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1. Site Description and Proposal 
 
1.1 The application site lies to the southern end of Canon Pyon between two areas of residential 

development - the main village core to the north and a post-war residential estate, Meadow 
Drive, slightly divorced from the rest of the village, to the south. 
 

1.2 Planning Permission (application 131885) was obtained in April 2014 (reported to Planning 
Committee in October 2013) for the erection of 30 new dwellings, including 10 affordable units 
and associated works to provide a new access and road. Works have commenced on site, with 
the site being cleared and the 10 affordable dwellings that front the road to the northern end of 
the site being constructed.  
 

1.3 This application site excludes the site for the 10 dwellings (phase 1) to the north east corner and 
relates to the construction of 25 dwellings (phase 2) on the remainder of the site. The result of 
this is an overall scheme of 35 dwellings.  
 

1.4 Phase 2 (this application) will provide 4 x 1 bed bungalows, 7 x 2 bedroom house and 14 x 3 
bed houses. The overall development, including phase 1 will therefore comprise 4 x 1 bed 
bungalows, 13 x 2 bedroom house and 18 x three bedroom houses.  
 

1.5 The proposed dwellings will comprise affordable housing in the form of social rent and 
Affordable rent, Shared ownership (part buy / part rent) and discounted market sale with seven 
units that would not be affordable housing and would be open market rent. The applicants are 
working in partnership with Herefordshire Housing who will take on and manage the site when 
complete.  

https://www.herefordshire.gov.uk/planning-and-building-control/development-control/planning-applications/details?id=161601&search=161601
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1.6 The site is arranged with dwellings facing onto the A4110 road set behind a low garden wall with 

individual garden gates and short front gardens. Private gardens are provided to the dwellings, 
each of which include provision for vehicle hard standing. The dwellings are traditional in form in 
order to relate closely to existing buildings within the immediate vicinity of the application site. 
External materials comprise predominantly of facing brickwork with pitched roofs covered in 
plain tiles and painted timber joinery throughout. Brick faced chimneys are included to several 
house types fronting the road, together with a porch, to further emphasise the traditional form of 
the development  
 

1.7 The form of development follows broadly the rhythm of the approved scheme and whilst the 
proposal seeks to increase the total number of homes across Phase 1 (units 1 – 10 of 131885) 
and Phase 2 (the subject of this application) from 30 homes to 35 homes. The gross internal 
floor area of the revised proposal of 35 dwellings at 2,626m.sq is less than the current planning 
for 30 dwellings with the gross internal floor area of 2,678m.sq. Furthermore, the consented 
scheme includes garages further increasing the total build floor area. This is illustrated on 
drawing number 6123-1-31 (extract inserted below) which shows the consented layout (in the 
orange / brown) overlaid on the proposed site layout. It is evident that the changes relate mainly 
to the units to the rear of the site 
 

 
 

1.8 As can be seen above, access into the site is directly from the A4110 road. The plans show the 
construction of a minor road with a turning head within the site, the access from the A4110 road 
being positioned approximately centrally on the road frontage. The requirement to provide 
appropriate visibility splays necessitates the removal of the roadside hedgerow. The plans 
propose to reinstate a new hedgerow behind the visibility splays with a new 2 metre wide 
footpath behind the hedge and thus separated from the road, to recreate the originally existing 
situation. This is as per the approved scheme.  
 

1.9 The proposal provides a total of 62 No car parking spaces to serve the 35 dwellings in Phase 1 
and Phase 2. This equates to 1.77 parking spaces per dwelling or 0.73 parking spaces per 
bedroom. This is improved from the current planning consent for 30 units which provides 1.26 
car parking spaces per dwelling or 0.44 parking spaces per bedroom.  
 

1.10 The application submission is also accompanied by a design and Access Statement, Planning 
Statement and Ecological Report.  During the course of the application, the applicants and their 
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partners, Herefordshire Housing, provided documents that responded to the concerns of local 
residents and the Parish Council. 
 

1.11 Updated foul and surface water drainage details have been submitted to the Council and to 
Welsh Water that identified a surface water drainage solution that involves constructing a new 
surface water drainage pipe into land on the eastern side of the A4110 road before turning 
along Wellington Lane and reconnecting into the existing system in the A4110 road.  It has been 
confirmed, through the receipt of an amended ownership plan, that this land is also in the 
ownership of the applicant.   

 
2. Policies  
 
2.1 Herefordshire Local Plan – Core Strategy 
 

SS1   -  Presumption in Favour of Sustainable Development  
SS2   -  Delivering New Homes  
SS3  -  Releasing Land for Residential Development  
SS4   -  Movement and Transportation  
SS6  -  Addressing Climate Change  
RA1  -  Rural Housing Distribution  
RA2  - Housing in Settlements Outside Hereford and the Market Towns 
H1  -  Affordable Housing – Thresholds and Targets  
H3   -  Ensuring an Appropriate Range and Mix of Housing  
MT1   -  Traffic Management, Highway Safety and Promoting Active Travel  
LD1   -  Landscape and Townscape 
LD2   - Biodiversity and Geodiversity 
SD1   -  Sustainable Design and Energy Efficiency  
SD3   -  Sustainable Water Management and Water Resources  
SD4   - Wastewater Treatment and River Water Quality 
ID1  - Infrastructure Delivery  

 
The Herefordshire Local Plan Core Strategy policies together with any relevant supplementary 
planning documentation can be viewed on the Council’s website by using the following link:- 

 
2.2 National Planning Policy Framework (NPPF) 
 

Introduction -  Achieving Sustainable Development  
Section 4 -  Promoting Sustainable Communities  
Section 6 -  Delivering a Wide Choice of High Quality Homes  
Section 7  -  Requiring Good Design  
Section 8 -  Promoting Healthy Communities  
Section 11  -  Conserving and Enhancing the Natural Environment  
 
https://www.herefordshire.gov.uk/planning-and-building-control/planning-policy/core-strategy/adopted-core-strategy 

 
2.3 National Planning Practice Guidance 
 
2.4 Pyons Group Neighbourhood Plan  
 

The Pyons Group Neighbourhood Plan has reached regulation 16 stage with the final 
consultation. The consultation ran from 3 August 2016 to 14 September 2016 and has been 
referred to examination stage. The plan is therefore a material consideration and weight can be 
attributed in the determination of planning applications. 
 
https://www.herefordshire.gov.uk/planning-and-building-control/neighbourhood-planning/neighbourhood-areas-and-plans/pyons-group 

 

 

https://www.herefordshire.gov.uk/planning-and-building-control/neighbourhood-planning/neighbourhood-areas-and-plans/pyons-group
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The relevant policies of this plan are:  

 
PG1 – Development Strategy 
PG2 – Integrated Community Facilities 
PG3 – New Homes in Canon Pyon  

 
3. Planning History 
 
3.1 131885 - Proposed erection of 30 no. new dwellings including 10 affordable units and 

associated works to provide a new access and road – April 2014 
 
4. Consultation Summary 
 
4.1 Statutory Consultations 
 
 Welsh Water raise no objection and recommend the following condition:  
 

We would request that if you are minded to grant Planning Consent for the above development 
that the Conditions and Advisory Notes provided below are included within the consent to 
ensure no detriment to existing residents or the environment and to Dwr Cymru Welsh Water's 
assets.  
 
