
 

 

Application Number 20/00947/CU 

Site Address 22a - 23  The Cross, Worcester, WR1 3PZ 

Description of 

Development 

Change of use from a Bank (A2/E) to an Adult Gaming 

Centre (Sui Generis) 

Expiry Date 25 June 2021 

Applicant Cashino Gaming Ltd 

Agent  Planning Potential 

Case Officer Sally Watts 

 sally.watts@worcester.gov.uk 

Ward Member(s) Cathedral Ward 

Reason for Referral to 

Committee 

 

Ward Member referral 

Key Issues 

 

The principle of development and whether the proposal 

would be sustainable form of development having regard 
to the 3 dimensions of sustainable development in terms 

of its economic role, social role and environmental role.   

Web link to application  https://plan.worcester.gov.uk/Planning/Display/20/00947/CU 

Recommendation 

 

The Deputy Director -Governance recommends that 

the Planning Committee grants planning 
permission, subject to the conditions set out in 
section 9 of this report. 

 
1. Background 

 
 1.1 The application was registered on 4 December 2020 and was due for a decision on 5 

February 2021. An extension of time for the determination of the application has been 
agreed until 25th June 2021 to allow determination by the Planning Committee. 

 

1.2  The application has been referred to the Planning Committee at the request of 
Councillor Denham for consideration of the following matters: 

 principle of development - will the proposed change of use have a positive impact on 
the regeneration of the city centre?  

 is it in keeping with the vision for economic development post Covid? very few jobs will 

be created 
 what are the risks to gambling customers of negative economic impact of increased 

indebtedness?  

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


 

 there are already 2 other premises for gambling in the same short business street 
 is there a policy for gambling facilities and what is a reasonable number/density?   

 inappropriate use 
 there are well documented adverse health impacts from gambling 

addiction https://www.nhs.uk/live-well/healthy-body/gambling-addiction/ This a 
recognised public health issue.  Does it fall within the remit of the Planning for Health 
SPD? 

 hours of operation - should at least be restricted in line with police recommendations. 
 whilst the risk of ASB from the proposed premises may be limited, there has to be a 

significant safeguarding risk to vulnerable people being customers whilst 
their judgement may be impaired after enjoyment of Worcester's night time economy.  

2.       The site and surrounding area  
 

2.1 The site has most recently been used as a bank but been vacant for a while. The site is 

situated at The Cross directly opposite the Slug and Lettuce and the adjacent Lloyds 

Bank, which are Grade II and Grade II* listed.  

2.2 The site is adjacent to a vape shop, above which are flats owned by Municipal 

Charities, and to the south, ‘Starbucks’ where the upper floors are vacant. ‘Starbucks’ 

was approved for a change of use to an A1/A3 mixed use on 28th August 2015 

(application P15D0280).  

2.3 The site is within the Historic City Conservation Area and is designated as an 

archaeologically sensitive area. The building is not listed or locally listed. The shop is 

designated within SWDP 10: as a Secondary Shopping Frontage. The proposed 

operator of the site has had a gaming licence granted by the City Council.  

 

Figure 1. site location plan 

 
3.      The proposals 

 

https://www.nhs.uk/live-well/healthy-body/gambling-addiction/


 

3.1 The proposal is for a change of use from the existing retail unit to a Sui Generis 
gaming centre. Entrance would be restricted to over 18’s only with a ‘Think 25’ 

management policy. 
 

3.2 Sui generis' is a Latin term that, in this context, means ‘in a class of its own’. Certain 
uses are specifically defined and excluded from classification by legislation, and 
therefore become ‘sui generis’. Once in a Sui Generis class they only have permission 

for that specific use and need permission to increase use or change to another use. 
   

