
 

 

 

 

Application Number 22/00624/HP 

Site Address 102 Lansdowne Road, Worcester, WR3 8JL 

Description of 

Development 

Retrospective application for a garden shed in the rear 

garden. 

Expiry Date 21 October 2022 

Applicant Mr Jack Montandon 

Agent Mr Jack Montandon 

Case Officer Miss Ruth Lambert 

 ruth.lambert@worcester.gov.uk 

Ward  Arboretum 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/22/00624

/HP 

Recommendation 
 

The Corporate Director - Planning and Governance 
recommends that the Planning Committee grants 

planning permission subject to conditions as set 
out in Section 9 of this report. 

 
1. Background 

 
 1.1 The application was registered on 26 August 2022 and was due for a decision on 21 

October 2022. An extension of time for the determination of the application has been 

agreed until 25 November 2022 to allow determination by the Planning Committee. 
 

1.2 The application has been referred to the Planning Committee at the request of 
Councillor Karen Lewing on the following grounds: 

 

  Due to the negative impact on the neighbouring resident. 
 

 

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


 

2.     The site and surrounding area  
 

2.1 This retrospective application relates to a recently constructed, mid-terraced property 
located on the southwest side of Lansdowne Road within an established residential area 

of the Arboretum Ward. The property is of brick construction with a tiled pitched roof 
within a run of four properties of the same age, size, design and construction to 
neighbouring properties within the terrace. The rear and side boundary wall of the 

property abuts the Lansdowne Crescent Conservation Area, but does not adjoin any 
listed buildings. 

  

 
 

3.      The proposals 
 

3.1 The applicant has constructed a bespoke timber garden room with storage to the rear 
which is nestled within the confines of the existing rear garden boundary wall.  The 

rear garden is raised approximately 1 metre from the patio accessed directly from the 
kitchen.  The outbuilding is 2.7 metres maximum height reducing to 2.5 metres with a 
flat and slightly sloping ply roof.  The front of the outbuilding overlooking the host 

property is 4.4 metres maximum width with triple glazed doors.  Planning permission is 
automatically required as permitted development rights have been removed.  

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

 
 Location Plan 

 Proposed block plan 
 Proposed elevations and floor plans 

 Water Management Statement 
 

3.3 In accordance with Article 15 (7) of The Town and Country Planning (Development  
  Management Procedure) (England) Order 2015 (as amended), full details of the  
  application have been published on the Council’s website.  



 

3.4 As such, Members will have had the opportunity to review the submitted plans and   
documents in order to familiarise themselves with the proposals prior to consideration 

and determination of the application accordingly. 
 

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

 framework for consideration of this application. Section 70(2) of the Act requires the 
 decision-maker in determining planning applications/appeals to have regard to the 

 Development Plan, insofar as it is material to the application/appeal, and to any other 
 material consideration. Where the Development Plan is material to the development 
 proposal it must therefore be taken into account.  Section 38(6) of the Planning and 

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

 
4.2 The Development Plan for Worcester now comprises: 
 

 The South Worcestershire Development Plan (SWDP) which was adopted February 
2016, and; 

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

South Worcestershire Development Plan 

 
4.3     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 
SWDP 6 Historic Environment 

SWDP 24 Management of the Historic Environment 
 

Material Considerations 
 
1. National Planning Policy Framework 

 
2. National Planning Practice Guidance  

 
3. Supplementary Planning Documents 

 

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

 
 South Worcestershire Design SPD 

 

5. Planning History 

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

P18A0013 

Proposed demolition of existing dwelling and the construction of 3 dwellings including 

parking, landscaping, altered vehicular access and alterations to boundary wall 

Approved Jun 29, 2018  

19/00099/FUL 



 

Proposed construction of 4 dwellings including parking, landscaping, altered vehicular 

access and alterations to boundary wall (resubmission of approval P18A0013) 

Approved  

May 9, 2019  

20/00070/FUL 

Proposed construction of 4 dwellings, landscaping, parking and drainage arrangements 

(amendments to approval 19/00099/FUL) 

Approved 

Apr 17, 2020 

Pre-application Engagement 

None 

 

 Public Consultation by Applicant 

 None 

 

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 original and amended proposals and are 

summarised as follows: 

Neighbours and other third-party comments One objection has been received 
from the occupant of a neighbouring property as follows: 

- Planning Application 22/00624/HP I wish to object to this retrospective planning 
application. 