Sewerage conditions  
 
No development shall commence until a drainage scheme for the site has been submitted to 
and approved in writing by the local planning authority. The scheme shall provide for the 
disposal of foul, surface and land water, and include an assessment of the potential to dispose 
of surface and land water by sustainable means. Thereafter the scheme shall be implemented 
in accordance with the approved details prior to the occupation of the development and no 
further foul water, surface water and land drainage shall be allowed to connect directly or 
indirectly with the public sewerage system.  
 
Reason: To prevent hydraulic overloading of the public sewerage system, to protect the health 
and safety of existing residents and ensure no pollution of or detriment to the environment. 
 
Internal Council Consultations 
 

4.2 The Transportation Manager has made the following comments: 
 

The proposal is a relatively minor amendment to the original layout the scheme whilst this 
proposal reduces the ability for on street parking for visitors due to the access arrangements 
overall the site has enhanced opportunity for car parking.  

 
The main problem here, as with the previous scheme, is the hedgerow between the footpath 
and the visibility splay, this is very narrow and will require significant maintenance to grow and 
to prevent encroachment into the visibility splays.  
 
The previous hedgerow had minimum maintenance as it didn't impede on any visibility splay 
and the footpath was set back enough to prevent continual maintenance. 
 
This has the potential to be a burden to the highway authority which has limited resources, if the 
layout is to remain, there needs to be a commuted sum to maintain the hedge to ensure the 
hedge grows to maturity, is hedged when required and cut back/maintained to prevent 
encroachment on the footpath and visibility splays. Alternatively, another possible solution 
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would be for the hedge to maintained by a management company or the Housing Association. 
Which ever option, the current proposal is not feasible. 
 
The property parking orientation needs to alter to be as close to 90 deg to the highway as 
possible. 
 
If you are minded to approve the above will need to be incorporated into the permission, please 
include the following conditions: 
 
CAB 2.4m x 90m 
CAJ 
CAL 
CAP - S106 and crossing for the site 
CAQ - S38 agreement 
CAS 
CAZ 
CB2 
I11, I09, I45, I08, I07,  

 
4.3 The Housing Team have made the following comments, including suggested wording for the 

Section 106.  
 

Local connection is defined as Live, work, receive support, or returning to provide support.  The 
definition of local connection is captured in the S106 and anyone who takes ownership of the 
affordable dwellings has to adhere to the criteria set within the S106.   
 
For the purposes of sub-paragraphs xxx  or  xxx  “local connection” means having a local 
connection to a parish specified because that person: 

  1.18.4.1 is or in the past was normally resident there; or 

  1.18.4.2 is employed there; or 

  1.18.4.3 has a family association there; or 

 1.18.4.4 a proven need to give support to or receive support from family members; or 

 1.18.4.5 because of special circumstances. 

 For the purposes of sub-paragraph xxxx:  

 1.18.5.1 “normally resident” shall be established by having resided in a relevant parish as   
specified in sub-paragraphs 1.18.1 or 1.18.2 above for 6 out of the last 12 months 
or 3 out of the last 5 years. 

 1.18.5.2 “employed” shall mean in the employ of another (or a formal offer of such 
employment) not being of a casual nature but shall not exclude part-time 
employment of 16 hours or more per week or self-employment. 

 1.18.5.3 “family association” shall mean where a person or a member of his household 
has parents, adult children, brothers or sisters currently residing in a parish 
specified in sub-paragraphs 1.18.1 or 1.18.2 above and who have been resident 
for a period of at least 12 months and that person indicates a wish to be near 
them. 

 1.18.5.4 “support” shall mean a proven need to provide or receive personal and physical 
care to enable a person or a family member to live independently in the 
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community and includes people who are in need of such support but are not 
normally resident but have long standing links with the local community. 

 1.18.5.5 “special circumstances” shall not normally apply but amount to circumstances 
which in the view of the Council may give rise to a local connection. 

The reasoning behind the local connection is to allow local parishioners the first opportunity to 
secure the affordable dwellings.  The S106 would initially allow anyone in the Parish of Canon 
Pyon to apply for an affordable dwelling, if after a period of 28 days there are void properties, 
properties not allocated then the criteria within the S106 widens allowing parishioners in 
cascading, adjoining parishes to Canon Pyon to apply for the affordable dwellings, therefore 
parishioners living in Kings Pyon, Brinsop & Wormsley (need 5), Birley with Upper Hill, Hope 
under Dinmore (need 6), Dinmore, Wellington (need 26) and Burghill (need 22).   
 
If the dwellings still can’t be allocated then the cascade widens to the rest of the County. The 
last housing need survey undertaken in Canon Pyon in March 2011 identified a need for 14 
affordable dwellings, since the survey was undertaken no affordable dwellings have been 
delivered, although a second scheme in underway in the village which will provide 7 affordable 
dwellings.  From experience housing need always increases, it does not decrease. Within the 
Core Strategy there is also an indicative housing growth target percentage of 18% for the 
village, of which the overall scheme would contribute to. 
 
Collectively the surrounding cascading parishes (as above) have an identified housing need for 
59 dwellings, 73 affordable dwellings in total adding in the need for Canon Pyon.  Therefore the 
development in Canon Pyon is also assisting in meeting the need for the adjoining parishes 
where none or very little development is taking place.  
 
The scheme is providing a mixed sustainable development of affordable rent, affordable home 
ownership and private rental therefore not all of the dwellings are affordable housing.  The 
development provides the supply of housing required to meet the needs of present and future 
generations it also widens the choice of high quality homes and allows for the provision of 
existing housing tenants to down size if required.  The development of rural affordable housing 
also allows for established networks of family, friends and employment to continue. 
 