3.3 The following information has been provided by the agent in support of the proposed 
use of the building:  

 

• Venues operate a ‘Think 25’ policy whereby any persons who look under 25 have 
to produce a form of photo ID to gain entry 

• Adult gaming centres (AGCs) do not have the Fixed Odds Betting Terminals that 
betting shops had 

• A large number of ‘Cashino’s’ AGCs contain bingo machines and tablets  

• 48% of customers are female 
• Complementary refreshments, teas and coffees are provided (no alcoholic drinks 

are ever served on the premises and intoxicated customers are not allowed entry) 
• AGCs are where people go to spend their spare change, have a game of bingo and 

enjoy their favourite pastime (these machines have been around for many years) 

• Customers visit on their own or in couples – large groups are rare 
• The customer base after midnight is predominantly the local entertainment 

workforce and shift workers who like to relax after their busy shifts 
• The machines generate low levels of noise, only background music is played 

(similar to shops) and there are no tannoy systems 

• ‘Cashino’ have never had a licence revoked or reviewed and incidents are 
extremely rare 

 The machines offer low stakes of between 10p and £2 – the average stake from 
customers is 30-40p 

 
3.4 When originally submitted, the proposed opening hours were unrestricted. However, 

concerns were raised by the police who requested these were revised to 9am to 

midnight on all days. This has been accepted by the agent.  
 

3.5 The internal floor area is 158.3m2.  
 
3.6 The application is accompanied by a full set of plans together with a suite of supporting    

 documents that include: 
 

1 500 Site Plan At The Cross Worcester 
Existing And Proposed Floor Plans At The Cross Worcester, Cr Wor, revision: B 
Noise assessments 
Worcester, Merkur Slots, 22a-23 The Cross, Worcester, WR1 3PZ, Local Area Risk Assessment.pdf 
Cashino Gaming Worcester Bingo Licence.pdf 
Operational Management Plan.pdf 
Appendix 1 Planning Brochure 
Appendix 2 Doncaster Appeal Decision 
 

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 Paragraph 200 of the NPPF states that “Local Authorities are called to look for 
opportunities for new development within conservation areas and the setting of 

heritage assets to  enhance or better reveal their significance”. The opportunities to 
enhance the historic asset is limited when the application is to change the use, 
however the impact on the building physically and its relationship to the wider area can 

be considered in this context and in relation to SWDP6 and SWDP24 regarding the 
Historic Environment.  

 
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 

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

 
SWDP10 Protection and Promotion of Centres and Local Shops 
SWDP 21 Design 

SWDP 4 Moving Around South Worcestershire 
SWDP 6 Historic Environment 

SWDP 24 Management of the Historic Environment 
 

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 

 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 

 
4. Worcestershire’s Local Transport Plan (LTP4) 2018 – 2030 

 

5. Worcestershire County Council Streetscape Design Guide (2018) 
 

5.   Planning History 

P96L0015 - Change of use from shop (Use Class A1) to building society (Use Class 
A2) and reformation of facade. Approval- 14th March 1996 

A13D0032 - Proposed 2 illuminated box signs to the inside of windows erected within. 

Approval- 24th July 2013  

A18D0020 - New signage associated with change of use to A3 & A5 Approval- 19th 

October 2018  

P18D0156 - Change of use to A3 & A5, including new shop front, internal changes and 

equipment Refused - 25th October 2018  

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 following persons on grounds relating to the following matters: 

24-25 The Cross (Starbucks) – issues with anti-social behaviour and vandalism, 

have concerns regarding opening hours and potential serving of alcohol.  

RR Planning - on behalf of local business (not referenced) - will affect the town 

centre negatively, does not comply with SWDP10 and may detrimentally affect the 
conservation area.  

Municipal Charities in relation to their properties at 21 and 22 The Cross: raise 

concerns regarding noise and disturbance.  



 

Consultees: 
 

Worcester City Council –Planning Policy: Objection- fails to meet policy 
SWDP10 

 
Worcester City Council – Archaeological Officer: No objection 

 

Worcestershire County Council (Highway Authority): No objection 
 

Worcestershire County Council - Strategic Planning and Public Health: 
objection - concern that the presence of a gaming outlet could potentially exacerbate 
existing crime and alcohol concerns 

 
Worcestershire Regulatory Services (Nuisance): no objection to proposed use. 

 
West Mercia Constabulary Crime Risk Manager: No objection to the principle but 
want restricted hours of 09:00 to 24:00 to be in line with gaming licence - possibly 

able to review after one year of operation to ascertain impact on crime and disorder.  
 

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 the consultation comments 

received 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 - Governance  

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: 

  - impact on neighbouring amenity; 
 - crime risk  
 - impact on public health 

 
 3.  The environmental role: 

    - impact on heritage assets; 
     - access and highway safety; 
 

  These issues will now each be considered in turn.  
 

