
 

 

 

Application Number 21/00462/FUL 

Site Address Land At Everard Close, Worcester 

Description of 

Development 

Construction of a workshop (use class E(g)). 

Expiry Date 5 July 2021 

Applicant Burgoyne Property Investments Ltd 

Agent Mr Philip Deeley 

Case Officer Sally Watts 

 sally.watts@worcester.gov.uk 

Ward Member(s) St. Clement 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/21/00462/FUL 

Recommendation 

 

The Deputy Director -Governance recommends that 

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

 
1. Background 

 
 1.1 The application was registered on 10 May 2021 and is due for a decision by 5 July 

2021.  
 

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

Councillor Mitchell on the following grounds: 
 

 The principle of development. 
 Inappropriate location of an industrial unit resulting in loss of amenity. 

 

2.       The site and surrounding area  
 

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


 

2.1 The site is located within a predominantly residential area, with some neighbourhood 
shops to serve the local residential area at the road junction of Martley Road and 

Monarch Drive.  Monarch Drive is the spine road through the post war housing 
development and Everard close is accessed from this road. The area has only minor 

housing infill and householder development within it.  

2.2 The close is T shaped, with the access road having the side elevations and side 

boundaries to the properties facing Monarch Drive and Everard Close. The dwellings on 
Everard Close are on the east side which overlook a bank with the Laugherne Book to 

the west. Laugherne Brook is a local nature reserve and protected area in terms of 
biodiversity.  

2.3 The site is on the access road leading to the close. It is self-enclosed with hardstanding 

on the frontage  for one vehicle. It faces onto and is accessed from Everard Close.  

 

Figure 1. Site location plan with road names added plus zoomed in site plan. 

2.4 Adjacent to the self-contained domestic site is the garage relating to 70 Monarch Drive 
and the access point to the rear gardens on Everard Close and the electrical power line 

connecting to a pylon (seen in a broken dash line in Figure 1.) which is referred to in 
the neighbours’ comments. Adjacent to this is a single storey domestic garage relating 
to the end Everard Close dwelling. 

2.5 There are no environmental constraints on the site.  

3.      The proposals 
 

3.1 The proposal is for a small single storey commercial unit for use within the meaning of 

Class E (g) of the Use Classes Order as amended: 
 

E(g) Uses which can be carried out in a residential area without detriment to 
its amenity: 
 

E(g)(i) Offices to carry out any operational or administrative functions, 
E(g)(ii) Research and development of products or processes 

E(g)(iii) Industrial processes 
 



 

3.2 The proposed building would be clad in a grey trapezoidal cladding. There would be 
four rooflights near the ridgeline and no windows in the external face of the building. 

There would be front double openable doors facing Everard Close.   

Figure 2. elevation plans and floor plan. 

 
3.3 It has been advised by the agent that the anticipated use within Class E(g) is for any 

industrial process, being a use, which can be carried out in any residential area without 

detriment to the amenity of that area by reason of noise, vibration, smell, fumes, 
smoke, soot, ash, dust or grit.  However, on the application form Use Class E(g) in the 

wider sense is sought.  
 

3.4 The height of the proposed building would be 2.96 metres to the ridge and 2.13 metres 
to eaves height. The width of the proposed building would be 3.4 metres and 5.5 
metres in length. 

 
3.5 For the sake of comparison, a standard size single domestic garage is 2.44m in width 

and 4.88m in length.  
 
3.6 The application is accompanied by a full set of plans together with a suite of supporting    

  documents that include: 
 

 Location Plan 2126 1000a 

 Existing Site Plan 2126 2000a 

 Proposed Layout And Elevations Plan 2126 3000e 

 Mc Covering Letter May 2021 
 

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

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

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



 

 
4.  Planning Policy  

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

 framework for consideration of this application. Section 70(2) of the Act requires the 
 decision-maker in determining planning applications/appeals to have regard to the 
 Development Plan, insofar as it is material to the application/appeal, and to any other 

 material consideration. Where the Development Plan is material to the development 
 proposal it must therefore be taken into account.  Section 38(6) of the Planning and 

 Compulsory Purchase Act 2004 requires the application/appeal to be determined in 
 accordance with the Plan, unless material considerations indicate otherwise. 
 