Alternatively the open market rental is available for those that do not meet the criteria to register 
on the housing waiting list or choose not to, therefore providing an alternative source of housing.  

 
4.4 Planning Obligations Manager has made the following comments: 

 
The intention with the above site was that a section 106 agreement would be completed 
securing a financial contribution towards waste provision, off-site highway works and affordable 
housing.  
 
There are two people with an interest in the land who need to be signatory to the section 106 
agreement. The developer has not been able to make contact with these people, despite letters 
from their solicitor, and therefore there is a risk that the section 106 agreement would not be 
signed before the grant funding for the site expires.  
 
We have been working with the developer to see how we can still secure the benefits in the 
absence of a section 106 agreement.  
 
In terms of the affordable housing this can be controlled by a condition on the planning 
permission.  
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With regards to the provision of waste bins, provided that there is a specification for a Council 
black and green bin, this can be controlled by condition. The developer would need to go 
directly to the Council waste service team and purchase 35 bins. 

  
With regards to the highway contribution it needs to meet all of the following tests:  
 

 necessary to make the development acceptable in planning terms  

 directly related to the development; and  

 fairly and reasonably related in scale and kind to the development. 
 

I am aware of the desire for a footpath/permissive path to the existing primary school and 
understand from previous discussions that there are land ownership issues to achieve this. In 
addition, in terms of the tests above I do not consider that the footpath to the school would be 
directly related to the development and fairly and reasonably related in scale and kind to the 
development when there are works between the development site and the village hall that need 
to be completed.  
 
In addition, the Pyons Group Neighbourhood Plan has reached regulation 16 stage and is due 
to be sent for examination. The Plan contains a policy identifying the desire to relocate the 
village school to within the village ‘hub’. I appreciate that this may be sometime in the future but 
would question whether it is reasonable to spend £53,500.00 on attempting to deliver a 
permissive footpath when there is a desire for the school to be relocated.  
 
The Plan contains a list of highway projects to be supported through agreements with 
developers. The current priorities are listed below;  
 
1. Traffic Light controlled pedestrian crossing in the ‘hub’ – the ‘hub’ being in the vicinity of the 
shop, pub, recreation ground and village hall  
2. Sheltered bus stops on both sides of road in the ‘hub’.  
3. Improved safer pedestrian access to school and throughout village.  
4. Improved health and leisure facilities/playing field/village hall  
5. Availability of ‘Speed Indicator Devices’ Following our site meeting yesterday we identified the 
following potential works to be delivered through a Section 278 agreement:  
 

 Pedestrian priority crossing at the Bellmouth to Valentine Court  

 Pedestrian priority improvements, including resurfacing, at frontage of Canon Pyon 
Stores  

 Provision of a waiting area including castle kerbs at Canon Pyon Post Office bus stop  

 Footpath upgrade to the frontage of Ridersfield House  

 Provision of SIDS bases  
 
The works are to be to the value of £53,500.00 to be delivered by the developer through a S278 
agreement.  
 
I would suggest that we ask their QS to price up the above works to see what they could deliver 
for the £53,500.00. We can then ask colleagues in highways to consult with Balfour Beatty 
Living Places on whether the cost are appropriate.  
 
In terms of delivering other highway schemes, the development at Patricks Orchard has 
commenced and the section 106 monies totalling £58,980.00 (to be index linked) is due on 
occupation of the 17th open market. We could look at using these monies to deliver the other 
schemes identified in the NDP. 
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4.5 The Land Drainage Engineer has made the following comments:  
 

 Following this morning meeting regarding the surface water drainage for this site: 
 
I have reviewed the information submitted by the Applicant for this development.  The drainage 
layout for the on-site system is very similar to the previous layout (that we have previously 
commented on) and I have therefore not reviewed this in detail as we have previously found this 
to be acceptable.  The significant difference within this new submission is the proposed 
alignment of the off-site surface water sewerage network that now passes through third party 
land and discharges to a highway drain to the north of the site which is stated to be upstream of 
Wellington Brook.   
 
The Applicant proposes to limit flow during all storm events to 5 l/s which is considered 
acceptable. Flow is to be conveyed within 300mm diameter sewers laid at a gradient of 1 in 
240.  If flow is limited to 5 l/s the Applicant is not going to be able to achieve the required self-
cleansing velocity of 1 m/s (noting that the submitted calculations appear to model the blockage 
scenario where flows may exceed 5 l/s).  However, as the 5 l/s flow is downstream of the on-site 
system that includes attenuation and a hydrobrake, I would expect that the vast majority of 
sediment will have been removed prior to discharge to the off-site sewers. BBLP and HC may 
therefore choose to accept this risk.    
 
I am unable to comment on the acceptability of traversing third party land and proposed 
connection to the existing highway drainage system.   
 
I will need to hand this aspect of the review over to Balfour Beatty Living Places:  
 
A meeting was held with BBLP and the applicants, and BBLP advise the following:   
   
It was highlighted that the surface water system has been designed in accordance to ‘Sewers 
for adoption’  and that Welsh Water would be adopting the surface water system. Welsh Water 
have requested additional information relating to the design of the surface water drainage 
system, which will be provided to them. Revised micro-drainage calculations will also be 
provided in addition to longitudinal sections. 
 
Once this information is provided and Welsh Water confirm that they will adopt the surface 
water drainage system, the drainage element of this application can be approved. 
 
The 3rd party land highlighted, is within the ownership of the applicant 

 
Welsh Water have subsequently advised that the proposal in principle is acceptable for 
inclusion within a Section 104 Adoption Agreement, however, we await further information to 
illustrate the system meets our specification and Sewers For Adoption 7th Edition.  
 

5. Representations 
 
5.1 Pyons Group Parish Council have made the following comments:  
 
5.1.1 June 2016 
 

Pyons Group Parish Council opposes the planning application on the grounds of unproven 
housing need for the number and scale of affordable properties proposed (35). The supporting 
documents make no reference to housing need surveys carried out by Herefordshire Council. 
The last housing need survey published in March 2011 identified 14 local households that would 
require affordable housing within the next three years. The proposal to have 35 affordable 
properties should be considered in the context of the 10 affordable properties which are being 
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built as part of 141917 Land West of Patrick Orchard, Canon Pyon, making a total of 45 
additional affordable properties. On balance, the parish council would prefer to see the 
development of the site in line with already approved plans (131885), which will provide a mix of 
housing more in line with the draft neighbourhood development plan, and number of affordable 
houses highlighted in the housing need survey of March 2011.  
 