  The Principle of Development 



 

 
7.3 The policy SWDP10 – protection and promotion of town centres, is the most relevant 

and applicable policy in the SWDP in terms of the change of use for retailing in the city 
centre. However, it was written in 2016 and much has happened during this time, both 

in terms of permitted development right and also changes in the use classes order.  

7.4 Section E of SWDP10 relates to Secondary Shopping Frontages and the aim of this 
section of the policy is to retain at least 50% of secondary shopping frontages in Class 

A1 use.. However, within the amended use classes order together with amendments to 
legislation regarding permitted changes of use, the level of control that the Local 

Planning Authority has over the retention of retailing has significantly lessened.  

7.5 Policy SWDP10 states-  

E. Within the Secondary Shopping Frontages, as shown on the Policies Map, change of use 

from retail (use class A1) to non-retail uses in classes A2, A3, A4, A5, D1, D2 will be 

permitted provided: 

i. The proposed use will not result in a continuous frontage of two or more non-A1 retail 

units (units are defined as a shop front width of about 6 metres; larger units will be 

assessed in terms of unit length). 

ii. A minimum of 50% of units in each defined Secondary Shopping Frontage are retained in 

A1 retail use 

iii. The proposed use will not result in the proportion of units in the street (or part of the 

street defined as a secondary shopping frontage) in A3, A4 and A5 use exceeding 30%. 

iv. A shop window will be retained at all times. 

v. The proposal would not preclude the full use of the premises, avoiding vacant floors over 

ground floor uses and providing a separate entrance for office, leisure or residential use of 

upper floors, where they are within the reasonable control of the applicant. 

vi. Ground floor residential uses do not form part of the proposal. 

7.6 The application is for a change of use from former Class A2 (now class E(c)) to a sui 
generis use that falls outside the new Class E use. As such policy SWDP10 applies and 
needs to be considered in the city centre context. However, I am mindful of the impact 

that the recent changes in the Use Classes Order, that has resulted in a re-
classification of most retailing functions into one class (Class E), has on the 

surrounding uses and their ability to change from a non-A1 use.  

7.7 The planning history of the adjacent unit (‘Starbucks’) shows it has a mixed Class 
A1/A3 authorised use (P15D0280 authorised in August 2015). Therefore the proposal 

fails to meet the criteria of the policy as the street already has over 50% of the units in 
non-Class A1 (now class E(a)) use and this proposal would result in a continuous 

frontage of two or more non-Class A1 uses. 

7.8 Given the flexibility within the revised Class E, it would be difficult to argue harm or 
that the change of the use of the vacant building is unacceptable given that it is 

flanked by former mixed Class A1/A3 use and former Class A1 use which fall within the 
revised Class E.  

7.9  The objective of Policy SWDP10 is to ensure retention of retailing function and to 
ensure a suitable mix of functions and supporting uses in the city centre. The proposed 
use could be a supporting use within the city centre enabling cross trip generation as 

well as providing an active use of a city centre unit in a busy area of the city.  

 



 

 
 

 
 Sustainable Development 

  
1. The economic role 

  

7.10 The application form sets out that the proposed use would provide 6 full time 
employees in the unit. Given that the existing unit is vacant this is a positive economic 

gain for the town centre in terms of providing employment.  

7.11 The existing unit is vacant and has been for a while. Empty retail units in the city 
centre is a key indicator of local economic decline. This was  recognised by the 

planning inspector in a  appeal at a site in Doncaster provided by the applicant as part 
of their justification for the proposal in Worcester. The Inspector states  that an active 

use would be ‘supporting the vitality and viability of the town centre and bring a vacant 
unit back into use, facilitating a use which could add to the footfall and increase the 
opportunity for shared trips.’ I agree with this position in terms of the economic 

contribution it can add to the city centre.  

7.12 In the reason for call in, Councillor Denham has advised that there is limited 

opportunity for employment, however this must be balanced with the current position 
of no jobs on the vacant site.  

7.13 The applicant advises that the proposed use could provide up to 6 jobs.  Given the 

location is in a prominent area of the city centre, close to a number of transport hubs 
and key facilities these could be roles which suit persons with limited access to private 

transport which can be a barrier to employment.  I consider that there is weight to be 
attributed to this aspect of the proposals, given the value of having the unit occupied 
and providing employment in the city centre. 

