
Application Number 19/00860/FUL 

Site Address Pitmaston House, Malvern Road, Worcester, 

WR2 4LL 

Description of 

Development 

Change of use from residential dwelling to mixed use 

residential dwelling & holiday let. 

Case Officer Mike Nicholls Applicant Ian Hodder 

Blockworks 

Ward Member(s) Bedwardine Ward Agent Ian Hodder 

Reason for Referral to 

Committee 

 

At the request of the 

Deputy Director for 

Economic 

Development and 

Planning 

Expiry 

Date 

 14 August 2020 

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/19/00860/FUL 

Recommendation 
 

The Deputy Director of Economic Development and 
Planning recommends that the Planning Committee 
grant planning permission, subject to the 

conditions set out in section 9 of this report for a 
temporary two year period.  

 
1. Background 

 
 1.1 The application was registered on 19 June 2020 and was due for a decision on 14 

August 2020. An extension of time for the determination of the application has been 

requested 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 at the request of the Deputy Director for Economic 

Development and Planning due to public interest concerns. 
 
2.       The site and surrounding area  

 
2.1 The application relates to Pitmaston House, a substantial three storey property Grade 

II listed building off Malvern Road. Originally dating from 1804, the property is set in 
0.84 acre of landscaped grounds. 

 

2.2 Overall the property comprises the 7 bedroom house (which is the subject of the 
holiday let application); a further 6 self contained flats; and some offices (for the 

Blockworks company). Access to the property is via a private drive which, in part, also 
serves the primary school located to the north and west of the property. The wider 
surrounding area is residential in character, with Pitmaston Park adjoining the 

application site to the south. 
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3.      The Proposals 
 

3.1 The application seeks to change the use of the 7 bedroomed dwelling into a mixed use 
of a residential dwelling and a holiday let. The submission states that the holiday let 

element would be for approximately 30% of the year, with the remainder of the year 
being used by the owner as a single dwelling. 

 

3.2 The use as a holiday let has already commenced and the matter was initially brought to 
the attention of the Local Planning Authority in 2017 by a local resident in Winchester 

Avenue, who stated that the use has caused intermittent noise and disturbance late at 
night generated by music and loud voices from holidaying guests. Since that time, the 
objector has been liaising with Worcestershire Regulatory Services regarding the noise 

issues and the Council’s Planning Enforcement Officer. 
 

3.3 The level of use of the property for holidaying purposes is now considered to constitute 
a material change of use in planning terms and hence this application has been 
submitted in order to regularise the situation. 

 
3.4 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 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” and that “Permission 

should be refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area” (paragraph 130). This is 

further reflected in South  Worcestershire Development Plan 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.  
 

4.3  The key legal provisions relating to the consideration of heritage assets in the planning 
 system are s72 (1) and s66 (1) of the Planning Listed Buildings and Conservation Areas 
 Act 1990 which state that “special attention shall be paid to the desirability of 

 preserving or enhancing the character or appearance of that area” and “have special 
 regard to the desirability of preserving the building or its setting or any features of 

 special architectural or historic interest which it possesses”. 
 

4.4  The Development Plan for Worcester now comprises: 

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

2016 



South Worcestershire Development Plan 
 

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

SWDP 6:  Historic Environment 
SWDP 24: Management of the Historic Environment 
SWDP 31: Pollution & Land Instability 

SWDP 35: Visitor Accommodation 
 

Material Considerations 
 
1. National Planning Policy Framework 

 
4.5 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.  
 

4.6 The NPPF outlines a series of considerations against which delivering sustainable 
development should be assessed. 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 o look for solutions rather than problems and decision-
takers are asked to approve applications for sustainable development where possible. 

 
4.7 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  

 
4.8 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: Determining a planning application, Noise, and Use of Planning Conditions.  
 

3. Supplementary Planning Documents 
 

4.9 The following Supplementary Planning Documents (SPD) are relevant to the application 

proposals:- 
 

 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 the 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 

 



5. Planning History 

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

L90C0086: Listed building consent application for alteration of 2nd floor window to 
external door and erection of external spiral fire escape stairway to provide adequate 

means of escape in the event of fire from the 2nd floor.  App under reg 7 of the T & CP 
gen regs 1976. Refused Listed Building Consent Jan 10 1991 
 

P91C0095: External fire escape. App under Reg 7 of the T & CP Gen Regs 1976 No 
planning objection 11/4/91 subject to 3 conditions (Pitmaston House). Decision made by 

Sec of State: Approved  Apr 25 1991  
  
L91C0019: Listed building consent application for the provision of external spiral fire 

escape to provide adequate means of escape in the event of a fire from the 2nd floor. No 
Planning Objection subject to 3 conditions 11/04/91. Decision made by Sec of State:       

Approved Listed Building Consent Apr 25 1991  
 
P13C0535: Proposed conversion from offices to one 7 bedroom house, five 1 bedroom 

and one 2 bedroom residential apartments including internal and external alterations, 
and new 2 metre high boundary wall/fence along the rear boundary. Approved Mar 17 

2014  
 

L13C0115: Internal and external alterations in connection with proposed conversion 
from offices to one 7 bedroom house, five 1 bedroom and one 2 bedroom residential 
apartments, and new 2 metre high boundary wall/fence along the rear boundary. 