Herefordshire Housing carried out a consultation on the proposed plans for the site in April 
2016, and their survey found that 55 percent of people disagreed (24 percent were undecided, 
and just 21 percent agreed) with the plans for 35 affordable dwellings. According to 
Herefordshire Housing, only two respondents expressed an interest in affordable rent, shared 
ownership, low cost market sale or social rent properties.  
 

 In summary, the proposal to build 35 affordable properties in a village the size of Canon Pyon is 
out of proportion with the scale of the village and known affordable housing need (underlined by 
the fact that 10 affordable properties are being built already on Land West of Patrick Orchard). 
The Herefordshire Housing consultation uncovered an interest, or affordable housing need, from 
just two respondents, demonstrating that a local housing need for 45 affordable properties 
cannot be justified. The consultation carried out by Herefordshire Housing shows insufficient 
local support for the number of affordable dwellings proposed. For these reasons, the parish 
council urges that the planning application is refused. 

  
5.1.2 September 2016 

 
Pyons Group Parish Council has considered the amended and additional documents and 
continues to object strongly to the proposed planning application for the reasons highlighted on 
8 June 2016 in submitted comments.  
 
With regard to the amended and additional documents, Pyons Group Parish Council is 
concerned that the extensive drainage works proposed are too complex to be assessed and 
judged by the layman. The parish council believes the view of Welsh Water on the proposed 
drainage needs to be obtained prior to any decision by the planning authority, particularly as it is 
proposed that the drainage works are to be adopted by the company. In addition, the planning 
authority needs to be confident that the drainage scheme can deliver. The parish council, based 
on local knowledge and observation of the field remains extremely doubtful that the constraints 
will be possible to overcome without further extensive investment in infrastructure. For example, 
the water from Watling Meadow appears to be taken towards Kinford where fields are known to 
flood and block the road. Has this been addressed in the drainage proposals?  
 
The parish council asks that the contours of the land on the site are properly taken into account 
when assessing the drainage proposals. The adjoining A4110 is several feet above the houses 
that are being built under planning application 131885, such that someone standing on the 
pavement is able to look down into the ground floor rooms of these houses. In addition, the 
footings that have been put down on the site are waterlogged despite the good weather of the 
summer.  
 
The parish council has noted that work under planning application 131885 has started on the 
field with the building of 10 houses, apparently without satisfying one of the conditions of the 
planning application which is drainage. It appears that the condition is only being addressed 
now with the Watling Meadow planning application which covers the same relatively small field 
as the aforementioned planning application. The parish council would like to understand why the 
work has started without the reassurance that the conditions on 131885 have all been met, 
particularly when a significant condition is drainage on a very wet and waterlogged site.  
 
The comments from Herefordshire Housing on the representations made have been noted by 
the parish council, which continues to believe there is no proven housing need for the number of 
affordable houses proposed (please see comment submitted on 8 June 2016 
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5.2 West Mercia Police have made the following comments:  

 
I note that this application does not make reference to crime reduction measures within  the 
Design Access Statement. There is a clear opportunity within the development to achieve the 
Secured by Design award scheme and by doing so address the new Approved Document Q 
requirements:- 
 
Approved Document Q applies to all new dwellings, including those resulting from a change in 
use of an existing building, such as commercial premises, warehouse and barns undergoing 
conversions into dwellings. It also applies within Conservation Areas. ADQ creates security 
requirements in relation to doors at the entrance to a building, including garage doors where 
there is a connecting door to the dwelling; ground floor, basement and other easily accessible 
windows; and any easily accessible roof-lights. The requirement is that the product must be 
shown to have been manufactured to a design that has been tested to an acceptable security 
standard. The development appears to have good access control and natural surveillance 
already built into the design. The principles and standards of the award give excellent guidance 
on crime prevention through the environmental design and also on the physical measures. The 
scheme has a proven track record in crime prevention and reduction which would enhance 
community safety in this village. 

 
5.3 Lugg Drainage Board have made the following comments 
 

The application informs us of the intention to dispose of surface water via SuDs. We would like 
to inform you of the Board’s standard requirements in respect of surface water disposal, and 
ask that they be taken into consideration when the application is assessed. 
 
Requirements 
 

1. Rates for storm water runoff discharged from the site to replicate or achieve a reduction 
from the ‘greenfield’ response of the site over a range of storm probabilities, 
accompanied by the required On-site Storage designed for the 1 in 100 year storm 
event. 

2 or the range of annual flow rate probabilities, up to and including the 1% annual 
probability (1 in 100 year storm event) the developed rate of run-off discharged from 
the site into an ordinary watercourse shall be no greater than the undeveloped rate of 
run-off for the same event. 

3 The potential effect of future climate change shall be taken into account by increasing 
the rainfall depth by 10% for computing storage volumes. 

4 All in compliance with The Institute of Hydrology Report 124 (IoH 124) - Flood 
estimation for small catchments (1994) 

5. All to the satisfaction of the Engineer to the Board 
6. No additional surface water run-off to adjacent watercourse or any outfall structure is 

permitted without written Land Drainage Consent, which would have to be obtained 
from the Board under the terms of the Land Drainage Act 1991 and the Flood and 
Water Management Act 2010. 

 
5.4 21 letters of objection have been received, including several that were signed by numerous local 

residents (petition) 
 

The comments made can be summarised as follows: 
 
5.4.1 Highways/Transportation  

 

 Rural community so will need cars and parking will need to be provided; 

 Access is dangerous due to the speed of vehicles; 
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 On street parking will inevitably cause problems; 

 Additional traffic movement as no jobs or work in Canon Pyon; 

 Very limited public transport to access work in Hereford or services in other villages 
(Such as Weobley for the Doctors);  

 Removal of hedge has meant pedestrians not protected from road spray; 

 Traffic noise and vibration as large vehicles travel through the village; 

 Reduced visibility due to traffic parking on street to deliver / stop at the shop;  

 Are the Council going to improve the A4110?  

 Fund or provide more buses?  

 Build a footpath to get to school? 

 Indiscriminate parking on the highway blocking private driveways as not sufficient 
parking.   

 
5.4.2 Layout/Density and Character of the Area 

 

 Concern about increase, especially due to the objections to 30 dwellings previously 
received; 

 Increase in number from 30 – 35 is overdevelopment with an urban density that is 
completely out of character.  An over crowded urban style.  