7.14 There is significant weight added to the economic value of the proposal  in terms of 
employment opportunities within the city centre and in close proximity to key transport 

networks hubs, additionally, there is  value in the opportunity for supporting the centre 
with shared trips and increased footfall thereby contributing to the general vitality of 

the city centre. Finally, it improves the perception of economic vitality within the city 
centre with the active occupation of a building helping to mitigate against the 
perception of decline. In my opinion, when taken collectively, weighs in favour of 

granting planning permission. 

 2. The social role  

Impact on neighbouring amenity 

7.15  The site lies adjacent to residential properties located within the city centre. Policy 
SWDP 21 requires that new development does not have a significant adverse effect 

on neighbouring amenity. This is consistent with paragraph of the NPPF that requires 
planning policies and decisions, amongst other matters, to ensure a high standard of 

amenity for existing and future users of land and buildings.  
 

7.16 The most significant impact generated by the change of use would be noise, and 

potential disturbance caused by an increase in the anti-social behaviour and crime 
matters already prevalent in The Cross during the late evening hours. This has been 

addressed within the comments and reasonable measures put forward to mitigate this 
impact with the unit closing at 12pm to avoid increasing anti-social behaviour and 
limiting persons in the area at this time.  

7.17 Within the comment from Regulatory Services, they have advised that:- 



 

‘in terms of context this change of use is within the curtails of the city centre with 
people coming and going in this area no more than I would consider its previous use 

that be said at later times of the night. 

The management of the establishment in my view is key and if applied correctly the 

use should not cause nuisance, however if complaints of noise are received nuisance 
complaints can be investigated. 

If it is possible to apply simple conditions such as no amplified music or the use of 

microphones for example this may assist although it is understood to be difficult to 
enforce. 

In conclusion no objection is raised to this application on nuisance grounds as the 
information provided in support of this application manage as best possible the amenity 
issues that could arise.’  

7.18 Information regarding other units around the country has been provided with a noise 

survey from Hull. This demonstrates the level of noise from the gaming machines and 

general noise generated by a similar unit albeit in a different location. The site in 

Worcester has not had a noise survey. Worcestershire Regulatory Services have 

advised this is acceptable.  

7.19 The applicant has submitted an Operational Management Plan setting out the measures 
intended to ensure a well-run establishment to limit disturbance within and beyond the 

gaming centre. These include not allowing groups to enter, no intoxicated people 
allowed in and no tannoy system installed.   

7.20 Cumulatively, these measures should result in an environment that would not generate 

levels of noise and disturbance which would be beyond potential alternative permitted 
Class E uses of the premises, such as cafes and restaurants, creches and day nurseries 

and indoor sport and fitness, all of which are alternative uses which require no 
permission.  

7.21 I am mindful of the scope of the current Class E in this assessment and also that there 

is a high level of existing noise and activity continuously in this location which I would 
consider to be one of the most active in the city centre.  

7.22 Overall, I do not consider it is likely to generate a significant amount of harm to 
neighbouring amenity to the extent of being unacceptable and the active use of the 
retail unit could be positive active use of the premises through occupation, staffing and 

natural surveillance on the site. Furthermore, Worcestershire Regulatory Services have 
no objection to the proposal and consider that it can be dealt with via this legislation if 

issues of nuisance should arise.  

Crime Risk 

7.23 West Mercia Police do not object to the proposal in principle. However, they are clear 

that ‘our aim is for good community cohesion for the venue and visitors to the city. The 
Cross has the highest rate of crime and disorder within Worcester City, therefore 

should this planning application be granted I would like the opening hours to be 
conditioned to 09:00-00:00 (this is in line with the default position for bingo 
operational hours) with any variation to opening beyond those times would not be 

considered for a minimum of 1 year from the date of opening. This would enable the 
applicant to demonstrate that the venue can operate effectively to ensure any impact 

on crime and disorder can be monitored.’ 

7.24 The agent has advised that that they consider 12 months to be excessive and would 



 

prefer a minimum duration of 6 months. Given the current restrictions on city  centre 
activity caused by the pandemic, I consider it is unlikely that the full impact of the 

proposed use could be adequately assessed within a 6 month period. I consider the 
time period proposed by the West Mercia Police is reasonable and pragmatic, however, 

it is not possible by condition to restrict the submission of a future application to vary a 
condition, this is advice only.  

