
 

 

Application Number 20/00865/FUL 

Site Address Tesco Express, Unit 1, Brindley Court, Gresley 

Road, Worcester, WR4 9FD 

Description of 

Development 

Retrospective application for installation of steel security 

spikes around roof. 

Expiry Date 12 January 2021 

Applicant Tesco 

Agent Tesco 

Case Officer Laura Williamson 

Ward Member(s) Warndon Parish North Ward 

Reason for Referral to 

Committee 

 

At the request of the Chairman of the Planning 

Committee. 

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/20/00865

/FUL 

Recommendation 
 

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

refuse this application for the reasons set out in 
Section 9 of this report. 

 
1. Background 

 
 1.1 The application was registered on 17 November 2020 and was due for a decision on 12 

January 2021. An extension of time for the determination of the application has been 
sought to allow determination by the Planning Committee. 

 

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

 
2.       The site and surrounding area  

 

 2.1     The application site comprises a Tesco Express store located within the Warndon Parish 
North Ward. The east and north of the site comprises other business units and parking 

including an off-licence, convenience store, takeaways, hairdresser, a veterinary clinic 
and a nursery.   

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


 

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

  
3.      The proposals 

 
3.1 The application seeks retrospective planning permission for the installation of steel 

security spikes at gutter level around the roof of the Tesco Store. 

 
3.2 The application is accompanied by a full set of plans together with a suite of supporting    

  documents that include: 
 
Location Plan 

02_3463_02A Existing Site Plan 
02_3463_02B Existing Roof Plan 

02_3463_02C Proposed Roof Plan 
03_3463_03A Existing Elevation 
03_3463_03B Proposed Elevation 

 
3.3 In accordance with Article 15 (7) of The Town and Country Planning (Development  

  Management Procedure) (England) Order 2015 (as amended), full details of the  
  application have been published on the Council’s website. As such, Members will have 

  had the opportunity to review the submitted plans and documents in order to  
  familiarise themselves with the proposals prior to consideration and determination of 
  the application accordingly. 

 
4.  Planning Policy  

 
4.1  The Town and Country Planning Act 1990 (‘the Act’) establishes the legislative 

 framework for consideration of this application. Section 70(2) of the Act requires the 

 decision-maker in determining planning applications/appeals to have regard to the 



 

 Development Plan, insofar as it is material to the application/appeal, and to any other 
 material consideration. Where the Development Plan is material to the development 

 proposal it must therefore be taken into account.  Section 38(6) of the Planning and 
 Compulsory Purchase Act 2004 requires the application/appeal to be determined in 

 accordance with the Plan, unless material considerations indicate otherwise. 
 

4.2  The Development Plan for Worcester now comprises: 

 
 The South Worcestershire Development Plan (SWDP) which was adopted February 

2016, and; 
 The Worcestershire Waste Core Strategy, which was adopted on December 2012.  

 

South Worcestershire Development Plan 
 

4.5     The following policies of the SWDP are considered to be relevant to the proposal: 
 

SWDP 21 Design 

 
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: Design, Determining a planning application, Health and Wellbeing, Noise, and 
Use of Planning Conditions.  

 
3. Supplementary Planning Documents 
 

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

 
 South Worcestershire Design SPD 
 

 The South Worcestershire Design SPD was adopted on 5th March 2018 and replaces the 
previous Supplementary Planning Guidance Note 3: Design (SPG3).  



 

  Both documents encourage high standards of design for development proposals in 
accordance with the aims and interests that the NPPF seeks to protect and promote in 

this regard. The Design Quality SPD is consistent with the planning policies in the 
SWDP.  

