
 

 

Application Number 20/00872/FUL 

Site Address Warndon Community Centre, Shap Drive, 

Worcester, WR4 9NX 

Description of 

Development 

Application under Regulation 3 of the Town And Country 

Planning General Regulations 1992 for the erection of a 

new two storey community extension to the existing 

Building Block Building 

Expiry Date 22 January 2021 

Applicant Head of Property and Asset Management, Worcester City 

Council  

Agent Mrs Claire Wilkinson 

Case Officer Sally Watts 

Ward Member(s) Gorse Hill Ward 

Reason for Referral to 

Committee 

 

Worcester City Council is the landowner.  

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/20/00872/FUL 

Recommendation 
 

The Deputy Director - Economic Development and 
Planning recommends that the Planning Committee 
grant planning permission, in accordance with 

Regulation 3 of the Town and Country Planning 
General Regulations 1992 subject to the conditions 

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 
agreed until 22nd January 2021 to allow determination by the Planning Committee. 

 
1.2  The application has been referred to the Planning Committee in accordance with the 

adopted Scheme of Delegation. 
 
2.       The site and surrounding area  

 

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


 

2.1 The site is in the north east of the city, and forms part of the centre of community uses 
at the heart of the area of Warndon. On the site is an existing community centre and 

family centre, as well as public park and play area which provides links in the wider 
area to the local shops and services and 2 primary schools as seen in the site location 

plan below.  

 

Figure 1. Site location plan. 
(Block A- community centre, Block B- family centre, Block C- ‘Building blocks’) 

 

2.2 The shared site has a large communal car park and the site is accessed via an entrance 
which runs along the side boundary shared with Oasis Academy Primary School as seen 
on the photograph below (Figure 2).  

 

 
Figure 2. Showing the existing entrance to the building block from the car park 

2.3 The existing detached building is to the rear of the community centre, both are 

proposed to remain. Built of corrugated metal and forming  a single shape with the 

principle entrance on the west elevation. Figure 3 below, shows the close relationship 



 

with the community centre, with many of the functional areas of the community space 

looking over the building.  

2.4 The community centre and ‘Building Blocks’ is being run by Worcester Community Trust 

(WCT), a charity managing 6 community centres in Worcester. The building provides  

practical training for plastering, tiling, plumbing, electrics, brick laying and rendering.  

 

Figure 3. Photograph showing building block existing building. 

2.5 The entire site is designated as Green space in the South Worcestershire Development 

Plan 2016. 

3.      The proposals 
 

3.1 The proposal is for the erection of a new two storey extension to the existing ‘Building 
Block’ building to form a reception lobby and entrance, office, meeting room, classroom 
and teaching facilities, training bays, learning corridor and ancillary spaces. 

 
3.2 There is a single door to link the existing building to the new extension which will allow 

for designated areas for training.  Plastering, plumbing and tiling would remain in the 
old building but with more space and electrics and a teaching room at ground floor and 
bricklaying on the first floor in the extension, accessed via an external staircase.   

 
3.3 The building is designed to be constructed out of shipping containers for speed of 

construction and cost. The first floor is to be used for training in rendering and 
bricklaying. The external fabric would operate as a rain screen only, being built of 

metal cladding and brickwork panels to allow for air to circulate through the space but 
provide a covered dry area for learning, as seen in Figure 4 below, as there are 
currently issues when the bricklaying course is being taught with mortar not drying and 

no suitable area to mimic the external environment needed for the course.  
 

 

 

 

 

 

 

 



 

 
 

Figure 4. Image from Design and Access Statement of proposed building. 

 
3.4 The Planning Statement advises that:  
 

‘The extension of the Warndon Building Block, which has been successful in acquiring 
funding from the Big City Fund (a government funded initiative) will enable WCT to 

respond to the unmet demands of the Construction sector, and provide a solution to 
the longer term demand for construction and renewable energy skills training whilst 
stimulating that demand through the developer agreements and social value contracts 

embedded in the planning process across Worcestershire.  
 

The proposals for Warndon Building Block will provide a much-needed extension to 
enable the centre to deliver economic recovery and meet the current and future 
demand for construction and renewable upskilling and reskilling.’  