4.2  South Worcestershire Development Plan adopted February 2016,  
 

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

SWDP 21 Design 

SWDP 4 Moving Around South Worcestershire 
SWDP 29 Sustainable Drainage Systems 

 
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. 

 
2. National Planning Practice Guidance  

 

3. Supplementary Planning Documents 
 

4.6 The South Worcestershire Design SPD discusses design and supports appropriate scale 
and massing in a local context. Furthermoreit has design standards for residential 
development and extensions.  

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

 
5. Worcestershire County Council Streetscape Design Guide (2018) 

 

Car and cycle parking standards are provided within the SDG which replace those 
contained in WCC's Interim Car Parking Standards (2016). With regard to 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 Recently an application was refused under delegated powers on the 27th April 2021 for 

a two storey building of similar footprint on the site. There were 6 rooflights and 
limited side widows plus internal stairs to reach the mezzanine level.  

5.2 The refusal reason is provided for members to inform the committee of the assessment 
of the former proposal and to aid their assessment of the merits of the current 
scheme:  

Policy SWDP 21 of the South Worcestershire Development Plan requires all development 

proposals, amongst other matters, to integrate effectively with its surroundings, compliment 

the character of the area and to 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 development proposals. Specific guidance on development 

standards for residential development proposals is also contained within the adopted South 

Worcestershire Design Guide SPD. 

In the opinion of the local planning authority, the limitations of the site to accommodate the 

proposed Class Eg commercial unit would impact on the amenity of the adjacent residents and 

the local streetscene in a negative manner. The proposed two storey unit is incongruous in 

terms of scale, height and materials on the constrained site and would have a negative impact 

on the outlook of the neighbours at 1 Everard Close and 70 and 72 Monarch Drive due to the 

proximity of the large gable elevations.  

The proposed use could be incompatible to the enjoyment of these and nearby dwellings and 

upset the suburban context of the local context and the residential amenity currently enjoyed. 

The limited employment opportunities from the limited site do not outweigh these negative 

impacts to such a degree to render the scheme acceptable.  

The proposal would thereby also be contrary to policy SWDP 21 of the South Worcestershire 

Development Plan and the aims and interests that the National Planning Policy seeks to protect 

and promote with regard to residential development proposals. 

6.  Consultations 

6.1 Formal consultation 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 proposal and are summarised as follows: 

Neighbours and other third party comments: Objections have been received in 
regards to this application from the residents of 1, 2 and 9 Everard Close and 45, 47, 
54 68, 70 and 72  Monarch Close and 31 Upper Ferry Lane, Callow End.   

 concerns regarding the flexibility of Class E in terms of actual and potential uses 
under permitted changes. 

 noise generated by ‘standard workshop practices’ interrupt living conditions and 
enjoyment of garden area. 



 

 one off-road space will not be sufficient and would impact on on-road car     
parking. 

 the inclusion of the unit would encourage crime for power tool, 
 concerns for waste collection on the limited site given shared access 

 potential increase in risk from commercial activities on site 
 concerns it would generate noise, dust or pollution from activity and potential 

additional vehicles generated by the unit. 

 Potential impact on Laugherne Brook 
 Concern regarding impact from power lines 

 Concern for loss of trees in amenity area arising from the development  
 

 

1 Everard Close consider there is a lesser visual impact in this proposal. The other 
neighbours have not raised this as an issue which was previously included.  

 
Worcestershire County Council (Highway Authority): no objection, require 
condition regarding dropped kerb.    

