arrangement with no arterial roads, sub roads or infrastructure space requirements 
necessary due to the limited size of the site. 



  Other Issues  

  Issues of concern have been raised in respect of vehicle access, the capacity of the 

site to accommodate the development, loss of car parking, congestion, impact on 
highway safety and the size and layout of the proposal. However, these issues would 

be subject to the consideration of a technical matters application and cannot be 
considered within the scope of this application for the principle of the development 
only. 

8. Conclusion and planning balance 

8.1 The NPPF identifies a series of 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 is in accordance with the requirements of the adopted planning policy within 

the development plan and other material considerations relevant to the determination 
of the application, which due to the nature of the application and the given remit of the 

permission in principle application, differ from a traditional planning assessment.  

8.2 Redevelopment of the site is constrained by the Green Space policy.  This, coupled with 
the site being a built community facility, means that the proposed development needs 

to be carefully considered within the planning balance.  

8.3 Currently the site is owned and controlled by the Doctors Surgery and it is now 

considered to be surplus to their needs. As such it meets the requirements of policies 
SWDP 37 and SWDP 38.  

8.4 I understand that the proposed development opportunity could add to the existing 
difficulties within Ankerage Green regarding car parking for the school. However, this is 
private land that is controlled by the Doctors Surgery using parking bollards (see figure 

2)  and therefore, does not alleviate or help to manage these issues.  

8.5 The site does offer the opportunity for housing on a brownfield site in a highly 

sustainable location in close proximity to essential services and infrastructure. As such 
on balance, the application is recommended for approval with a clear steer for the 
retention of as much of the existing landscaping on the site during construction to help 

retain the contribution to the landscape quality of the area. 

8.6  I acknowledge all comments received as part of the consultation process and consider 

all material planning issues relating to the permission in principle process have been 
considered in the determination of this application.. 

 