Impact on Public Health 

7.25 There is an objection to the proposal from Worcestershire County Council - Strategic 
Planning and Public Health., This is based on the application being open constantly 

rather than the revised opening hours. Furthermore, it recommends a number of 
measures which it would like to see if approved. These have all been included within 
the supporting information and included in the Operational Management Plan.  

7.26 Part of the Strategic Planning and Public Health objection relates to issues of crime 
which have been addressed by West Mercia Police. Information and statistics on the 

following are provided and the objection is summarised on the following grounds:  

“The city is home to a number of groups that are the most vulnerable to gambling 
harm such as young people, ethnic minorities and people who access drug and 

alcohol treatment services. 

The site is also close to treatment services for people with drug and alcohol 

problems. Given the range of co-morbidities associated with addictions it is likely 
that some of those presenting with one specific condition may be experiencing 
gambling-related harm as well.” 

7.27 Whilst I understand the concerns and message that Strategic Planning and Public 
Health are making in terms of helping people make healthier choices, I have concerns 

whether this can be supported within the Health and Planning SPD and the wider 
planning policy framework. The Planning for Health SPD is a positive document 
providing encouragement for positive measures for improvement in health and healthy 

living. There is limited information within the SPD regarding drugs and alcohol and only 
in the appendix does it reference how this affects Worcester City as the urban centre. 

There is no mention within the SPD of gambling and/or gambling harm in the 
document.  

7.28 I understand and support the effort of Strategic Planning and Public Health in helping 
to support vulnerable citizens and understand these concerns. However, given the 
measures put forward in the supporting information reflect the guidance from the 

Gambling Commission referenced within the Strategic Planning and Public health 
objection, I consider that the applicant has undertaken reasonable measures to 

mitigate the perceived harm to a reasonable degree.   

3.  The environmental role 

Historic Environment 

7.29 The application site stands within the Historic City Conservation Area and is within an 
Archaeologically Sensitive Area. There are further listed buildings within the vicinity of 

the site on the opposite side of The Cross. 

7.30 As such, the proposals should be considered against Policies SWDP 6 and SWDP 24 
which seek to protect and enhance designated and non-designated heritage assets and 

guide against development that would cause substantial harm to the significance of any 
heritage asset. Policy SWDP 6 states that “Development proposals should conserve and 

enhance heritage assets, including assets of potential archaeological interest” and 



 

“Development proposals will be supported where they conserve and enhance the 
significance of heritage assets, including their setting”. 

 
7.31 This is consistent with the NPPF in that they seek to protect and enhance designated 

and non-designated heritage assets and guide against development that would cause 
substantial harm to the significance of any heritage asset. In accordance with the NPPF 
great weight must be given to the conservation of designated heritage assets and in 

accordance with s66 of the Planning Listed Building and Conservation Areas Act 1990, 
special regard is to be had to the desirability of preserving listed buildings or their 

settings.  

7.32 There is a substantial amount of planning case law regarding how a decision taker must 
address the issue of harm to heritage assets, such as listed buildings. Essentially, this 

makes it is clear that the decision maker is required to give considerable importance 
and weight to the desirability of avoiding harm to the heritage asset. There is 

accordingly a strong presumption, imposed by the Planning Listed Buildings and 
Conservation Areas Act 1990, against harmful development. This is the case whether 
the harm is ‘substantial’ or is ‘less than substantial’. There is no specific test in the 

NPPF of what differentiates substantial harm from other harm for the purposes of 
national policy. Whilst the judgments are not prescriptive as to where the threshold 

between ‘substantial’ and ‘less than substantial’ lies, nevertheless case law has been 
established that for harm to be substantial, the impact on significance is required to be 
serious such that very much, if not all, of the significance of the asset is eroded, for 

example by complete demolition. 

7.33 In terms of the change in use of the building, this is not considered to affect the 

setting, character or appearance of the conservation area or the adjacent listed 
buildings opposite. The agent has confirmed that there will be views into the shop and 
it would not have a blank façade, which is preferable in terms of shopfront design.  