 
5. Planning History 

5.1 There is no relevant planning history to the assessment of this planning application.  

Pre-application Engagement 

None 

Public Consultation by Applicant 

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  

The following third party objections have been received: 

29 Great Oaty Gardens 

‘The following proposals are contrary to Policy SWDP 21: Design. As such my 
comments are that of objection to the following proposals. Reason(s): Policy SWDP 

21/A states: "All development will be expected to be of a high design quality. It will 
need to integrate effectively with its surroundings, in terms of form and function, 
reinforce local distinctiveness". The construction of such 'spikes' does not assimilate 

with the surroundings. Design quality is critical to good planning as excellence in 
design can enhance the quality of people's lives, create a sense of place, improve the 

attractiveness of a location and create safer places to live and work. Streets, pathways 
and public open spaces are the 'glue' that binds a place together, making it accessible, 
attractive and safe and an easy place to move around. Poor design, on the other hand, 

has the potential to detract from people's day-today lives through poor building 
relationships, car-dominated layouts and a sub-standard public realm, all of which add 

little to a sense of place and have a negative impact on land values, property prices 
and the environment in general. Policy SWDP 21/B(ii) states: "Development proposals 
must complement the character of the area. In particular, development 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." The erection of security perimeter spikes do complete the character 
of the area, they do not contribute to the visual interest of the streets and shop 

frontages. Good design is also a crucial element in supporting economic prosperity. 
Ensuring the highest quality of design in employment and retail locations, along 
with enhancement through quality design of Worcester, is an important factor in 

attracting inward investment. Policy SWDP 21/B(iv) states: "Development should 
provide an adequate level of privacy, outlook, sunlight and daylight, and should not be 

unduly overbearing." The erection of security spikes around the roof are unduly 
overbearing as such are contrary to policy. Policy SWDP 21/B(v) states: "The distinct 
identity and character of settlements should be safeguarded." The construction of the 

security feature is contrary to the character of the area that is predominantly 



 

residential alongside light industrial uses. The proposals are not in line with the 
surrounding uses. The NPPF (2019) states: Planning policies and decisions should 

ensure that developments: a) will function well and add to the overall quality of the 
area, not just for the short term but over the lifetime of the development. 

Weight should be given to this to ensure that the area of Warndon remains distinctive 
and unduly ugly, unsightly and anti-social. Other internal security features should be 
considered that are less intrusive and more sympathetic to the amenity of the 

surrounding area as set 
out by the Secured by Design principles. This should be in accordance with the crime 

risk for the area.’ 
 
4 Ripley Gardens 

‘I wish to object to this planning application for the following reasons: 1. The anti-theft 
spikes are a complete eyesore. 2. The anti-theft spikes give a negative impression and  

could dissuade people from moving the area. 3. Other properties on the site don't have 
anti-theft spikes fitted. 4. There are alternative ways to make the building more 
secure.’ 

 
Worcestershire County Council (Highway Authority):   

 
‘There are no implications for Highways therefore there is no comment/ objection to 
make.’ 

 
West Mercia Police:  

 
‘With regard to this application, thank you for the opportunity to comment. I have no 
objects for this application, however consideration for the Occupiers Liability Act 1984, 

therefore clear appropriate signage is required.’ 
 

Warndon Parish Council: 
 

‘Warndon Parish Council objection to 20/00865/FUL -Tesco Express Unit 1 
Brindley Court Gresley Road Worcester WR4 9FD. Retrospective Application 
for installation of Steel Security Spikes all around at roof 

 
Warndon Parish Council has concerns that this retrospective application creates a 

negative aesthetic effect on the character of the Brindley Court commercial centre.  
 
In August large shiny metal spikes were put up along the visible outer roof edges of the 

Tesco Express shop without prior planning permission. 
 

When the City Council was notified, an enforcement notice was served which led to this 
retrospective planning application. 
 

The following planning documents provide planning-based argument for rejection: 
 

 South Worcestershire Design Guide Supplementary Planning Document (Adopted 
March 2108), in section 5.6.3 “5H. Principles to follow to create a safe 
environment”. Point 9 states “Security measures taken to prevent crime 

should not result in a poorer urban environment, for example increased wall 
heights that enclose and impose on spaces and create blank elevations.” 