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

  documents that include: 
 
1107 Lda Worcester Building Block   Sheet   08000   Existing Site Plan 
1107 Lda Worcester Building Block   Sheet   08005   Existing Block Plan 
1107 Lda Worcester Building Block   Sheet   08010   Existing Floor Plan 
1107 Lda Worcester Building Block   Sheet   08020   Existing North And South Elevation 
1107 Lda Worcester Building Block   Sheet   08021   Existing East And West Elevation 
1107 Lda Worcester Building Block   Sheet   08022   Existing Car Park 
1107 Lda Worcester Building Block   Sheet   08100   Proposed Site Plan 
1107 Lda Worcester Building Block   Sheet   08105   Proposed Block Plan 
1107 Lda Worcester Building Block   Sheet   08110   Proposed Ground Floor Plan 
1107 Lda Worcester Building Block   Sheet   08111   Proposed First Floor Plan 
1107 Lda Worcester Building Block   Sheet   08112   Proposed Roof Plan 
1107 Lda Worcester Building Block   Sheet   08120   Proposed North And South Elevation 
1107 Lda Worcester Building Block   Sheet   08121   Proposed East And West Elevation 
Planning Statement 09.11.2020 
Design and Access Statement 09.11.2020 
Transport Statement 07.01.2021 
 

3.6 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 subject to Regulations 3 to 11A of the 

Town and Country Planning General Regulations 1992. 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 relevant to the proposal: 

 
SWDP 1 Overarching Sustainable Development Principles 

SWDP 4 Moving Around South Worcestershire 
SWDP 21 Design 
SWDP 27 Renewable and Low Carbon Energy 

SWDP 29 Sustainable Drainage Systems 
SWDP 38 Green Space 

 
The Waste Core Strategy for Worcestershire - Adopted Waste Local Plan 2012-

2027  
 

4.3 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 

 
4.4 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.  
 

4.5 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. 



 

 
4.6 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  

 
4.7 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 

 
4.8 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.  
 

 Planning for Health in South Worcestershire SPD 

 
 The Planning for Health SPD primarily focuses on the principal links between planning 

and health. It provides guidance and interpretation of the SWDP from a public health 
perspective. The SPD addresses following nine health and wellbeing principles: 

 
 Sustainable development 
 Urban form - design and the public realm 

 Housing and employment 
 Age-friendly environments for the elderly and those living with dementia 

 Community facilities 
 Green infrastructure and play spaces/recreation 
 Air quality, noise, light and water management 

 Active travel 
 Encouraging healthier food choices 

 
 Renewable and Low Carbon Energy SPD 
 

The SPD relates to policy SWDP 27 of the South Worcestershire Development Plan, 
which seeks to promote a percentage of energy requirements on qualifying 

development sites to be provided from renewable energy and/or low carbon sources. 
The policy also requires large scale development to examine the potential for 
decentralised energy and heating networks and sets out the policy approach for 

standalone renewable and low carbon energy schemes (except for wind turbines). 
 

4. Worcestershire’s Local Transport Plan (LTP4) 2018 – 2030 
 
4.9 LTP4 set out issues and priorities for investment in transport infrastructure, technology 

and services, focussed on supporting travel by all modes. In accordance with national 
and local objectives, a series of local transport-specific objectives are identified in the 

LTP4: 



 

 
 “To support Worcestershire’s economic competitiveness and growth through 

delivering a safe, reliable and efficient transport network. 
 To limit the impacts of transport in Worcestershire on the local environment, by 

supporting enhancements to the natural environment and biodiversity, investing in 
transport infrastructure to reduce flood risk and other environmental damage, and 
reducing transport-related emissions of nitrogen dioxide, particulate matter, 

greenhouse gases and noise pollution. This will support delivery of the desired 
outcomes of tackling climate change and reducing the impacts of transport on 

public health. 
 To contribute towards better safety, security, health and longer life expectancy in 

Worcestershire, by reducing the risk of death, injury or illness arising from 

transport and promoting healthy modes of travel. 
 To optimise equality of opportunity for all of Worcestershire’s citizens with the 

desired outcome of creating a fairer society. 
 To enhance the quality of life for Worcestershire’s residents by promoting a 

healthy, natural environment, for people, wildlife and habitats, conserving our 

historic built environment and preserving our heritage assets." 
 

5. Worcestershire County Council Streetscape Design Guide (2018) 
 

4.10 The ‘Streetscape Design Guide' (SDG) was produced to aid architects, engineers, 

planners, developers, designers and other professionals in preparing transport 
infrastructure related to new developments. It is to be considered in conjunction with 

Manual for Streets 1 and 2, as well as the Design Manual for Roads and Bridges. 
 