 Garages been removed to force the additional houses in;  

 High rise flats built horizontally; 

 No gardens that are big enough to play in;  

 The scheme would result in a density of 42 dwellings per hectare; 

 Previous scheme ambitious but at least provided a mix of housing.; 

 Nearly doubling the size of the village;  

 It’s a place people are forced to live, rather than a desirable place to live. 
 

5.4.3 Housing Tenure/Mix 
 

 The latest Council Needs Survey for the area of Canon Pyon Village, Westhope, Kings 
Pyon, Ledgemoor, Birley-with-Upper Hill and Dinmore identified only 14 households who 
expressed an interest in affordable housing. The validation of the low regard for 
supported housing in this large area is confirmed in The Pyons Neighbourhood 
Development Plan  

 A 100% scheme of affordable housing cannot be justified in a rural field outside the 
settlement boundary In an area that has shown little demand and consequently does not 
conform to Policy H1 of the Core Strategy which states: The amount and mix of 
affordable housing including those on strategic housing sites will vary depending on 
evidence of housing need as identified through the latest housing market assessment 

 Proposal does not satisfy local people. The few that one social housing would be forced 
to live in an imbalances social community with long standing residents being denied to 
move into village in market dwellings. These residents would not be eligible.  

 The existing (approved) development along with the village hub development (Land 
opposite the Nags Head – 141917) would offer 38 market dwellings and 19 affordable 
dwellings which meets the requirements of the Core Strategy and is way above the 
housing needs survey, promotes social progress and will lead to a balanced and 
integrated community.  

 Contrary to policy H3 of the CS and does not reflect the housing market assessment; 

 The proposal is completely at odds with the wishes of local people and the 
neighbourhood plan;  

 There is no need for a 100% affordable housing development in this location and may 
lead to an us and them community; 

 This proposal fails to meet the vision and objections of the Core Strategy in promoting 
social progress and cohesion; 

 Is there enough demand from suitable applicants? 
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 There is already a good sized social housing estate 

 The proposal smacks of community segregation in the heart of the beautiful countryside 
 

5.4.4 Flood Risk/Drainage 
 

 Concern over waterlogging that has not yet been properly addressed. 

 Increase in flood risk to the adjoining properties. 

 No confirmation from Welsh Water, or other that the additional housing could be  
supported by off site drainage facilities. 

 Ground conditions will lead to damage to houses / damp 

 Local knowledge ignored when previous application approved. Site has flooded over 
the summer. 

 
5.4.5 Other matters 

 

 Children will need a play area as impractical to walk to through village to the poorly 
equipped and maintained play area. Failure to comply with policy on this.  

 Loss of Section 106 monies from £144,486 to £57,751 so £86,735 that could have been 
used for the benefit of new and present members of the community 

 Impact on ecology of the meadow 

 Where will bins be stored? Visual impact on approach to village.  

 Unnecessary pressure on school places 

 There is no doctors and no bus to Weobley to the surgery.  
 
5.5 The consultation responses can be viewed on the Council’s website by using the following 

link:- 
 

https://www.herefordshire.gov.uk/planning-and-building-control/development-control/planning-applications/details?id=161601&search=161601 

 
Internet access is available at the Council’s Customer Service Centres:- 
https://www.herefordshire.gov.uk/government-citizens-and-rights/customer-services-enquiries/contact-details?q=customer&type=suggestedpage 

 
6. Officer’s Appraisal 
 
6.1  The principle of residential development on this site has previously been established through 

the granting of planning permission (131885) for 30 dwellings, including 10 affordable dwellings. 
The proposed plans seek to increase the numbers of dwellings across the site from 30 to 35 
with an alteration to the site layout, housing mix and design of the proposed dwellings. There 
are some minor alterations to the internal road network with the lengthening of the roadway. 
This report will consider the key issues as follows: 

 
1. Principle of Development and Housing Land Supply Position  
2. Layout, density and design; 
3. Housing mix and Tenure; 
4. Highway safety and parking  
5. Section 106 and Highway Improvements;  
6. Drainage 

 
  Principle of development and Housing Land Supply position 
 
6.2  S38 (6) of the Planning and Compulsory Purchase Act 2004 states as follows:  
 

  “If regard is to be had to the development plan for the purpose of any determination to be 
made under the Planning Acts the determination must be made in accordance with the plan 
unless material considerations indicate otherwise.”  

 

https://www.herefordshire.gov.uk/planning-and-building-control/development-control/planning-applications/details?id=161601&search=161601
https://www.herefordshire.gov.uk/government-citizens-and-rights/customer-services-enquiries/contact-details?q=customer&type=suggestedpage
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6.3  In this instance the Development Plan for the area is the Herefordshire Local Plan - Core 
Strategy (CS) alongside the emerging Neighbourhood Development Plan that is proceeding to 
examination.  A range of CS policies, referred to above (section 2) are relevant. The strategic 
Policy SS1 sets out a presumption in favour of sustainable development, reflective of the 
positive presumption enshrined in the NPPF. SS1 confirms that proposals that accord with the 
policies of the CS (and, where relevant other Development Plan Documents and 
Neighbourhood Development Plans) will be approved, unless material considerations indicate 
otherwise.  

 
6.4  As per the NPPF, the delivery of sustainable housing development to meet objectively assessed 

need is a central theme of the CS. Policy SS2 ‘Delivering new homes’ confirms that Hereford, 
with the market towns in the tier below, is the main focus for new housing development. In the 
rural areas new housing development will be acceptable “where it helps to meet housing needs 
and requirements, supports the rural economy and local services and facilities and is 
responsive to the needs of its community.  

 
6.5  RA2, Housing in settlements outside Hereford and the market towns, identifies the rural 

settlements which are to be the main focus of proportionate housing development in the rural 
areas (fig. 4.14) and other settlements where proportionate housing is considered appropriate 
(Fig. 4.15).  In these locations, housing growth will enable development that has the ability to 
bolster existing service provision, improve facilities and infrastructure and meet the needs of the 
communities concerned.  Policy RA2 goes on to set out the criteria by which to assess housing 
proposals as follows:  

 
 1.  Their design and layout should reflect the size, role and function of each settlement and be 

located within or adjacent to the main built up area. In relation to smaller settlements 
identified in fig 4.15 proposals will be expected to demonstrate particular attention to the 
form, layout, character and setting of the site and its location in that settlement and/or they 
result in development that contributes to or is essential to the social well-being of the 
settlement concerned;  

 
2. Their locations make best and full use of suitable brownfield sites wherever possible; 

 
3. They result in the development of high quality, sustainable schemes which are appropriate 

to their context and make a positive contribution to the surrounding environment and its 
landscape setting; and  

 
    4.  They result in the delivery of schemes that generate the size, type, tenure and range of 

housing that is required in particular settlements, reflecting local demand.  
 