It could be argued that these unsightly security spikes are creating a poorer urban 
environment, especially as the appearance is out of character with the rest of 
Brindley Court which includes a Children’s Nursery (a similar building to Tesco 

Express), two fast food outlets, a series of shops with residential apartments 



 

above them, and a veterinary surgery, built within in old farm buildings that 
include the Barn Owl public house. 

 South Worcestershire Development Plan Policy SWDP 21/B(ii) states: 
"Development proposals must complement the character of the area. In 

particular, development 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." 
The erection of security perimeter spikes do not complement the character of the 

area, they do not contribute to the visual interest of the streets and shop 
frontages. Good design is also a crucial element in supporting economic 
prosperity. Ensuring the highest quality of design in employment and retail 

locations, along with enhancement through quality design of Worcester, is an 
important factor in attracting inward investment. 

 South Worcestershire Development Plan Policy SWDP 21/B(iv) states: 
"Development should provide an adequate level of privacy, outlook, sunlight and 
daylight, and should not be unduly overbearing." 

The erection of security spikes around the roof are unduly overbearing as such is 
in conflict with this policy. 

 Policy SWDP 21/B(v) states: "The distinct identity and character of settlements 
should be safeguarded."  
The construction of the security feature is contrary to the character of the area 

which is predominantly residential alongside light industrial uses. The proposals 
are not in line with the surrounding area. 

 NPPF (2019) states: 
 

“127. Planning policies and decisions should ensure that developments: 

 
(a) will function well and add to the overall quality of the area, not just for the 

short term but over the lifetime of the development; 
 

(b) are visually attractive as a result of good architecture, layout and appropriate 
and effective landscaping 

 

(c)  are sympathetic to local character and history, including the surrounding 
built environment and landscape setting, while not preventing or discouraging 

appropriate innovation or change (such as increased densities); 
 
(d) establish or maintain a strong sense of place, using the arrangement of streets, 

spaces, building types and materials to create attractive, welcoming and 
distinctive places to live, work and visit; 

 
(e) optimise the potential of the site to accommodate and sustain an appropriate 

amount and mix of development (including green and other public space) and 

support local facilities and transport networks; and 
 

(f) create places that are safe, inclusive and accessible and which promote health 
and wellbeing with a high standard of amenity for existing and future users 46 

; and where crime and disorder, and the fear of crime, do not undermine the 

quality of life or community cohesion and resilience.” 
 

In bold text (above) we highlight the areas that we believe the steel spikes installation 
is in conflict with. 
 

We acknowledge the need for store security but feel that the current installation does 
not provide effective deterrent as it does not extend along all the roof perimeter. 



 

Furthermore, spikes such as these can be overcome easily and quietly by placement of 
heavy material (such as carpet remnants) over the spikes. 

 
We feel that alternative security options (including but not limited to alarms and CCTV) 

would be more effective and less intrusive.  
 
It should be noted that the shop’s long opening hours (0600-2300 seven days a week) 

mean that the premises are unoccupied for only a relatively short time period).  
 

We wish to see evidence that alternatives incorporating “Secured by Design” principles 
(and/or other less-intrusive internal security features) were explored fully; we wish to 
know whether Worcester City Council Planners were consulted by Tesco or their agents 

or could suggest a more effective and less intrusive solution. 
 

We feel that Retrospective Application for installation of Steel Security Spikes all 
around at roof level should be refused unless sufficient evidenced reason is provided 
which shows there is no alternative.’ 

 
City Councillor Stephen Hodgson (Warndon Parish North): 

 
‘20/00865/FUL - Tesco Express Unit 1 Brindley Court Gresley Road Worcester WR4 9FD 
Retrospective Application for installation of Steel Security Spikes all around at roof 

 
City Councillor Stephen Hodgson (Warndon Parish North) 

 
As one of the two local City Council members for this area, I wish to raise my objection 
to this retrospective application as I believe it has negative appearance on the 

character of the Brindley Court commercial centre. 
 