4.11 Chapter 4 relates to ‘Planning for Parking’ and seeks to provide an approach as to how 

car parking in Worcestershire should be provided to support development in a manner 
which embraces the NPPF. It is considered that if the applicant is the end user that 

they are well placed to assess operational demands, but all sites must be considered 
against a planning use class to ensure they equally address the needs of future users. 

Therefore, applications should provide a suitable evidence base to ensure vehicles are 
not displaced onto the highway to ensure highway safety is not compromised and 
maintain the free flow of traffic to the benefit of the local economy. This document only 

reflects a small part of managing vehicle demands and therefore should be read 
alongside the Local Transport Plan (above) which contains policies to promote 

sustainable travel through the provision of physical infrastructure and travel planning 
initiatives. 
 

Car and cycle parking standards are provided within the SDG which replace those 
contained in WCC's Interim Car Parking Standards (2016). Regarding non-residential 

development proposals the SDG states that operators should have a good 
understanding of their needs and will determine how land under their control could be 
managed. Provision for car parking will be determined based on operational need:  

 
“Car parking need is a subjective matter particularly in the mind of neighbours; the 

applicant should provide a minimum parking provision for each development along with 
an evidence base to demonstrate the appropriateness of the provision. Trip rates 
accumulation should either be derived from first principles or from existing data, for 

example; TRICS or comparison to facilities of similar size and geographic circumstance. 
 

Adequate space for heavy goods, delivery and public service vehicles must be made 
within the site boundary, which should not conflict with the proposed parking 
arrangements.” 

 
 

 



 

5. Planning History 

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

 P94G0490 Erection of single storey pitched roof building to be used as Family Centre. 

Approval on the 12th January 1995.  

 P09N0543 Application under Regulation 3 of the Town and Country Planning General 

Regulations 1992 for the erection of a new extension to the existing community centre 

to form a new youth centre comprising activity space, office, cafe, meeting rooms and 

ancillary spaces. Approval on the 4th March 2010. 

 P12F0206 Proposed erection of prefabricated building (to the rear) for the purpose of 

the teaching of construction skills to local young people. Approval on the 13th June 

2012.  

 P14F0149 New prefabricated, metal clad, portal framed building for the purpose of 

teaching construction skills. Approval on the 22nd May 2014.  

Pre application discussions - advice was given on various matters and application 

submission requirements.  

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 residents of 12 Hawkshead 

Court have expressed concerns regarding the fencing and the security implications of 
the proposed fencing.  

Worcester City Council - Economic Development & Regeneration: support  
 
Worcester City Council – Planning Policy: no objection  

 
Worcestershire County Council (Highway Authority): No objection, subject to 

conditions.  
 
Sport England: no objection  

 
Worcestershire Regulatory Services (Nuisance):  no objection  

 
South Worcestershire Land Drainage Partnership: no objection 

 

West Mercia Constabulary Crime Risk Manager: no objection- comment on fence 
height given below. 

 
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.  

 



 

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 must 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: 
  - community facility; 

  - amenity of neighbouring occupiers 
 - crime risk  

 
 3.  The environmental role: 
 - design and visual impact; 

 - impact on green space and biodiversity; 
     - access, car parking and highway safety; 

     - energy conservation. 
          

  These issues will now each be considered in turn.  

 
  The Principle of Development 

 
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.  

7.3 The site is situated within an area designated as being Green Space wherein policy 
SWDP 38 applies.  

7.4 Both national and local policy requires development proposals to be sympathetic to 
their landscape setting and encourages the creation and conservation of green open 

spaces and green corridors within and on the periphery of settlements. 

7.5 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” 

7.6 Policy SWDP 37 identifies community facilities as comprising specific buildings (and 
associated land) for a range of uses, including: - 

 Health facilities. 
 Emergency services i.e. ambulance, police, fire. 

 Educational establishments such as schools and colleges. 
 Community centres, village halls. 
 Leisure and cultural facilities. 

 Public houses. 
 Places of worship. 

 Libraries. 
 Built sports facilities 
 Cinemas / theatres. 

 Formal sports pitches / courts. 
 

