
 

 

 

 

Application Number 22/00050/LB 

Site Address Victoria House, 63-66 Foregate Street, 

Worcester 

Description of 

Development 

Application for listed building consent relating to the 

change of use from office (Use Class E) at first, second 

and third floor levels to residential C3 in the form of 14 

self-contained residential apartments and associated 

works. 

Expiry Date 6 May 2022. An extension of time has been agreed until 

26th August 2022. 

Applicant Barnett Property Group 

Agent Mr Edward Deacon 

Case Officer Laura Williamson 

 laura.williamson@worcester.gov.uk 

Ward  Cathedral Ward 

Reason for Referral to 

Committee 

 

The application is submitted concurrently with application 

22/00049/FUL which constitutes major development.  

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/22/00050

/LB 

Recommendation 
 

The Corporate Director - Planning and Governance 
recommends that the Planning Committee grants 
Listed Building Consent subject to: 

i) the conditions as set out in section 9 of this 
report; and 

ii)the grant of a satisfactory planning permission 
 

 
1. Background 

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


 

 
 1.1 The application was registered on 4 February 2022 and was due for a decision on 1 

April 2022. An extension of time for the determination of the application had been 
agreed until 6 May 2022 to allow determination by the Planning Committee. A further 

extension of time has been agreed until 26th August 2022. 
 

1.2  The application has been referred to the Planning Committee as the application is 

submitted concurrently with application 22/00049/FUL which constitutes major 
development. 

 
2.       The site and surrounding area  
 

2.1     The application site is located within Worcester City Centre within the Cathedral Ward, 
the site lies on the corner of Foregate Street and Shaw Street adjacent to the 

Whitehouse Hotel on the Foregate Street elevation and commercial/ residential uses 
on Shaw Street. There is an existing gated vehicular and pedestrian access with 
existing parking on the Shaw Street elevation, the building however has pedestrian 

access off both Foregate Street and Shaw Street. 

2.2    The application site is a Grade II listed building and is located within the Historic City 
Conservation Area. The site itself currently comprises of commercial uses on the 
ground floor and vacant former office premises to the upper floors.   

 

  
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 

 
(Figure 1: Site Location Plan) 

 

3.      The proposals 
 



 

3.1 The submitted proposal seeks Listed Building Consent for works associated with the 
change of use from office (Use Class E) at first, second and third floor levels to 

residential C3 in the form of 14 self-contained residential apartments and associated 
works. As the submitted proposals require planning permission application No. 

22/00049/FUL has been submitted alongside this application.  
  

3.2 Figure 2 below included within the submitted Design and Access Statement, shows a 

breakdown of the 14 proposed apartments: 
 

 
  

(Figure 2: Table showing details of proposed apartments) 

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

supporting      documents that include: 

3.4  
VH 01 21 01 Existing Lower Ground Floor 

VH 07 21 07 Existing Block Plan 
VH 02 21 02 Existing Ground Floor Plan 
VH 05 21 05 Existing Third Floor Plan 

VH 24 21 04 Existing Second Floor Plan 
VH 03 21 03 Existing First Floor Plan  

VH 06 21 06 Existing Elevations 
VH/13/21 13 Proposed Elevations REV A 

VH/09/21 09 Proposed Ground Floor Plan REV A 
VH/08/21 08 Proposed Lower Ground Floor Plan REV A  
VH/14/21 B 14 Proposed Block Plan REV B 

VH/10/21 10 Proposed First Floor Plan REV A 
VH/12/21 12 Proposed Third Floor Plan REV A 

VH/11/21 11 Proposed Second Floor Plan REV A  
ENV-09956 4 Proposed Ventilation Plan 
 

3.5 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 and policy SWDP 21 which sets generic design 

principles for development proposals. Policy SWDP 21 requires that all development 
will be expected to be of a high design quality and integrate effectively with its 

surroundings and that development proposals must complement the character of the 
area. Furthermore, proposals 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 and 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. 

 

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, and; 

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

 
South Worcestershire Development Plan 

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

 

SWDP 6 Historic Environment 
SWDP 24 Management of the Historic Environment 

 
Material Considerations 
 

1. National Planning Policy Framework 
 

2. National Planning Practice Guidance 
 

Relevant Legislation  

4.6 The following legislation is also relevant and has been taken into account when 
considering this application:-  

 
Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) 

 

5.   Planning History 



 

5.1   The site has been the subject of a number of planning applications over its history 
however none are considered relevant to the determination or consideration of 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  

No third party comments have been received to date. 