7.34 The Archaeological officer has advised that the interior of the building has no 
recognised heritage interest, however archaeological remains are expected to be 

present below the building. A condition is considered prudent to ensure any 
groundworks which could be required by the change of use would be a reasonable way 

of ensuring any heritage value within the building is secured.  

7.35 In summarising the likely effects of the proposal on heritage assets and having full 
regard to the policies in the development plan and national guidance it is assessed that 

the proposed development would have less than substantial harm to the significance of 
the designated heritage assets. Paragraph 196 of the NPPF requires a balancing 

exercise to be undertaken between the “less than substantial harm” to the designated 
heritage asset on the one hand, and the public benefits of the proposal on the other 
including, where appropriate, securing its optimum viable use. Taking this into account, 

I am of the opinion that the less than substantial harm would be outweighed by the 
public benefits of the proposals, namely the re-use of the building that will ensure it 

maintains its positive contribution to the  character  and  appearance  of  the Historic 
City Conservation  Area and adjacent heritage assets. 

Access and Highway Safety 

7.36 The Highway Authority has considered the impact of the proposal and has no 
objections. There is no existing or proposed car parking capacity, however given its 

location at the heart of the city it is considered acceptable in a highly sustainable 
location.  

7.37 It is proposed to provide cycle storage in the rear yard area, the details of which have 

been sent to and agreed as acceptable by the Highways Officer.  



 

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 must be taken in context 

of the changes in legislation as well as the economic context of the current times and 
be afforded relevant weight to the economic advantages the proposal can bring. 
However, the adopted planning policy within the development plan and material 

considerations relevant to the determination of the application have been considered 
and wider issues such as the historic environment and public health are assessed as 

well as access and highway issues and crime. -  

8.2 There is a need to balance the merits and impacts of the proposal and in this instance, 
to consider the application in terms of the policy framework - especially policy 

SWDP10. The changes in the use classes order and wider legislation, as well as post- 
pandemic concerns regarding town centre vitality, do focus on the merits of the 

application.  

8.3 The application is supported by the Crime Risk Manager and Regulatory Services who 
have considered the measures detailed in the submitted Operational Management Plan 

and have raised no objections.  These are supported by Public Health as being good 
practice, however the impact on the vulnerable within the city does make clear the 

potential negative side of the proposal of the gaming centre. Additionally, 
Worcestershire Regulatory Services consider that there would not be a detrimental 
impact on the amenity of residents which would be beyond the scope of their powers 

regarding nuisance.  

8.4 The decision is nuanced and requires careful balance, in not being simply compliant or 

explicit in adverse impact. However, the location in the centre of the city provides an 
opportunity to improve the vitality of this area and occupy a vacant unit but could 
generate  additional noise and activity to the potential detriment of residents that 

choose to live in the city centre.  

8.5  On balance, I am of the opinion that the submitted scheme has indicated sufficient 

detail to warrant approval and the safeguards proposed are sufficient- along with the 
reduced hours- to provide an active use in the unit.  There is the potential that a less 

appropriate use could occupy the site which would not provide the economic benefits 
but add to the negative aspects of the site such as noise or anti-social behaviour. Given 
these considerations I consider that a proactive approach to the site and given clear 

parameters of operation the proposal should be approved.   

8.6  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 
(taking into account the considerable importance and weight to be given to the less 

than substantial harm to the significance of the heritage assets) do not significantly 
and demonstrably outweigh the benefits.   

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 

1 500 Site Plan At The Cross Worcester 

Appendix 2 Doncaster 

Appendix 1 Planning Brochure 

Cr Wor , revision: BExisting And Proposed Floor Plans At The Cross Worcester 

Noise assessments 

Worcester, Merkur Slots, 22a-23 The Cross, Worcester, WR1 3PZ, Local Area Risk 

Assessment.pdf 

Cashino Gaming Worcester Bingo Licence.pdf 

Operational Management Plan.pdf 

Reason: To ensure compliance with the approved scheme 

3. The development hereby permitted shall not be open to customers outside the 

following hours of 09:00 to 00:00. Staff must leave within 30 minutes of the gaming 

centre closing.  

Reason: To ensure the proposal preserves residential amenity and seeks to prevent 

anti-social behaviour and crime in line with policy SWDP21 of the South Worcestershire 

Development Plan. 

 