7.7 Further assessment to the impact of the proposal on the qualities and characteristics of 
the Green Space is contained in section 7.27-7.32 specifically on the impact of Green 
Space and biodiversity to consider whether the proposal meets the policy criteria of 

SWDP38.   

Sustainable Development  

1. The economic role 
 

7.8 The application is strongly supported from an Economic Development & Regeneration 

perspective. The Economic Development Manager states: 

‘The current facility has been in operation for a number of years and has had significant 

positive outcomes about upskilling Worcester residents with construction skills resulting 
in greater employment opportunities. The proposed extension will allow WCT to 

continue with this fine work. Obviously, Development Management will attach 
appropriate weighting to relevant National legislation and Development Plan policies 
but would suggest that significant weight should be attached to the economic benefits 

this proposal will realise.’ 

7.9 The planning statement addresses the need and the opportunity the proposed 

extension would provide in terms of economic benefits. The planning statement sets 
out: 

‘the existing Building Block building run one course at any one time which normally 

involves 6 delegates but can go up to 8-10 people for a small number of courses. As 
part of the current proposals it is anticipated that after the development there will be 

space to run up to 3 courses concurrently, equating to no more than 30 people at any 
one time and in normal situations this will comprise of 18 people.’  

7.10 There is currently 1 full time member of staff working at the existing ‘Building Block’ 

building, including 2 bank workers who are evening tutors and 1 part time 
administrative assistant. The proposed development will create several new job 

opportunities and will double the number of existing staff currently working on site. 



 

7.11 Crucially, the current ‘Building Blocks’ in Warndon receives around 50% of its income 
from Construction SMEs. At least another 25% comes from self-employed builders, 

tradesmen, operatives seeking to improve or expand their skills or those seeking to re-
train to access the industry. At this time of high unemployment this is a significant 

benefit to the city to support existing businesses and residents in finding employment 
opportunities. 

7.12 In the short term the proposal would see the creation of construction jobs for the 

 construction period of the project and some on-going opportunities for the provision of 
goods and services. However, the longer-term benefits of the proposal are significant 

for the community. In my opinion, this weighs in favour of granting planning 
permission. 

7.13 As set out above there is a compelling economic benefit to the proposal, however this 

has a social benefit also.  

2. The social role 

7.14 I consider that the proposal would provide significant benefits in terms of an increased 
opportunity to gain skills and meet new people.  This will have significant personal 
benefit for those who attend the courses.  

7.15 There is also a wider Worcester benefit in supporting the growth of ‘Building Block’.  It 
supports the Worcester Community Trust charity and the meaningful works they 

undertake in improving the quality and wellbeing of lives for a significant number of 
local residents, especially in the most deprived areas of the city.  

Amenity of Neighbouring Occupiers 

7.16 The site lies adjacent to a primary school and the community centre, however this is an 
existing use which is not considered harmful and would continue, albeit expanded. In 

terms of the relationship with the community centre, it will be managed by the same 
Trust and issues regarding disturbance can be resolved internally.   

7.17 In relation to the school, there is a tree lined buffer between it and the community 

centre and the proposed extension is set further away from the shared boundary. 
There may be a benefit to the school with the principle access being directed away 

from the shared boundary thereby reducing overlooking into the school grounds. 

7.18 As such it meets the requirements of Policy SWDP 21, that new development does not 

have a significant adverse effect on neighbouring amenity.  

7.19 The introduction of the proposed development could give rise to noise and disturbance 
for the occupiers of the surrounding properties as a result of demolition works, the 

movement of construction and related traffic and the construction work itself. However, 
this is a short-term potential impact given the construction methods proposed to 

ensure a swift build time..  

7.20 On completion of the construction there is likely to be an increase in activity on the site 
and movements to and from the site when in operation. However, given the proposed 

and existing variety of community uses I do not anticipate this would be harmful.  

Crime Risk  

7.21 The proposal includes a 2.5metre high, galvanised green metal fence, in the areas to 
the west and to the east, to secure the building and the external areas which could be 
used by the centre and also by the community centre who have access onto the areas 

as seen in figure 5.  



 

 

Figure 5. details of security fencing 

7.22 The Crime Risk Manager has confirmed that: 

‘Warndon Community Centre does have on-going issues with increased calls for 
service, reports of criminal damage and ASB, which includes fly tipping, climbing on top 
of the roof (which does seem to be a regular thing) and damage to residential garden 

fencing.  