 Specific proposals for the delivery of local need housing will be particularly supported where they 
meet an identified need and their long-term retention as local needs housing is secured as such. 

 
6.6 Despite relatively recent adoption of the CS, it is clear that the Housing Land Supply deficit 

persists with the most recent Five Year Housing Land Supply Position Statement (April 2016) 
confirming a supply of 4.49 years.  The Core Strategy sets out a number of policies in chapters 3, 
4 and 5 for the supply of housing which are relevant to the present application.  As a 
consequence of the housing land supply position, the policies in the Core Strategy relating to the 
supply of housing are out of date by reason of paragraph 49 of the NPPF. Although these policies 
are out of date, the weight that they should receive is a matter of planning judgment for the 
decision-maker. In this instance, as the policies support growth in this location, significant weight 
can be attributed to policy RA2 of the Core Strategy.    

 
6.7 The site already benefits from planning permission for residential development and as such the 

principle has been established. Canon Pyon is a settlement, identified in the Core Strategy as 
one that will be the main focus of proportionate growth. This is further acknowledged in the 



 

Further information on the subject of this report is available from Ms Kelly Gibbons on 01432 261781 

PF2 
 

emerging Neighbourhood Development plan, with policy PG3 that identifying the site (Site B) as 

‘Land amounting to 0.89 hectares adjacent to Valentines Court. This site has planning 
permission and will be retained as a commitment provided it meets the criteria listed in this 
policy’ 

 
6.8 The detailed criteria contained in Policy PG3 are as follows;   

 
i. The entrance to the development sites should be designed to reflect the rural character of 

the village;  
ii.   Buildings should be designed to avoid repetition of form and detail and an urban 

appearance, but should utilise a mixture of materials, styles and aspects, reflecting the 
existing village character;  

iii.  New housing development should provide a mix of house types and tenures, with an 
emphasis upon family accommodation for young people together with a number of 
bungalows for the elderly;  

iv.   Open space and play areas should be provided to meet the needs of residents;  
v.    With regard to the brown field site, a number of live/work units should be provided following 

an assessment of the level of need and the potential environmental impact such that the 
amenity of neighbouring residents is not impacted;  

vi. Again with regard to the brown field site, the layout should afford access to land to the north 
which is subject to Policy PG4;  

vii.   Contributions should be made to the cost of provision, improvement, replacement, 
operation or maintenance of essential community facilities within the village core area;  

viii. Advice should be sought from Welsh water / Dwr Cymru to determine whether there is 
sufficient capacity within its Waste Water Treatment Works to accommodate the 
development and if necessary carry out a feasibility study of its capabilities at the 
developer’s expense. Should insufficient capacity exist then development will have to be 
deferred until works are carried out to increase the capacity sufficiently either through the 
water company’s investment programme or developer contributions;  

ix.  A detailed flood risk assessment should identify the extent of the developable land, taking 
into account the potential effects of climate change and meeting the provisions of 
Herefordshire Local Plan Core Strategy Policy SD3, and in particular no development shall 
take place on land that falls within Flood Risk Zones 2 and 3 unless suitable mitigation is 
provided and this does not result in increased flood risk elsewhere;  

x.  Development should comply with such other detailed policies in this plan that may be 
relevant, in particular policies PG8 and PG9, in addition to those in Herefordshire Core 
Strategy. 

 
6.9 Having regard to paragraph 216 of the NPPF there are limited unresolved objections and a 

general consistency with the Core Strategy, officers consider that significant weight can be 
given to this emerging NDP policy in the decision making process.  

 
Layout, Density and Design  

 
6.10 The site already has planning permission for 30 dwellings. This application amends the design 

and layout to include a further 5 dwellings across the site. The design and layout changes 
achieve this by removing the garaging. Along the street frontage, this results in one additional 
dwelling forming a terrace of three dwellings instead of a pair of semi-detached dwellings. To 
the south west of the site facing north, a pair of semi detached dwellings is replaced by a 
terrace of three dwellings and to the west two detached dwellings are replaced by pairs of semi- 
detached dwellings. Further north (units 25 and 26 (semi detached) 27 to 29 (terrace of three) 
replace a pair of semi detached dwellings and one detached unit. Moving northwards, the site 
now includes 4 x one bedroom bungalows. By way of comparison, extracts of the approved and 
proposed site plans are inserted below:  
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131885 – Approved Site Plan  

 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
6.11 Whilst the scheme does represent an increase in density from 33 dwellings per hectare to 39 

dwellings per hectare across the site, the design and layout of the site has been carefully 
considered to ensure that the rural character can be appreciated. For example, the site has 
sought to include four bungalows, as identified during public consultation and evidenced in the 
emerging NDP. These have been sited on entrance to the site to provide views through the 
development to the countryside beyond. 

 
6.12 The design of the dwellings is also similar / identical to the approved scheme utilising a mix of 

brick and render and design detailing to porches and fenestration. The layout of the dwellings is 
considered to be very similar to the approved scheme, retaining the private gardens and parking 
with the curtilage (with some landscaping / gardens to the frontages) in a traditional manner. 
The opportunity for soft landscaping will also help reduce the visual impact of the higher density 
development.  Overall, the design and layout of the proposed development is considered to 
continue to comply with the requirements of policies SD1 and RA2 of the Core Strategy and the 
requirements of the emerging Pyons Group Neighbourhood Development Plan.   

 
Housing Mix and Tenure  

 
6.13 The proposed development is being pursued in partnership with Herefordshire Housing. A 

significant proportion of the objections relate to the proportion of affordable housing now being 
proposed on the site as a whole.  The proposed mix (across the site as a whole) will include 5 
no social rented properties and 5 shared ownership properties that are provided within plots 1 – 
10 and that are secured by way of a Section 106 agreement (application 131885).  This 
application will provide 12 dwellings that will be for affordable rent, and 7 discounted market 
sale properties. A further 7 market rent (open market) dwellings will also be provided. A suitably 
worded condition will seek to secure the tenancy of these properties to those with local 
connection in the first instance. I would refer to the advice from the Housing Team above (4.3) 
that expands upon the tenures as described. Whilst the site is being developed in conjunction 
with Herefordshire Housing, not all of the site will be affordable housing.  