Back in August I was shocked to see unsightly spikes along the roofline of the Tesco 
Express shop, and comments were raised on the local community social media pages. I 

contacted the Mr Alan Coleman at the city council and an enforcement notice was duly 
served. The Tesco Express building was built around 2008, alongside an adjacent 
building of similar design that now houses Bare Grillz and the Golden Dragon Chinese 

takeaway. The metal spikes on the Tesco Express building really stand out, looking 
brutal in appearance. 

 
In the South Worcestershire Design Guide Supplementary Planning Document (Adopted 
March 2108), in section 5.6.3 it lists “5H. Principles to follow to create a safe 

environment”. Point 9 states “Security measures taken to prevent crime should not 
result in a poorer urban environment, for example increased wall heights that enclose 

and impose on spaces and create blank elevations.” It could be argued that these 
unsightly security spikes are creating a poorer urban environment, especially as it is 
out of character with the rest of Brindley Court, that includes a Children’s Nursery, a 

similar building to Tesco Express housing two fast food outlets, a series of shops with 
residential apartments above them, and a veterinary surgery, which is in old farm 

buildings that includes the Barn Owl public house. 
 
The premises already have a wire fence and barbed wire as security, and whilst 

understanding that this has not proved adequate in determining crime a less intrusive 
measure should have been sought including CCTV and alarms. It is noted that the 

opening hours of the shop are 0600-2300 seven days a week, so for less than 7 hours 
a day the premises are not occupied, so if alternative security measures were put in 
place, would these ugly spikes be really necessary? 

 
This Retrospective Application for installation of Steel Security Spikes all around at roof 

level should be refused.’ 



 

 
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 - 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. The 

 various impacts of the development have to be assessed and the benefit and adverse 
 impacts considered, to establish whether what is proposed is sustainable development. 
 Taking the above matters into account I consider the main issues raised by the 

 proposal relate to the principle of development and whether the development would be 
 sustainable, having regard to the 3 dimensions of sustainability set out in the 

 Framework: economic, social and environmental, in particular with regard to: 

7.2 1.  The economic role; 

 2.  The social role: 

 - crime risk/ security 
 

 3.  The environmental role: 
 - impact on the character of the area 

          

  These issues will now each be considered in turn.  
 

  The Principle of Development 
 

7.3 When considering applications for security and public safety, paragraph 95 of the NPPF 
states the following: 

‘Planning policies and decisions should promote public safety and take into account 

wider security and defence requirements by: 

a) anticipating and addressing possible malicious threats and natural hazards, 

especially in locations where large numbers of people are expected to congregate. 
Policies for relevant areas (such as town centre and regeneration frameworks), and the 
layout and design of developments, should be informed by the most up-to-date 

information available from the police and other agencies about the nature of potential 
threats and their implications. This includes appropriate and proportionate steps that 

can be taken to reduce vulnerability, increase resilience and ensure public safety and 
security; and 

b) recognising and supporting development required for operational defence and 

security purposes, and ensuring that operational sites are not affected adversely by the 
impact of other development proposed in the area.’ 



 

7.4 Similarly, paragraph 5.6.3 of the South Worcestershire Design Guide SPD states that: 
‘Security measures taken to prevent crime should not result in a poorer urban 

environment, for example increased wall heights that enclose and impose on spaces 
and create blank elevations.’ 

7.5 As the security spikes are designed to make the site more secure it is considered that 
in principle the development is acceptable. In addition to this, I also note that the West 
Mercia Police Design Out Crime Officer has commented stating that they have no 

objections, however consideration for the Occupiers Liability Act 1984, therefore clear 
appropriate signage is required. 

7.6 Notwithstanding the above, it is appreciated that where new development is 
introduced, it is important to evaluate whether the proposals would represent a 
sustainable form of development. 

  Sustainable Development  
 

1. The economic role 
  

7.7 As the application is retrospective and is for the installation of security spikes it is not 

considered that the proposals would have any specific economic benefits apart from 
acting as a potential crime deterrent at the store. 