Due to the fact that there ASB (Anti-Social Behavioural) issues are already happening 

at the Community Centre,  I feel that  appropriate fencing at the same height around 
the building is essential.  

In areas of a high risk of crime the recommended height would be a minimum of 2.4 

meters, I have no objection to 2.5 meters.  My recommendation would be for Paladin, 
a welded mesh style fence powder coated in green, this fencing provided good natural 

surveillance, is harder to climb, to meet LPS 1175 SR1standard.  This style of fencing 
will not make it feel like a cage whereas Palisade fencing is far more industrial looking.’ 

7.23 As such, I consider that the fencing proposed is acceptable and reasonable levels of 

securing have been considered on the site.  

3. The environmental role 

Design and visual impact 

7.24 The external appearance is designed to reflect the use of the building, with 
hardwearing materials and a clear design choice in terms of design and materials to 

reflect the construction focus of the building and to discern it from the community 
centre and health centre which has a more regular community aesthetic.  



 

  

 

Figure 6. Elevations of the proposed building. 

7.25 The design is unorthodox, both in construction and the visual appearance of the 
building. However, in my opinion it works as being a place which operates with a highly 
functional multi use space. The construction allows for a flexible use of the internal 

space which can be altered to suit the needs of the training centre and can support the 
community centre.  



 

 

Figure 7. View east towards the rear of the community centre and the existing building blocks side elevation. 

7.26 The use of brick and the tone of the grey in the windows will tie the building to the host 
building in a way that forges a relationship while still retaining its own  identity.  
 

7.27 Policy SWDP 21 supports new and innovative designs, setting out that they will be 
encouraged and supported where they enhance the overall quality of the built 

environment, which I consider it will, by lessening the visual impact of the freestanding 
building blocks building and integrating with the community centre in a more creative 
way.  

 
 Impact of Green Space and biodiversity  

7.28 Currently the area of the proposed development is on grass with limited biodiversity 
value. The area does not relate to the playing field, and there has been no objection to 
the proposal from Sport England regarding the proposal.  

7.29 The introduction of a two storey extension, will inevitably, add to the volume of built 
form on the site and there will be an encroachment into the grassed area. The grassed 

areas forms the open space which is clearly recreational for community purposes- with 
the natural play park area, early years park, hardstanding court, plus exercise 
equipment and pitches all forming part of the open space of this community space.  

7.30 SWDP38B ii - Green Space provides that development will not be permitted unless ‘the 
proposal is for a community / recreational use that does not compromise the essential 

quality and character of the Green Space’. The built form sits in proximity of the cluster 
of community buildings and there is a clear relationship between these buildings. The 
building does not extend beyond the existing building into the open area of the site, 

and reinforces the building line and effectively squares off the built form area of the 
site.  

7.31 The remainder of the site retains the open, and natural qualities which are led by the 
various functions of the grassed areas.  



 

In conclusion, it is officer opinion that the proposed extension would not compromise 
the essential quality and character of the green space and the inter-relationship 

between the buildings and the open grassed area led by their community function.   

7.32 Tree and shrub planting is proposed along the fencing to lessen the visual impact.  This 

could provide some biodiversity benefit, especially if native species are used. A 
condition is included to ensure this is delivered following the construction of the 
extension.  

7.33 Built-in measures to improve the biodiversity value within the site should also be used 
for educational purposes, such as a bat bricks, sparrow houses, bee bricks and bird 

boxes, as well as encouraging biodiversity on the allocated Green Space and to adhere 
to SWDP22 relating to biodiversity. Again, a condition which secures this improvement 
is to be included.  

Access and highway safety 

7.34 There is an existing car park which serves the community centre, play areas, football 

pitches and the family centre. The site has good access by bus with a bus stop in 
proximity on Shap Drive, and links to many of the connecting routes for pedestrians 
and cyclists through the local area.  

7.35 Information has been provided to the highways authority in the form of a transport 
assessment. The following observations have been made: 

“Further to the deferral comment, the applicant has submitted additional information to 
indicated that the parking demand emanating from the proposed extension can be 
accommodated within the existing provision of 50 spaces and it is noted Worcester 

Community Trust is committed to managing their booking systems across all sites for 
periods of higher demand. It is acknowledged that the proposed site has sustainable 

credentials and exists to serve the local community by definition.  
 