 
1 The height of the building is stated to be 2.6 m at the back and 2.4 m at the front _. 
However, that does not include the height of the base on which it stands see Applicant 

photos 6 and 7. The built height at the back is at least 2.7 m from ground level. 
Planning regulations clearly state that if a building exceeds 2.5 m in height it must be 

located at least 1 m from boundary walls/fences. This building is built right up to the 
boundary on 3 sides as can be seen from Applicant Photo 5.  

 
2 The building is located right up to the rear and west side wall. The historic wall is 
within the Rainbow Hill/Lansdowne Crescent Conservation area. Since the proposed 

building abuts right up to the wall future maintenance will be impossible.  
 

3 The building is described in the retrospective application as a shed. A shed is defined 
as simple roofed structure used for garden storage or as a workshop. One look at the 
building makes it clear that this is no shed. Indeed, one of the plans submitted 

describes it as a garden room. It has conservatory style glass doors it is insulated). If 
the applicant receives approval for this building it can easily be upgraded to provide a 

viably independent dwelling and the council won't ever know about it.  
 
4 The scale and massing are clearly out of proportion to the small rear garden as can 

be seen from a site visit or from the attached photo View from Living room. It covers 
almost 20% of the rear garden area. The proposed building has a footprint of 10.65 sq 

m.  



 

The overall garden size including the proposed building is 57.4 sq.m. This means the 
amenity space for the three-bed house is reduced to 46.35 sq. m. which is considerably 

less than the 60 sq.m. amenity space required for a three-bed house.  
 

5 The building roof and windows can be seen from Mayfield Avenue  
 
6 The huge patio windows/door are extremely intrusive. Whenever the building is in 

use I will be severely overlooked. The garden room/home office is positioned in the 
direct line of sight of my first floor living room. I will have no privacy. The garden 

room/home office could also be used during the evening meaning that there would be 
constant loss of my privacy. This proposed building fails a number of planning 
requirements. 

 
I hope that the planning committee will not be influenced by the fact that the building 

is now in place. The breaches of the planning requirements are clear. This retrospective 
application would not have been necessary had the applicant applied for permission 
before constructing the building. The applicant is a qualified surveyor, and he should 

have known that planning permission was required for his proposed building. He chose 
to ignore that requirement and presented the council and neighbours with a fait 

accompli. For the many reasons detailed above I hope that the planning committee will 
agree that the building should be removed completely. 
 

Worcester City Council Landscape and Biodiversity Adviser: No objection 
 

Worcestershire County Council (Highway Authority): No objection 
 
Worcestershire County Council – Conservation Officer:  

Thank you for reconsulting me upon this application. The majority of my original 
comments stand, namely that the application site is unlisted, and its rear garden 

adjoins the eastern boundary of the Lansdowne Crescent conservation area, and the 
proposed structure is right up against this boundary. There are two grade II listed 

buildings nearby – Nos. 17 & 18 Lansdowne Crescent – but intervisibility to and from 
these is blocked by the intervening Lansdowne Mews, No.1 of which has a boundary 
with the application site. 

 
The proposal seeks to erect a garden shed in the rear garden. It is retrospective. 

 
The proposed development should be considered against policies SWDP 6 and SWDP 24 
of the South Worcestershire Development Plan 2016 (the Development Plan). These 

policies seek to protect and enhance designated and non-designated heritage assets 
and avoid 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’.  
 