Approved Listed Building Consent Mar 17 2014  
 

P14C0335: Proposed new boundary fencing, gates & gate piers. Approved Dec 10 2014 
 
L14C0023: Proposed erection of railings and vehicular and pedestrian access gates. 

Approved Listed Building Consent Jul 10 2014  
 

L14C0028: Proposed amendments to apartment layouts. Approved Listed Building 
Consent Aug 8 2014  
 

L15C0017: Proposed blue plaque to boundary wall. Approved Listed Building Consent 
May 18 2015  

 
P16C0080: Proposed barbecue area within rear garden. Approved Apr 22 2016  
 

20/00169/LB: Listed Building Consent application for erection of indoor swimming 
pool. Approved 18th September 2020. 

 
20/00176/FUL: Planning application for erection of indoor swimming pool. Approved 
18th September 2020. 

 
Enforcement 

 
ENF/159/17/C: Complaint received in June 2017 from a resident in Winchester 
Avenue regarding late night noise coming from Pitmaston House, caused by dwelling 

being used as a “party house”. Since that time officers from Planning Enforcement and 
Regulatory Services have visited the premises which has resulted in this application. 

 
 
 

 



6.   Consultations 

6.1 Formal consultation, including display of site notices, has been undertaken in respect of 

the application. The following comments from statutory and non-statutory consultees 
and interested third parties have been received in relation to the original and amended 

proposals and are summarised as follows: 

Neighbours and other third party comments: The following responses have been 
received (in summary): 

13 Winchester Avenue: objections on the grounds of excessive noise and 
disturbance to nearby residents; this has often resulted in loss of sleep; has been 

raising these concerns over a long period; has produced recordings and evidence of 
noise events to both Regulatory Services and Planning. 

7 Winchester Avenue: objections on grounds of noise and disturbance; already has 

problems in this regard, especially at weekends from parties etc. 

14 Winchester Avenue: objections on grounds of noise and disturbance; the house 

has been let out for 3 year to hen parties which resulted in loud music and singing into 
the early hours; more consultation should have been done; is the holiday let really just 
a “party house”? 

17 Winchester Avenue: objections on the grounds of noise and disturbance; 
residents have already been disturbed by music and shouting from guests in the past; 

any “curfew” imposed won’t be adhered to by guests who have been drinking. 

21 Winchester Road: comment that their neighbour nearby suffers from noise from 

the premises and request that there is no noise after 11pm. 

107 Malvern Road: they have not been disturbed previously and therefore have no 
objections; might be prudent to ensure adequate parking is available and that there 

are noise restrictions on the front garden to prevent noise after 10pm 

Worcestershire County Council (Highway Authority):  No objection.  

 
Worcestershire Regulatory Services (Nuisance): No objections 
 

“WRS note that several objections have been raised by neighbours regarding noise. We 
have reviewed our records and can confirm that WRS have received multiple noise 

complaints relating to Pitmaston House. Noise complaints reference loud music and 
shouting occurring during evenings, in particular on weekends into the early morning. 
Complaints appear to be related to the short term letting of the property. WRS have 

no objection to the change of use as there is no inherent nuisance caused by 
renting the property on a short term basis. It is the tenants behaviour and 

subsequent management of the property that could lead to potential nuisance. Noise 
relating to tenants should be controlled by the landlord such that disturbance does not 
occur. WRS note that a management plan has been provided as part of the application. 

If the landlord cannot adequately control noise from tenants, such that a Statutory 
Nuisance exists then enforcement via the Environmental Protection Act 1990 should be 

pursued. Changing the planning status to “mixed use” does not imply that noise 
generated from the letting of the property is acceptable. All reasonable efforts must be 
made to avoid noise nuisance occurring.” 

 
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 comments of local 
residents 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 of Economic Development and Planning 

7.1 Policy SWDP1 of the South Worcestershire Development Plan sets out overarching 

sustainable development principles and these are consistent with the Framework. The 

various impacts of the development have to be assessed and the benefit and adverse 

impacts considered, to establish whether what is proposed is sustainable development. 

Taking the above matters into account I consider the main issues raised by the 

proposal relate to the principle of development and whether the development would be 

sustainable, having regard to the 3 dimensions of sustainability set out in the 

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

7.2 1.  The economic role; 

 2.  The social role: 

- residential amenity; 

 3.  The environmental role: 

- impact on heritage assets; 

 - access, car parking and highway safety; 

        These issues will now each be considered in turn.  