Additional cycle parking will be required, plus an area for secure motorcycle parking 

and 2 x electric vehicle charging points and as this is an extension of an existing site, a 
site wide travel plan will need to be produced and this can be commenced via 

registration at www.modeshiftstars.org.  Further details are provided separately.” 

7.36 Conditions are included which are pre-occupation for a travel plan, cycle shelter, 

motorcycle parking and 2 electric vehicle charging spaces have been requested and 
included in the list of conditions below.   

Energy conservation 

7.37 Within the supporting information, there is no clear information regarding the proposed 
method of providing the required 10% of renewable energy on site. However, the 

planning statement states that ‘Building Blocks are currently looking at becoming 
Worcester’s only accredited electrical training centre, setting up training in Solar PV 
and EV charging centres (which could link through to the proposed renewables centre 

hub at Shrub Hill)’ and so the installation of renewables would be a good way of 
demonstrating this in practice’.  

7.38 A condition is included to ensure a calculation is provided to demonstrate that at least 
10% of the energy consumption of the building is met through renewable means in line 

with policy 27- Renewable and Low Carbon Energy.  

8. Conclusion and planning balance 

http://www.modeshiftstars.org/


 

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 
- Social and economic benefits of the community facility  

- Crime risk 
- Design and visual impact  
- Access and highway issues 

- Green Space and biodiversity 
- Energy conservation 

 
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 The proposed development would result in significant long term economic and social 
benefits to the city and beyond. It would provide a steppingstone into the construction 
industry for the city’s young people, provide a place where the construction industry 

can improve construction skills and ensure adequate training is undertaken and provide 
the opportunity for existing tradespersons to diversify or improve skills.  

8.5 The social benefits in terms of being a place of adult learning and gaining practical life 
skills is highly valuable, especially in times of current economic hardship. I consider the 
opportunity for growth that the facility will bring will be highly beneficial for the 

economic and social wellbeing of the city and as such afford significant weight to this 
aspect of the proposal.   

8.6 The design of the facility reflects the time constraints of the funding and the need to 
meet these.  However much care has been taken to ensure that the proposal is multi-

functional and adaptive to the future needs of the business. I consider the design 
meets the design requirements of SWDP21 and its functional appearance suits the 
operational nature of the community facility, is robust and highly practical, both of 

which are essential.  

8.7 In terms of sustainable development, the balance would clearly be in favour of granting 

planning permission. There are some minor improvements which I would like to see 
which were not possible to achieve through negotiation given the time constraints on 
the application, such as the reduction in height of the fencing and the inclusion of built 

in biodiversity measures, however these can be secured by condition.  

8.8  On balance, I believe the submitted scheme contains more than enough detail to 

warrant approval.   

8.9  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 sustainable when looking at its social, economic and 

environmental credentials in the round. The adverse impacts of the development do 
not significantly and demonstrably outweigh the benefits.   



 

Overall, it is considered that the proposals constitute an environmentally, socially and 
economically sustainable form of development that accords with the Framework and 

the Development Plan as a whole. 

9. Recommended conditions 

9.1 In the event that members resolve to grant planning permission the following 
conditions are recommended: 

 
1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

 
Reason: To conform with the requirements of Section 91 of the Town and 

Country Planning Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 

  

2. The development hereby permitted shall be carried out and completed in 

accordance with the following approved plans and associated documents and the 

specifications and recommendations contained therein, except where otherwise 

stipulated by conditions attached to this permission 

 

1107 Lda Worcester Building Block   Sheet   08000   Existing Site Plan 

1107 Lda Worcester Building Block   Sheet   08005   Existing Block Plan 

1107 Lda Worcester Building Block   Sheet   08010   Existing Floor Plan 

1107 Lda Worcester Building Block   Sheet   08020   Existing North And South 

Elevation 

1107 Lda Worcester Building Block   Sheet   08021   Existing East And West 

Elevation 

1107 Lda Worcester Building Block   Sheet   08022   Existing Car Park 

1107 Lda Worcester Building Block   Sheet   08100   Proposed Site Plan 

1107 Lda Worcester Building Block   Sheet   08105   Proposed Block Plan 

1107 Lda Worcester Building Block   Sheet   08110   Proposed Ground Floor Plan 

1107 Lda Worcester Building Block   Sheet   08111   Proposed First Floor Plan 

1107 Lda Worcester Building Block   Sheet   08112   Proposed Roof Plan 

1107 Lda Worcester Building Block   Sheet   08120   Proposed North And South 

Elevation 

1107 Lda Worcester Building Block   Sheet   08121   Proposed East And West 

Elevation 



 