Worcester City Council Landscape and Biodiversity Adviser:  
 

Commented stating ‘The bat report is welcomed, and provided there is no work to the 
roof or roof void there are no objections in this regard.’ 

 
The comments of the Landscape Officer are noted and have been considered in 
further detail within the associated planning application 22/00049/FUL. 

 
Historic England: 

 
Commented stating that they do not wish to offer any comments and that they 
suggest the views are sought from our specialist conservation and archaeological 

advisers as relevant. 
 

Worcester City Council Conservation Officer: 
 
Initial comments were received from the Conservation Officer recommending that the 

application is deferred, in summary, these relate to the following concerns: 
 

- Concerns relating to the information submitted and whether it is sufficient. 
- Concerns relating to the level of information submitted not making clear what the 

impact of the proposals is on the historic fabric.  
- Concerns relating to the lack of a photographic survey. 
- Concerns relating to the site being listed on the DEF system as Grade II* listed 

when it is actually Grade II.  
- Request for a Site Visit. 

- Request for a set of ‘Demolition’ drawings, this being an Existing drawing (in 
black), with anything to be removed superimposed (in red) and anything to be 
added superimposed (in blue).  

 
Further to the submission of additional plans and information, the Conservation 

Officer commented the following: 
 
‘Thank you for consulting me again about this application. The application site is listed 

grade II and situated in the Historic City conservation area. A few things have 
changed and progressed with regard to this application, sufficiently so for me to be 

able to amend and modify the comments I submitted on 14 February 2022.  
 
Since that time, I have had an opportunity to visit the site (on 16 February 2022), 

and to access the photographic survey, which had not been submitted originally owing 
to its large file size.  

 



 

The series of “Demolition“ drawings I requested, these being an existing drawing (in 
black), with anything to be removed superimposed (in red) and anything to be added 

superimposed (in blue), have also been produced and received; they make the 
proposed changes very clear.  

 
The site visit on 16 February also highlighted significant areas of water ingress and 
resultant ceiling damage and collapse. Therefore, these proposals will also address 

both the cause and consequences of this damage, which is to be welcomed.  
 

Overall, I have no objections to these proposals as now submitted. I recommend a 
‘before first use on site’ materials condition, and, specifically, a materials condition  to 
protect, conserve and enhance the significance of heritage assets, to clarify the 

historic features to remain.’ 
 

Conservation Advisory Panel:  
 
Commented stating:  

 
‘The principle is fine, but: 

 More thought needs to be given to the proposed bin storage to the rear. This 
space is at capacity now. 

 In proposed Apartment 9 on the 2nd floor, the 2 bedrooms shown are too small. 

It would be better not to divide this existing room but to keep it as one space, 
as seen on other floors. 

 
The Panel have no objections in principle, subject to the above itemised issues.’ 

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 local resident’s 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.   Planning Assessment 

7.1 The principal matter to consider in the determination of the Listed Building Consent is 

the impact of the proposed works on the heritage asset, i.e. the matters which require 
Listed Building Consent.  

7.2 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires Local Planning Authorities to have special regard to the desirability of 
preserving listed buildings or their setting or any features of special architectural or 

historic interest which they possess and Section 72(1) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 requires that in exercising an Authority's 

planning function, special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of Heritage Assets. 

7.3 Policy SWDP6 of the Development Plan echoes the aims and objectives of paragraphs 

200-204 of the NPPF in particular. The application site is located within the Historic 
City Conservation Area and the building is a Grade II listed building. Both the 



 

Conservation Area and the listed building are significant assets. 

7.4 It appears that alterations have been made to the listed building over time, 

particularly at the rear of the building. 

7.5 Both a Photographic Survey and Heritage, Design and Access Statement has been 

submitted with the application. 

7.6 Paragraph 197 of the NPPF states that in determining applications, Local Planning 
Authorities should take account of:  

a) the desirability of sustaining and enhancing the significance of heritage assets and 
putting them to viable uses consistent with their conservation;  

b) the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and  

c) the desirability of new development making a positive contribution to local 

character and distinctiveness. 

7.7 The submitted proposed seek the conversion of the upper floors of the listed building 

from Use Class E (Office) to C3 residential. The upper floors of the building are 
currently vacant, as such it is considered that the proposals contribute to the 
economic vitality of the listed building bringing it back into use.  