 2. The social role  

7.8 The key aim is to provide security on the roof of the Tesco store. As a consequence, it 
has important role for security at the premises. Notwithstanding this important social 

role, one must also consider the impact of the development on the character of the 
area. 

3. The environmental role 

Impact on the character of the area 

7.9 Policy SWDP 21 of the South Worcestershire Development Plan 2016 requires that 

development proposals achieve a high standard of design, having regard to the 
character of the area and harmonising with their surroundings and to make a positive 

contribution to the character and quality of its environment through good layout and 
design. This is reflected in the aims and interests that the National Planning Policy 

Framework seeks to protect and promote with regard to design 

7.10 There have been a number of objections received from both local residents, the ward 
Councillor and Warndon Parish Council. Many of these objections relate to the visual 

appearance of the security spikes and the impact on the character of the area. 

7.11 Whilst I note the applicants use of security spikes in an effort to make the site more 

secure, it is however considered that the security spikes do have a detrimental impact 
on the character of the area and appearance of the Tesco store. The LPA is aware of 
alternative measures to site security that should be considered that are less visually 

intrusive. For example, the use of an 
anti-climb guttering system, an 

example of this type of measure is 
included below:  

 

 



 

 

7.12 Measures such as this would be the preference of the Local Planning Authority instead 

of the spikes that have been installed. 

8. Conclusion and planning balance 

8.1 The NPPF identifies a series of the components that are considered critical to achieving 
sustainable development. In my opinion, the above assessment of the planning 
application proposals against the planning policy framework demonstrates that the 

application responds to, and is in accordance with, the requirements of the adopted 
planning policy within the development plan and material considerations relevant to the 

determination of the application. 

8.2 The following material planning issues are relevant to this application: 

- Principle of the development 

- Impact on the character of the area 

8.3 Whilst the assessment is not an exhaustive list of all policies that are potentially 

applicable to this site, it seeks to address how the proposals respond to the key 
planning criteria in the planning policy framework against which the planning 
application will be determined. 

8.4 Where a development is found to be sustainable development, a presumption in favour 
applies. In accordance with Policy SWDP1 the decision taker should grant planning 

permission for such developments, unless material considerations indicate otherwise 
or, where specific policies in the Development Plan or material considerations indicate 
development should be restricted. 

8.5 With regard to the social role, the security spikes would provide security to the Tesco 
Express Store, this is a factor to which I attach significant weight.  

8.6 In respect of potential adverse impacts, the proposal has generated a number of 
objections and many of these focus around the visual impacts of the proposed security 
spikes. These are significant concerns which are to be given appropriate weighting in 

the determination of this application. On balance, I am of the opinion that the 
proposals would have a detrimental impact on the character of the area. 

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

application. Having regard to the totality of the policies in the Framework, I consider 
that the proposed development is unsustainable when looking at its environmental 
credentials in the round. Overall, it is considered that the proposals fail to balance an 

environmentally sustainable form of development that accords with the Framework and 
the Development Plan as a whole and as such is considered unacceptable. 

9. Recommended Reason for Refusal 

9.1 In the event that the Planning Committee resolve to refuse planning permission, the 

following reason for refusal is recommended: 

Policy SWDP 21 of the South Worcestershire Development Plan 2016 requires 
that development proposals achieve a high standard of design, having regard 
to the character of the area and harmonising with their surroundings and to 

make a positive contribution to the character and quality of its environment 
through good layout and design.  



 

This is reflected in the aims and interests that the National Planning Policy 
Framework seeks to protect and promote with regard to design. 

 
In the opinion of the Local Planning Authority the security spikes 

unacceptably detract from the character and appearance of the site and 
surrounding area by reason of their scale, design, appearance and siting in a 
prominent position on the site that would appear wholly incongruous within 

the street scene. 
 

The proposal would thereby also be contrary to Policy SWDP 21 of the South 
Worcestershire Development Plan 2016.   