 

        The Principle of Development 

7.3 The host property is a substantial and notable listed building within the area. It is 

already in residential use and I do not consider the overall principle of a holiday let to 

be in itself unacceptable, although it has to be acknowledged that that individual 

occupiers could cause noise and nuisance as could of course permanent residents. 

7.4 There are no in principle policy reasons why the use couldn’t take place subject to 

detailed policy criteria being met (see below). 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. 

        The economic role 

  

7.5 The use would provide revenue for the owners to maintain and invest in the fabric of 

the listed building and its substantial running costs. Visitors staying at the property are 

highly likely to spend money within the City on goods and services and therefore 



contribute to the vitality and vibrancy of the area. In my opinion this weighs in favour 

of the granting planning permission. 

        The social role  

7.6 The aim of the application is to provide visitor accommodation. However, one must 

also consider the impact of the development on nearby residents. 

Impact on residential amenity  

7.7 The site lies adjacent to established residential properties located within the 

Bedwardine Ward. Policy SWDP 21 requires that new development does not have a 

significant adverse effect on neighbouring amenity. This is consistent with the NPPF 

which requires planning policies and decisions, amongst other matters, to ensure a 

high standard of amenity for existing and future users of land and buildings.  

7.8 The introduction of the proposed holiday let use could give rise to potential noise and 

disturbance for the occupiers of the surrounding properties as a result of for example 

visitors playing music later at night outside the building. Indeed there have been 

numerous complaints from existing residents to this effect (see report above). 

7.9 Policy SWDP35 “Visitor Accommodation” states that new visitor accommodation will be 
permitted where: i. It is of an appropriate type and scale for the location or building; 

and ii. There is no impact on neighbouring amenity. 
 

7.10 In terms of noise and disturbance, there has on occasions been nuisance caused to 

local residents by guests, mainly at night and the early hours of the day. The applicant 

states that guests are issued with a nuisance complaints policy which is issued to all 

guests and is a condition of there booking. This states that should be no external music 

played between 10.00pm and 08.00am. The onus on the enforcement of this would be 

with the owners of the premises and not Regulatory Services or Planning Officers 

unless a Statutory Noise Nuisance had been created. 

7.11 The response from Worcester Regulatory Services (WRS) is clear that they have no 

objection to the application: they consider that noise should be controlled by the 

landlord/owners of the property and this is via a management plan. 

7.12 WRS have been involved in occasional noise complaints from the premises for 

approximately 3 years and know both the property and the issues in depth. Without an 
objection from WRS is difficult to see how the Local Planning Authority could 
reasonably justify a refusal on noise grounds 

 

The environmental role 

Historic Environment 

7.13 In terms of general planning policies, SWDP6 “Historic Environment” and SWDP24 

“Management of the Historic Environment” encourages the adaptation of heritage 

assets to provide a sustainable future for them. 

 

 

 



Access and Highway Safety 

7.14 In terms of access and safety issues, the County Council Highway Authority has no 

objections and there is ample space for parking and manoeuvring within the application 

site. 

8. Conclusion and planning balance 

8.1 In theory the holiday let element of the use should present no additional noise and 
nuisance beyond that of a permanent 7 bedroomed residential home. Clearly, however 
the behaviour of some guests has given rise to noise complaints.  

8.2 Whist I acknowledge the views of WRS, I am concerned that a permanent approval 
would have the scope to cause noise and nuisance to nearby residents. However, 

without their objection I do not consider that a refusal could be substantiated by the 
Local Planning Authority. 

8.3 It should also be noted that proposals to construct a swimming pool and pool house at 

the rear of the property have recently been approved (see applications 20/00169/LB 
and 20/00676/FUL above). This has the scope to contain some activities and potentially 

lessen outside nuisance. 

8.4 In my opinion, a 2 year temporary approval would be an option which would give the 
Local Planning Authority the opportunity to see whether or not the applicants 

management plan for guests is working or not. The length of such a temporary consent 
reflects the current uncertainty of the pandemic restrictions on the booking of large 

holiday accommodation. 

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 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.  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 holiday letting use hereby authorised shall be discontinued on or 

before two years from the date of this permission. 

         Reason:  

To allow the Local Planning Authority to review the holiday letting use in 

light on its impact on the amenity of nearby residential properties by 

reason of noise and disturbance in accordance with policy SWDP 31 of 

South Worcestershire Development Plan 2016.  

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 

PH SK02Block Plan 

PH SK01Location Plan 

PPH SK06PH SK06 First Floor Plan.jpg 

Noise Complaints Policy - Pitmaston March 20.pdf 

PH SK05PH SK05 Ground Floor Plan.jpg 

PH SK07 Second Floor Plan.jpg 

Pitmaston House - Lettings 2020 + Recycling.pdf 

PH SK02B Site Plan: revised plan 

Reason: To ensure compliance with the approved scheme 

 

 

 