Planning Statement 09.11.2020 

Transport Statement 07.01.2021.pdf 

Design and Access Statement  

 

Reason: To ensure compliance with the approved scheme 

 

  

3. Before the first use/occupation of the development hereby permitted a scheme of 

landscaping shall be submitted to and approved in writing by the Local Planning 

Authority.  The landscaping scheme shall include:-  (i) a plan(s) showing the 

layout of proposed tree, hedge and shrub planting and grass areas including 

native hedges behind fencing. . (ii) a schedule of proposed planting - indicating 

species, sizes at time of planting and numbers/densities of plants. (iii) a schedule 

of maintenance, including watering and the control of competitive weed growth, 

for a minimum period of five years from first planting.   All planting and 

seeding/turfing shall be carried out in accordance with the approved details in the 

first planting and seeding/turfing seasons following the completion or first 

occupation/use of the development, whichever is the sooner.   The planting shall 

be maintained in accordance with the approved schedule of maintenance.  Any 

trees or plants which, within a period of five years from the completion of the 

planting, die, are removed or become seriously damaged or diseased shall be 

replaced in the next planting season with others of similar size and species.  

Reason - To ensure the proposed development does not have an adverse effect 

on the character and appearance of the area in accordance with policies SWDP21 

and SWDP25 of South Worcestershire Development Plan. 

 

 

  

4. Before the commencement of development hereby permitted, details of 

renewable and/or low carbon energy generation measures shall be submitted to 

and approved in writing by the Local Planning Authority. The measures shall 

contribute to at least 10% of the predicted energy requirements of the 

development.  The details to be submitted shall include:-  

 

- the overall predicted energy requirements of the approved development; 

- the predicted energy generation from the proposed renewable/low carbon 

energy measures; and 

- an implementation timetable for the proposed measures. 

 

The development shall be carried out in accordance with the approved details. 

 

Reason - To ensure the development supports the delivery of low 



 

carbon/renewable energy and safeguards natural resources in accordance with 

policy SWDP27 of the South Worcestershire Development Plan. 

 

  

5. Before the commencement of construction works on the development hereby 

permitted, details of bat bricks, sparrow houses, bee bricks and bird boxes to be 

inserted into the exxtenal elevations both for demonstrative purposes and also 

use  shall be submitted to and approved in writing by the Local Planning 

Authority.  These must be installed and retained the the time of construction.  

Reason: To ensure the development contributes to the conservation and 

enhancement of biodiversity within the site and the wider area in accordance with 

policy SWDP22 of the South Worcestershire Development Plan and also as an 

education tool for the centre.  

 

  

6. Before the development hereby permitted is commenced details of all external 

facing, roofing and surfacing materials for that building shall be submitted to and 

approved in writing by the Local Planning Authority. The development shall be 

carried out in accordance with the approved details, subject to any such minor 

variations as may be agreed in writing by the Local Planning Authority. 

 

 

 

Reason - To ensure that the new materials are in keeping with the surroundings 

and/or represent quality design in accordance with policy SWDP21 of the South 

Worcestershire Development Plan.  

 

  

7. The Development hereby permitted shall not be brought into use until sheltered, 

secure and accessible cycle parking to comply with the Council’s adopted 

Streetscape Design Guide has been provided in accordance with details which 

shall first be submitted to and approved in writing by the Local Planning Authority 

and thereafter the approved cycle parking shall be kept available for the parking 

of bicycles only. 

Reason: To comply with the Council’s parking standards. 

 

  

8. The Development hereby approved shall not be brought into use until 5 secure 

motorcycle parking spaces have been provided in a location to be agreed in 



 

writing by the Local Planning Authority and thereafter shall be kept available for 

motorcycle parking as approved. 

Reason: To provide safe and suitable access for all 

 

  

9. The Development hereby approved shall not be brought into use until 2 electric 

vehicle charging spaces have been provided in accordance with a specification 

which shall be submitted to and approved by the Local Planning Authority and 

thereafter such spaces and power points shall be kept available and maintained 

for the use of electric vehicles as approved. 

Reason: To encourage sustainable travel and healthy communities. 

 

 