These development plan policies are consistent with the National Planning Policy 
Framework (NPPF). Para.199 of the NPPF explains that when considering the impact of 
proposed development on the significance of a designated heritage asset ‘great weight’ 

should be given to the asset’s conservation (and the more important the asset, the 
greater the weight should be). This is irrespective of whether any potential harm 

amounts to substantial harm, total loss or less than substantial harm to its significance. 
 
S72 (1) Planning (Listed Buildings and Conservation Areas) Act 1990 states that in 

respect of determining applications affecting conservation areas the Local Planning 
Authority shall have ‘special attention shall be paid to the desirability of preserving or 

enhancing the character or appearance of that area’. 



 

 
I have had regard to the above legislative requirements as well as national and local 

planning policy when formulating this consultation response. For the avoidance of 
doubt this consultation response does not address matters relating to below ground 

Archaeology. 
 
Assessment: 

The proposed garden structure is a bespoke timber one that nestles in an angle formed 
by two high property boundary walls to which it is attached. Its flat roof sits just below 

the level of the wall’s coping course. Apart from this garden structure being attached to 
these boundary walls, they would appear to be otherwise unaffected by the proposals, 
and their appearance from outside the application site will be unchanged. There may 

be a need for Party Wall Agreements for this work, but this falls outside of Planning. 
 

Conclusion: 
It is considered that this proposal will have a neutral impact upon the adjoining 
conservation area. 

 
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.   Planning Assessment  

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. 

  
The Principle of Development 

7.2 The application site is located within the urban area and is an established residential 
property which sits in its own grounds. The erected shed/garden room is of bespoke 

construction designed to sit within the confines of the rear side and rear boundary walls 
whilst ensuring as much amenity space as practically possible remains for the size of 
the host family home.  Garden rooms and sheds are typically erected in the gardens of 

residential properties to provide additional storage space for gardening equipment and 
other paraphernalia. 

7.3 When the properties were originally approved, permitted development rights were 
removed in order that the Local Planning Authority would have control with regard to 
any future development at the property in order to protect the amenities of the 

occupiers. 



 

Proposed plans and elevations 

 

Design and Character of the Area and Conservation Area 

7.4 Policy SWDP 21 of the Development Plan states that the siting and layout of a 
development should reflect the given characteristics of the site in terms of its 

appearance and function. Further the policy advises 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. On scale, height and massing, Policy SWDP 21 states that the scale, 

height and massing of development must be appropriate to the setting of the site and 
the surrounding landscape character and townscape, including existing urban grain and 
density. The Council’s Design Guide SPD has also been given careful consideration, in 

particular Section 8 which supports Policy SWDP 21 in providing guidance for 
householder development. 

7.5  The garden room has been carefully designed and well-constructed given the relatively 
small garden area available. The materials are satisfactory in terms of the proposed 
use and will weather over time to ensure it does not appear stark in the long term. The 

existing usable amenity space available at the property is 60sqm and with the shed 
having a floor space of approximately 10sqm metres would result in 50sqm remaining.  

Paragraph 8.3.16 of the Design Guide SPD states that 20sqm of amenity space should 
be provided per bedroom.  The property has 3 bedrooms. On this basis the remaining 
amenity space would be deficient in SPD terms.  However, given the siting of the shed 

within the corner of the garden, it is considered that this area is already not 
particularly usable.  The retention of this angled section of amenity space is not 

considered to be important in the functionality of the garden spaces as a whole.   

7.6 The outbuilding has been designed to result in the minimum loss of amenity space as 
possible by utilising the corner, whilst still providing useable storage space for a family 

home.  A lawned area and patio are retained following the erection of the shed/garden 
room and are considered to provide suitable outdoor amenity space.  The figures 

quoted by the objector are within the Design SPD which is used as guidance only. 

  



 

7.7  In accordance with the position of the property abutting the conservation area, the 
application has been assessed in accordance with policies SWDP 6 and 24 of the 

development plan and detailed comments have been received from the Council’s 
Conservation Officer who concludes that the development would have a neutral impact 

on the adjoining Conservation Area. 