 
South Worcestershire Land Drainage Partnership: no objection 

 
South Worcestershire Regulatory Services: No objection- no external plant 
proposed, but proposed restriction on the hours of use. Raised the issue of the fabric of 

the building providing limited attenuation to nearby sensitive receptors but WRS would 
investigate under the nuisance provisions of the Environmental Protection Act 1990. 

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.  
 

6.2 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 - 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. 

7.2 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.  

 

  The Principle of Development 
 

7.3 The principle of development on this limited site is not restricted in terms of policy 
constraints or designations according to the local plan. Policy SWDP 1 sets out the 
overarching sustainable development principles which run throughout the SWDP and 

echo those in the National Planning Policy Framework; sets out that:  

Where there are no policies relevant to the application or relevant policies are out of date at 

the time of making the decision then the Local Authority will grant permission unless material 

considerations indicate otherwise – taking into account whether: 



 

i. any adverse impacts of granting permission would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in the Framework taken as a 

whole; or 

ii. specific policies in the Framework indicate that development should be restricted.  

7.4 Given the residential character of the area, the policies regarding amenity, character 
and the relationship between the established residential character and the proposed 

use is of critical importance and is led by policy SWDP21- Design.  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 

7.5 The site is likely to afford limited economic growth in terms of employment 
opportunities in the city, however, it could provide some employment- probably one or 

two posts, and possible opportunity for a new business as a start-up venture which is a 
positive aspect of the proposal. 

7.6 In my opinion, this weighs in favour of granting planning permission but the limitations 
of the site are recognised.  

2. The social role  

7.7 The impact of the development on nearby residents and the local community must be 
considered. The main area of the impact in terms of the amenity for neighbouring 

residents potentially crime in the area.  

Amenity of neighbouring residents - Use, noise, odour and nuisance 

7.8 There are concerns regarding compatibility of the proposed use with the established 

residential character of the area, coupled with the wide-ranging variety of uses within 
Class E and specifically Class E(g).  

7.9 The use classes order may consider it compatible generally with residential functions, 
however, the constrained nature of the site and the relationship with the adjacent 
dwellings could mean harmful impacts generated by this – or alternative uses or 

alternative ancillary uses- would be acutely felt by the neighbouring residents.  

7.10 The height of the unit and the area available for Class E(g) ii operations has been 

reduced from the previous application and makes further limitations on the 
opportunities for operations which would require machinery and even medium sized 
operations. The limited footprint of 18.7 metres would limit the number of staff able to 

operate within the unit.  

7.11 It is officer opinion that the reduction in the size of the building addresses the previous 

reason for refusal in that the reduced floor area and height has a more limited impact 
on the amenity of the neighbours to the point it is considered acceptable.  

7.12 The applicant has amended the design to address the issue of visual harm from the 

neighbouring properties which was a significant concern in the neighbour consultations 
received. The reduction in the height to be single storey has reduced the scale and 

floor area available in the speculative proposal.  



 

7.13 I am mindful that householder activities can be noise inducing and residential areas are 
not necessarily a noise free environment. Property owners are permitted to carry out 

ancillary activities in private dwellings provided they do not create a nuisance contrary 
to the provisions of the Environmental Protection Act 1990.  

7.14 It is considered that the activities that would be generated in a building of this size and 
scale, are comparable to those that can be undertaken by private households.  The 
proposed use of the premises within the definition of Use Class E(g) includes ‘any 

industrial process that can be carried out in any residential area without detriment to 
amenity’ as defined in the Use Classes Order 2021.  In the event that the end use 

creates a nuisance and is detrimental it would be become an unauthorised.  

7.15 It is possible with a commercial operation, as it is not with an ancillary use, to have 
controls over hours of operation, uses and number of staff.  I do not consider these 

would be unduly restrictive on a business given the scale of the site and the 
opportunities it would afford, however these would be balanced with having this use 

within a residential context.  

7.16 Without a proposed end user, or type of user, it is difficult to agree the appropriate 
safeguards and the wide array of business activities which are permitted within the use 

class. As such, it is considered to meet the necessary tests of a condition to restrict the 
hours of operation to limit negative impact on neighbouring amenity and also on 

alternative uses on the site which could introduce a more intensive or more harmful 
use into the residential context.  