 
6.14 National Planning Policy Framework guidance, Core Strategy Policy and emerging NDP policy 

all seek a range and mix of housing units. This proposal provides a mix of one, two and three 
bed units with a range of open market and affordable provision in accordance with the above.  

 
6.15 Whilst local residents raise concerns about the concentration of affordable housing in one 

location, policies do not restrict this. The CS acknowledges that affordable housing can include 
a range of housing options that will help the Council address the need of those seeking to gain 
a first step on the housing ladder, reduce the demand for social rented housing, free up existing 
social rented homes, provide a winder choice for households and ensure that sites have a mix 

161601 – Proposed Site Plan 
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of tenures. As detailed above, Canon Pyon and the surrounding parishes have a cumulative 
need for 79 dwellings and as such this proposed development would support this need.  

 
  Highway Safety and Parking  
 
6.16 The access to the site is as per the approved scheme and includes the hedgerow along the 

street frontage, in front of the footway, as negotiated into the last scheme. Noting the 
Transportation Manager’s comments about the ongoing maintenance of this a condition in 
respect of the maintenance of proposed landscaping is proposed. Internally the roads are 4.5m 
in width with 2m footways on either side. Substantial turning heads are provided to allow for 
deliveries/refuse lorries etc. These will be adopted and street lighting is also proposed.  

 
6.17  The application submission has addressed car parking provision in accordance with the 

Councils guidance with each of the three bedroomed dwellings providing two off road car 
parking spaces. The two bed properties also provide two spaces per units. Three of the one bed 
bungalows provide two spaces with unit 33 providing only one. Comments in respect of 
reduction in opportunity for on road parking for visitors are noted but the site does offer an 
overall increase in car parking.  The proposed development would comply with the requirements 
of policy MT1 of the Core Strategy.  

 
  Section 106 and Highway Improvements 
  
6.18 The proposed development would normally be subject to a Section 106 agreement. The 

applicants, at the request of the Council, engaged the District Valuer to consider the viability of 
the scheme. It was concluded that the scheme was not viable when fully policy compliant and a 
deed of variation was agreed that reduced the affordable housing provision to 9 units and 
included a contribution of approximately  £57,75. Following consultation with the Parish Council, 
it was agreed that the deed of variation would secure a financial contribution towards waste 
provision, off-site highway works and affordable housing.  
 

6.19 Unfortunately, there are two people with an interest in the land who need to be signatory to the 
section 106 agreement. The developer has not been able to make contact with these people, 
despite letters from their solicitor, and therefore there is a risk that the section 106 agreement 
would not be signed before the grant funding for the site expires. Officers have therefore been 
working with the developer to see how we can still secure the benefits in the absence of a 
section 106 agreement. Officers would draw your attention to the Planning Obligation Managers 
comments at paragraph 4.4 above that consider the ways in which the developers can provide 
off site improvements and waste contributions, to the value of, but in lieu of the section 106 
contribution previously negotiated. Consideration has been given to the Neighbourhood 
Development Plan that contains a list of the highway projects to be supported through 
agreements with developers. Officers are satisfied that suitably worded conditions, 
recommended below, would be an effective way to overcome the problems associated with 
signing of the legal agreement and would ensure compliance with the requirements of policy ID1 
of the Herefordshire Local Plan – Core Strategy.  

  
Drainage 

 
6.20 Policy SD3 of the Core Strategy acknowledges that the measures for sustainable water 

management will be required to be an integral element of new development in order to reduce 
flood risk. This was a key issue raised historically due to local ground conditions. Discussions 
with the Councils Land Drainage Engineers and Welsh Water have been ongoing to find a 
suitable surface water drainage solution for the proposed scheme that will be adopted by Welsh 
Water. Technical details are currently being considered by Welsh Water and the Land drainage 
engineer and it is anticipated that this will be resolved prior to the committee meeting. In the 
event that this matter has not been resolved, it is a suggested that a condition, as 
recommended by Welsh Water, is imposed in relation to surface water drainage. Foul drainage 
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for the site (35 dwellings) has now been agreed with Welsh Water and a condition referring to 
the agreed plan is also suggested. This would ensure compliance with policy SD3 of the Core 
Strategy.  

 
 Amenity 
 
6.21 The revised layout has also been considered having regard to the amenities of the existing and 

proposed residents. The layout introduces no new overlooking or privacy issues and provide 
adequate privacy and amenity space for occupants. As such officers continue to be satisfied 
that the development could be accommodated without detrimental impact upon residential 
amenity. Noting the concerns in relation to construction phases, conditions are proposed, as per 
the original permission, in respect of hours of working and the management of construction 
phases in terms of traffic movements, parking and deliveries. Having regard to the above, the 
proposals would comply with the requirements of policy SD1 of the CS and with guidance 
contained within the NPPF that seeks to protect the amenities of existing and proposed 
residents. 

 
 Open Space Provision 
 
6.22 In accordance with Core Strategy OS1 (Requirement for open space, sport and recreation 

facilities) and OS2 (Meeting open space and recreation needs)  open space provision will be 
sought from all new residential development and considered on a site by site basis in 
accordance with all applicable set standards of quantity, quality and accessibility which in this 
instance are locally the Open Space Study 2006, the Play Facilities Study and Investment Plan 
2012 and nationally the Fields In Trust guidance.   Where on-site provision is not appropriate 
off-site contributions may be sought where appropriate on an equally beneficial basis for the 
local community. In this instance no POS/Play is to be provided on site and off site contribution 
were previously negotiated. This is supported by the Play Facilities Study and Investment Plan 
and more recently the Pyons Group Neighbourhood plan Policy PG2.  Contributions, would, 
normally be sought towards improving the existing play and recreation area in the village in 
consultation with the Parish Council who own and maintain the facility.  This is a fairly large 
neighbourhood facility catering for older and younger children and can be further enhanced and 
developed. However, following the assessment of viability officers would confirm that this 
contribution has not been sought from this development in accordance with the considerations 
of policy ID1 of the Core Strategy.  