7.8  The garden room/storage shed is appropriate in terms of scale and mass to the host 
property. The proposal accords with the expectations of South Worcestershire 

Development Plan Policies 21, 6 and 24 and will not detract from the appearance or 
setting of the host property or the character or appearance of the adjoining 

conservation area. 

Impact on neighbouring amenity 

7.9 The application has been assessed in accordance with the guidance within the South 

Worcestershire Design Guide SPD and has been publicised by site and press notices and 
neighbour notification letter with one letter of objection being received from the adjoining 

neighbour.  The concerns raised relate to: 

• The proximity of the outbuilding to the garden wall and how it will be maintained  

• Query over proposed use 

• Size in relation to total garden area and amenity space remaining 

• Loss or privacy to lounge and balcony 

7.10  Having visited the neighbour’s property, careful consideration has been given to the 
concerns raised.   

• Maintenance of the outbuilding can be carried out by removing the existing fence 

panels although it has been pre-treated so this would not be necessary for some time.   

• Whether the outbuilding is used for storage or garden room; as long as it would 

be used in connection with the main dwellinghouse and not as a business, that would be 
considered acceptable in a domestic environment and not give rise to any undue loss of 
amenity or noise concerns. 

• Any actual or perceived overlooking to the neighbour’s lounge and balcony will be 
controlled by applying a suitable condition to ensure the glazed doors are obscurely 

glazed as agreed by the applicant.  If the glazed doors are open, there would be no 
greater degree of overlooking than if someone was sitting in the garden.  The front of 

the shed is approximately 10.5 metres from the front of the balcony. 

Paragraph 8.3.27 of the South Worcestershire Design Guide SPD states that: 

Buildings within the residential curtilage, such as, garages, sheds and greenhouses can 

often require as much care in siting and design as works to the existing residential 
property. They should be subordinate in scale and similar in style to the existing 

property, taking account of materials, the local character and the level of visibility of the 
building from surrounding public areas. 

In this case the garden room would clearly be subordinate to the host property, is sited 

in the best position in the garden to allow the maximum amount of amenity space to 
remain and is constructed in materials typically used for a garden room of a high quality 

nature. 

The design, size and siting of the garden room/storage shed is sympathetic to the original 



 

property and would not result in issues of undue overlooking or be overbearing on the 
neighbouring properties given that the glazing is to be obscurely glazed and conditioned 

accordingly. 

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 NPPF 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 garden room/storage shed would not detract from the character or appearance of 
the surroundings and would have a neutral impact on the adjoining conservation area. 

The proposal for which planning permission is required will not harm the residential 
amenity of existing residents within the immediate and surrounding area of the 

application site. 

8.3 The application has been assessed in accordance with the guidance within the Design 
Guide SPD.  All comments received as part of the consultation process and all material 

planning issues have been considered including those of the NPPF including economic, 
environmental and social, as well as diversity, in the determination of this application.   

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 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 

Proposed block plan 

Proposed elevations and floor plans 

Water Management Statement  

Reason: To ensure compliance with the approved scheme 

2. Within 3 months from the date of this decision the outbuilding hereby permitted, the 

French doors in the front elevation shall be fitted with Pilkington Level 4 obscured 

glazing or equivalent and shall be permanently retained in that condition thereafter. 

Reason - To protect the amenities of adjoining/nearby properties from unacceptable 

overlooking/loss of privacy in accordance with policy SWDP21 of the South 

Worcestershire Development Plan. 

3. The outbuilding hereby permitted shall be used solely for purposes incidental to the 

enjoyment of the dwellinghouse, as such, and not for the carrying out of any trade or 

business. 



 

Reason: To ensure that the outbuilding is used only for the purposes incidental to the 

dwellinghouse, in the interests of the residential amenities of the area, and to comply 

with policy SWDP21 of the South Worcestershire Development Plan and the 

requirements of the National Planning Policy Framework. 

 