7.17 The design of the site is such that in order to limit the overlooking and impact to the 

surrounding residents, there are only rooflights to afford natural light into the building.  

7.18 Local residents have raised concerns regarding potential spillages or contamination to 

the brook associated with the proposed development. However, the application does 
not meet the criteria in terms of consultation with the Environment Agency given the 
proposed use and distance to the watercourse and no concerns have been raised by 

Regulatory Services in this regard.  

7.19 The front doors of the proposed unit would allow natural light and air circulation into 

the space when open. This could potentially result in noise and disturbance, however 
the uses allowed within Class E(g) must not be detrimental to residential amenity and a 

breach of this could amount to a statutory nuisance which is controlled through 
Regulatory Services. Whilst I understand and recognise the concerns of residents in 
this matter, it is afforded other legislation to control and to regulate this area.  

7.20 The use classes order provides that Use Class E(g) which includes offices, research and 
development of products or processes and industrial processes, are all compatible with 

residential uses providing they do not generate detrimental harm for residents.  

7.21 The limitations of the site will make the proposed unit niche in terms of suitability for a 
limited number of suitable uses and users. I consider it is acceptable and the likelihood 

of harm to the neighbouring residents is limited and can be adequately controlled by 
Regulatory Services if there are issues regarding noise and nuisance. Western Power 

have been consulted on the application due to the proximity to the overhead power 
lines. No response has been received to date and any response will reported as a late 
paper.  

3. The environmental role 

 Design and Visual Impact on the Streetscene  



 

7.22 Part Bii. of policy SWDP21 states that ‘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.’ 

7.23 As set out in the site description, the area is utilised as a link to the main residential 
frontages to Monarch Drive and Everard Close which are back to back with the link area 

housing garages and access to the rear gardens.  
 

7.24 The changes in the scale and height of the building have made it relative in terms of 
scale, height and type to the adjacent outbuildings. The building, being clad would 
differ to the single garages in the area, however I do not consider that it would be 

significant in terms of established character, especially given that this area of road is 
the side boundary of the plots it has limited character, only to serve the principle 

elevations on Monarch Drive and Everard Close.  

7.25 A negative aspect could be the inclusion of signage - especially if illuminated or overly 
large on the building, which would be disharmonious with the local character. However, 

a condition in this regard would not meet the reasonableness test as it is subject to 
separate control under the advertisement regulations.  

7.26 The proposed design utilises the site up to its boundaries and maximises its potential to 
the boundaries of the adjacent residential properties. This echoes the outbuildings in 
the vicinity of the site that are placed on boundaries and adjacent to the footpath. 

7.27 By reducing the building to a single storey and reducing the scale of the building to 
more domestic in scale and character, I consider that it changes in terms of the impact 

on the neighbouring amenity to that which would replicate householder development.  

Highway Safety & Traffic Generation 

7.28 There are no objections to the proposal from the Highway Authority and whilst 

neighbours have concerns regarding the single off road car parking space being 
inadequate, as shown in the site plan (Figure 3), however this is not reflected in the  

comments from the Highway Authority.  

 

Figure 3. Block plan showing car parking. 



 

 Other matters 

 Crime and fear of crime 

7.29 Neighbours have raised concerns regarding increase in crime due to the potential for 
the proposed workshop to be subject to burglaries and in turn neighbouring properties.  

Whilst crime and the fear of crime is a material consideration, I am satisfied that 
appropriate security measures could be employed by the applicants to protect the 
premises and any goods inside. The Crime Risk Manager from West Mercia 

Constabulary have been consulted and no response has been received. Any response 
received will be reported by way of a late paper.  