 
Conclusions 

 
6.23 The Council cannot demonstrate a five-year supply of housing land with requisite buffer. The 

housing supply policies (in this instance SS2 and SS3) of the Core Strategy are therefore 
considered to be out out-of-date. The remaining Core Strategy policies may be attributed weight 
according to their consistency with the NPPF; the greater the consistency, the greater the 
weight that may be accorded. As detailed above, Policy RA2 of the Core Strategy and the 
emerging Pyons Group NDP positively seeks growth consistent with the aims of the NPPF to 
encourage growth in sustainable locations and can be attributed significant weight. This 
proposal would support this objective and is considered to accord with the requirements of 
policy RA2. 

 

6.24 The pursuit of sustainable development is a golden thread running through both plan-making 

and decision-taking and identifies three dimensions to sustainable development; the economic, 
social and environmental roles. Policy SS1 of the Core Strategy acknowledges this and mirrors 
the guidance at paragraph 14 of the National Planning Policy Framework.  When considering 
the three indivisible dimensions of sustainable development as set out in the NPPF, officers 
consider that the scheme when considered as a whole is representative of sustainable 
development and that the presumption in favour of approval is engaged.  
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6.25 The contribution the development would make in terms of jobs and associated activity in the 
construction sector and supporting businesses should also be acknowledged as fulfilment of the 
economic role and should be attributed significant weight. In providing a greater supply of 
housing and breadth of choice the scheme also responds positively to the requirement to 
demonstrate fulfilment of the social dimension of sustainable development.  

 
6.26 Technical matters also require consideration to ensure that the revised scheme is appropriate 

for the locality. Concern locally relating to highways capacity, and potential for on street parking, 
have also been considered carefully, and whilst acknowledging the constraints and concerns, 
the overall increase in dwellings on the site from 30 to 35 would represent an intensification of 
use that would result in a detrimental impact on the local and strategic highway network. As 
such, the proposal would comply with the requirements of policy MT1 of the Core Strategy, 
emerging NDP and in accordance with the requirements of paragraph 32 of the National 
Planning Policy Framework. Conditions are recommended to address and manage the ongoing 
maintenance of the visibility splays, technical details of the adopted roads (including drainage) 
and the construction phase of development.   

 
6.27 Matters relating to drainage continue to need careful consideration, and a condition is 

recommended to ensure that these details are agreed with the Councils Land Drainage officer 
and Welsh Water.  

 
6.28 Officers conclude that the proposed development accords with the relevant policies of the Core 

Strategy and that there are no adverse impacts of granting planning permission that would 
significantly or demonstrably outweigh the benefits when assessed against the policies of the 
National Planning Policy Framework taken as a whole. It is therefore concluded that the 
presumption in favour of sustainable development should be engaged and that planning 
permission should be granted subject to the completion of a legal undertaking and planning 
conditions detailed below. 

 
RECOMMENDATION 
 
That planning permission be granted subject to the following conditions: 
 
1. A01 Time limit for commencement (full permission) 

  
2. B01 Development in accordance with the approved plans 

 
3. G10 Landscaping scheme 

 
4. G11 Landscaping scheme - implementation 

 
5. G04 Protection of trees/hedgerows that are to be retained 

 
6. H04 Visibility over frontage (including agreement of ongoing maintenance)  

 
7. H13 Access, turning area and parking 

 
8. H18 On site roads - submission of details 

 
9. H21 Wheel washing 

 
10. H27 Parking for site operatives 

 
11. I16 Restriction of hours during construction 

 
12. H17 Junction improvement/off site works (to refer to): 
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 Pedestrian priority crossing at the Bellmouth to Valentine Court  

 Pedestrian priority improvements, including resurfacing, at frontage of 
Canon Pyon Stores  

 Provision of a waiting area including castle kerbs at Canon Pyon Post 
Office bus stop  

 Footpath upgrade to the frontage of Ridersfield House  

 Provision of SIDS bases  
 
 

13. I42 Scheme of refuse storage (residential) 
 

14. I51 Details of slab levels 
 

15. No development shall commence until a drainage scheme for the site has been 
submitted to and approved in writing by the local planning authority. The scheme 
shall provide for the disposal of foul, surface and land water, and include an 
assessment of the potential to dispose of surface and land water by sustainable 
means. Thereafter the scheme shall be implemented in accordance with the 
approved details prior to the occupation of the development and no further foul 
water, surface water and land drainage shall be allowed to connect directly or 
indirectly with the public sewerage system.  
 
Reason: To prevent hydraulic overloading of the public sewerage system, to protect 
the health and safety of existing residents and ensure no pollution of or detriment 
to the environment 
 

16. Prior to the first occupation of the dwellings hereby approved, a local lettings/ sales 
agreement, to include, but not be limited to securing local connection criteria, shall 
be submitted to and agreed in writing by the Local Planning Authority. Thereafter, 
lettings and sales shall be carried out in accordance with the approved details.  
 
 

INFORMATIVES: 
 
1. The Local Planning Authority has acted positively and proactively in determining 

this application by assessing the proposal against planning policy and any other 
material considerations. Negotiations in respect of matters of concern with the 
application (as originally submitted) have resulted in amendments to the proposal.  
As a result, the Local Planning Authority has been able to grant planning 
permission for an acceptable proposal, in accordance with the presumption in 
favour of sustainable development, as set out within the National Planning Policy 
Framework 
 

2. HN08 Section 38 Agreement & Drainage details 
 
The developer is required to submit details of the layout and alignment, widths and 
levels of the proposed roadworks, which shall comply with any plans approved 
under this planning consent unless otherwise agreed in writing, together with all 
necessary drainage arrangements and run off calculations. It  is not known if the 
proposed roadworks can be satisfactorily drained to an adequate outfall.  Adequate 
storm water disposal arrangements must be provided to enable Herefordshire 
Council, as Highway Authority, to adopt the proposed roadworks as public 
highways. The applicant is, therefore, advised to submit the engineering and 
drainage details referred to in this conditional approval at an early date to the 
Senior Engineer, PO Box 236, Plough Lane, Hereford HR4 0WZ for assessment and 



 

Further information on the subject of this report is available from Ms Kelly Gibbons on 01432 261781 

PF2 
 

technical approval.  No works on the site of the development shall be commenced 
until these details have been approved and an Agreement under Section 38 of the 
Highways Act 1980 entered into.  
 

3. The applicants attention is drawn to the comments and requirements of the Lugg 
Drainage Board.  
 

 
 
 
Decision:  ..............................................................................................................................................  
 
Notes:  ..................................................................................................................................................  
 
 ..............................................................................................................................................................  
 
Background Papers 
 
Internal departmental consultation replies. 
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