7.8 Revised comments of the Conservation Officer were received 16.03.2022. These 
relate to the following: 

‘The series of ‘Demolition’ drawings I requested, these being an existing drawing (in 
black), with anything to be removed superimposed (in red) and anything to be added 
superimposed (in blue), have also been produced and received; they make the 

proposed changes very clear.  

The site visit on 16 February also highlighted significant areas of water ingress and 

resultant ceiling damage and collapse. Therefore, these proposals will also address 
both the cause and consequences of this damage, which is to be welcomed.  

Overall, I have no objections to these proposals as now submitted. A condition 

requiring the submission of materials was however recommended.’ 

7.9 Comments were also received from the Conservation Area Advisory Committee stating 

that they have no objections in principle but have concerns regarding the size of the 
bin storage area and the size of Apartment 9. 

7.10 These comments do not specifically relate to conservation so will be considered in 
further detail in the design section of this report. 

7.11 Concerns are expressed with regards to the replacement windows as it is considered 

that the replacement windows proposed do not respect the character of the listed 
building.  

7.12 The proposed replacement windows are to the rear of the application site, the current 
windows in the rear of the building appear to be a later addition to the building, they 
are of metal construction. The proposed windows include Heritage Sash UPVC 

windows with acoustic glazing. It is considered that ensuring that the proposed 
replacement windows are of a suitable design is important given the listed status of 

the building. A condition has therefore been recommended to ensure that full details 
of the proposed materials are submitted prior to their first use on site. 



 

7.13 As such, it is considered that the proposals would have some impact on the 
Conservation Area and Listed Building as a Heritage Asset, however it is considered 

that the proposals are of a sensitive design which would also see the reuse of the 
vacant upper floors of the listed building.  

It is therefore considered that the proposals would be in accordance with Policy SWDP 
6 and SWDP 24 and the aims and objections of the NPPF. 

8. Conclusion and planning balance 

8.1 The NPPF identifies a series of the components that are considered critical to 
achieving sustainable development. It is considered that 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  It is considered that all comments received as part of the consultation process have 

been acknowledged and it is considered that all material planning issues have been 
considered in the determination of this application. Having regard to the totality of the 
policies in the Framework, it is considered that the proposed development  

8.3 It is considered that the proposals would have some impact on the Listed Building as 
a Heritage Asset, however it is considered that the proposals are of a sensitive 

design which would also see the reuse of the vacant upper floors of the listed 
building. It is therefore considered that the proposals would be in accordance with 
Policy SWDP 6 and SWDP 24 and the aims and objections of the NPPF. 

9.   Recommended Conditions to the listed building consent: 

9.1 In the event that members resolve to grant Listed Building Consent, the following 

conditions are recommended: 

1. The works to which this Listed Building Consent relates must be commenced before 

the expiration of three years beginning with the date of this consent. 
 

Reason: To conform with the requirements of Section 18 of the Planning (Listed 
Buildings and Conservation Areas) 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 

VH 01 21 01 Existing Lower Ground Floor 

VH 07 21 07 Existing Block Plan 
VH 02 21 02 Existing Ground Floor Plan 
VH 05 21 05 Existing Third Floor Plan 

VH 24 21 04 Existing Second Floor Plan 
VH 03 21 03 Existing First Floor Plan  

VH 06 21 06 Existing Elevations 
VH/13/21 13 Proposed Elevations REV A 
VH/09/21 09 Proposed Ground Floor Plan REV A 

VH/08/21 08 Proposed Lower Ground Floor Plan REV A  
VH/14/21 B 14 Proposed Block Plan REV B 

VH/10/21 10 Proposed First Floor Plan REV A 
VH/12/21 12 Proposed Third Floor Plan REV A 



 

VH/11/21 11 Proposed Second Floor Plan REV A  
ENV-09956 4 Proposed Ventilation Plan 

 
Reason: To ensure compliance with the approved scheme 

3. Notwithstanding any details shown on the submitted plans samples of the materials to 
be used in the construction of the external surfaces and windows of the apartments 

hereby permitted shall be submitted to and approved in writing by the local planning 
authority prior to use as part of the development hereby approved. 

     Reason: To ensure the satisfactory appearance of the completed development and to 
comply with policy SWDP 21 of the South Worcestershire Development Plan and to 

preserve and enhance the heritage asset in accordance with Policy SWDP 24 of the 
South Worcestershire Development Plan. 