 Trees adjacent to the site 

7.30 Whilst I note the concerns of neighbouring residents in regards to the potential impact 
of the proposed development on the health and vitality of their adjacent tree(s), I am 

satisfied that the proposed building is a sufficient distance from the existing trees that 
there would be unlikely to be adverse impact during the construction phase and does 

not warrant conditioning in this regard.  

 Proximity to Laugherne Brook 

7.31  I note the concerns in relation to Laugherne Brook, however the site is currently hard 

surfaced and is located approximately 67 metres away from the watercourse and any 
surface water run off- including contaminants- would be captured by highway drainage 

system before it reaches the brook thereby avoiding contamination.  

 Refuse 

7.32 I note the concerns of neighbours in regard to refuse collection. However, this will 

largely depend on the end user who will be required to arrange their own commercial 
waste collection service.  

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 Whilst I appreciate the proposal could form a small business opportunity and an 
opportunity for local business growth or start up within this contained small site. The 
lack of understanding of the end user has led to uncertainty with regards to anticipated 

levels of harm generated by a business operating from the proposed unit. The limited 
size of the unit and the constraints of the built form, when coupled with safeguards 

introduced through the planning process, could  provide an opportunity on a small site 
for a small business to have premises which allow them to operate in a way which is 
compatible with the surrounding uses.  

8.3 I note the concerns of neighbours regarding potential noise and activity and 
contamination from the proposed development. However, comparable activities can be 

undertaken by households which are similar in nature to those proposed within this 
application. Worcestershire Regulatory Services have not raised objection to the 
proposal.   



 

8.4 Neighbours have raised concerns regarding alternative uses as the use classes order 
becomes more permissive. However, this can be safeguarded against with a suitably 

worded condition to restrict changes which could be more intensive and harmful to the 
careful balance within the residential area.  

8.5  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 he 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.   

For the following 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 

Location Plan 2126 1000a 

Existing Site Plan 2126 2000a 

Proposed Layout And Elevations Plan 2126 3000e 

Mc Covering Letter May 2021 

For the following reason: To ensure compliance with the approved scheme 

3. The development hereby permitted shall be vacated and not in active use 

outside the following hours of 0800 to 2100.    Deliveries to, and collections from, the 

development shall not be made outside the following hours of 0800 to 2100 and 0800 

to 1800 on Sundays and Bank holidays.    

For the following reason:- To ensure the proposal preserves residential amenity and to 

prevent unacceptable noise pollution to the detriment of human health contrary to 

policy SWDP31 of the South Worcestershire Development Plan. 

 4. Prior to first use of the development hereby approved, a vehicular crossover to 

facilitate access and parking, shall be properly constructed with details to be submitted 

in writing to and approved by the Local Planning Authority. 

For the following reason: In the interests of highway safety 



 

5. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order 2015 (or any other order revoking and re-

enacting that Order with or without modification), no extensions or external alterations 

to the property hereby approved shall be undertaken without the express consent of 

the Local Planning Authority. 

For the following reason: 

For the avoidance of doubt and to secure a satisfactory form of development in 

accordance with policy SWDP21 of the South Worcestershire Development Plan and 

aims and objectives of the National Planning Policy Framework. 

6. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order  2015 (or any other order revoking and re-

enacting that Order with or without modification), the unit shall not be used for any 

other purpose other than Use Class E(g)and all permitted development rights are 

removed .  

For the following reason: 

To protect the amenity of neighbouring residents given the maximum occupation of the 

site and the impact of alternative uses on adjoining residents as set out in SWDP21 of 

the South Worcestershire Development Plan 2016.  

7. Demolition, clearance or construction work and deliveries to and from the site in 

connection with the development hereby approved shall only take place between the 

hours of 08.00 and 18.00hrs Monday to Friday and 08.00 and 13.00hrs on a Saturday.  

There shall be no demolition, clearance or construction work or deliveries to and from 

the site on Sundays or Bank Holidays.   

For the following reason - To preserve the amenities of the locality in accord with Policy 

SWDP21 of the South Worcestershire Development Plan. 

 


