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1 INTRODUCTION

1.1 This paper has been prepared following the request by Herefordshire Council (‘the Council’) for 
Cityheart Partnerships (‘Cityheart’) to procure an initial study into the feasibility of carrying out 
phased improvements of the Hereford Football Club (HFC) stadium at Edgar Street and, in 
particular, the urgent need to replace the South Stand at Blackfriars Street which does not 
currently have a safety certificate and cannot therefore be used.

1.2 It has been prepared for initial discussion with the Council (and subsequently HFC), relying on 
the information made available and on a desktop basis rather than following any detailed site 
investigations, costing or analysis.  It should therefore be treated as a high-level feasibility study 
only but can be used as a baseline to develop more detailed proposals at the next stage.

1.3 HFC were promoted in May 2018 as champions from the Southern Premier League to the 
National League North (the sixth tier of football in England), the third successive year in which 
they achieved promotion following the re-establishment of the club and the insolvency of 
Hereford United FC in December 2014.

1.4 HFC is a popular and well supported club.  Average home attendance in the 2017/2018 season 
was 2,553 (ranging from 1,685 to 4,556), substantially higher (by a factor of about four) than 
the majority of other clubs in the Southern Premier League.  It seems reasonable to assume that 
may increase if the club continues to be successful and further promotions are achieved.  

1.5 For reference, the average attendance at Edgar Street last season was higher than four of the 
clubs playing in the Sky Bet League 2 (the fourth tier), 20 of the 24 clubs in the National League 
(the fifth tier) and 20 of the 22 clubs in the National League North (in which HFC will play next 
season).

2 BACKGROUND

2.1 Cityheart instructed FWP to carry out the initial study based on their wide experience in 
designing and delivering high quality non-league football stadiums and knowledge of the 
regulatory and ‘ground grading’ requirements of the Football Association (‘FA’) and others. 

2.2 We provided them with the following information:

a) The briefing and request from the Council;

b) The written requirements of HFC as supplied during the procurement of the Development 
and Regeneration Programme;

c) Site and lease plans;

d) Informal notes following a visit to the stadium with the Chairman, Ken Kinnersley, and 
representatives of the HFC Board carried out by Cityheart, Stanton Walker and Keepmoat 
in October 2017;

e) Planning information relating to the development immediately to the east, comprising a 
residential scheme for Hereford Housing Limited (HHL) and the proposed Premier Inn 
facing Blackfriars Street.

2.3 It has been assumed that the stadium will remain broadly in the current location constrained 
by Edgar Street to the west, Blackfriars Street to the south, the new access road to the HHL 
scheme to the east and the existing boundary to the north at Merton Meadow (although noting 
the exact position of this remains under review).
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2.4 It is worth recording that the optimum orientation for a football stadium of this type is around 
15˚ west of a north – south axis and the existing pitch is sufficiently close to that alignment to 
be more than acceptable.  In an ideal scenario, the main stand would be on the west (ie Edgar 
Street) side but access constraints and the width of the current stands make that impractical.  
The study therefore assumes the pitch itself remain in the current location and orientation.  This 
appears to align with the strong preference of HFC as expressed at our meeting with them.

3 OUTLINE CONCEPT DESIGN

3.1 Despite some improvement works, the existing stadium appears dated (the last major 
development was in the early 1970s and much is older than that) and, with the south stand out 
of use, it doesn’t meet HFC’s aspirations.  Its appearance does not enhance the streetscape, 
particularly in the context of the successful mixed-use Old Market scheme immediately to the 
south, the HHL scheme which is on-site currently and the proposed Premier Inn immediately to 
the east and facing Blackfriars Street.  

3.2 The flood-lighting pylons are tall, old-fashioned and dominate the skyline.  The club has 
indicated a requirement to replace those with low-energy stand-mounted lighting in any 
redevelopment proposals.

3.3 FWP have therefore proposed a concept design that could be developed in four discreet phases, 
providing seated and standing capacity for 5,500 and with the ability to expand further if that 
can be justified by actual and projected attendances:

a) Phase 1: Demolition and replacement of the South ‘Blackfriars’ stand with capacity for 
1,200 seats and concourse facilities at ground floor (turnstiles, club shop, kiosks and 
WCs).  The proposed stand is self-contained but sufficient space is available to the south 
(ie fronting Blackfriars Street and adjacent to the proposed Premier Inn) to create a 
separate three storey accommodation block.  This could be for student accommodation 
(c. 100 bedrooms) or some other appropriate residential occupation such as ‘build to 
rent’, retirement or keyworker housing or a combination.

The height and massing is considered the maximum that is likely to be acceptable in 
planning terms and mirrors the proposed Premier Inn scale.  The ground floor facing 
Blackfriars Street could be used for an appropriate commercial, retail or leisure use (in 
addition to the re-located HFC shop) to create an active frontage facing Old Market or 
otherwise for accommodation (as the Premier Inn proposes, with some ground floor 
bedrooms in conjunction with a branded family restaurant and service areas).

This phase would require relocation or re-provision of some of the club’s ground and 
pitch maintenance facilities including the equipment and materials store, water storage 
tanks and pitch irrigation systems.

b) Phase 2: Replacement of the East ‘Merton’ stand with 800 seats, the main facilities, 
player and officials changing, administration, Executive accommodation, bars, 
conference and private function facilities (the existing conference venue is popular but 
has no pitch view).  As noted above, these facilities would ideally be located to the west 
of the pitch but that is considered impractical given the logistical and access constraints 
from Edgar Street.

c) Phase 3:  A replacement North ‘Meadow’ stand with standing capacity for 1,500 and 
concourse facilities.

d) Phase 4: A replacement West stand with standing capacity for 2,000 and concourse 
facilities, turnstiles, kiosks and WCs.
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3.4 The development would need to be phased and carefully sequenced to minimise disruption in 
the playing season and ensuring FA ground certification remained in place, having proper regard 
to health and safety, emergency access and egress (including for both public and players) and 
all other relevant criteria for a public sporting venue of this type and scale.

3.5 A schematic site layout provided by FWP is attached at Appendix 1 and an indicative CGI of the 
redeveloped stadium viewed from the south west (and taking in the corner of the proposed 
Premier Inn for context) is at Appendix 2.  The elevational treatment is illustrative at this stage 
but seeks to reflect the nature of the adjacent developments and to present a more 
contemporary and sympathetic frontage to Blackfriars Street and the Old Market scheme.  
Pylons are replaced by low level, energy efficient floodlighting which would also reduce light 
spill to adjacent areas when in use.  Relocation of any operational telecommunication 
equipment on the pylons has not been taken into account at this stage.

4 BUDGET COSTS

4.1 Please note that all cost information provided by FWP is high level and based on benchmarking 
and their experience of similar projects elsewhere.  The budget figures have significant 
exclusions which are noted on the cost plan (for example statutory and professional fees, 
adverse ground condition and contamination, service diversions or upgrades, any pitch 
replacement and VAT).

4.2 The estimate of costs provided by FWP is attached at Appendix 3.  Noting the assumptions and 
exclusions, the total cost of all four phases (and including the accommodation block) is c. 
£14.8m.

4.3 Adopting typical benchmarks for development of student accommodation (and assuming there 
is demonstrable demand), it is reasonable to assume the gross development value of that 
element would materially exceed the gross development costs if the Council used its own capital 
or covenant to support the demand risk if externally funded.  This potential surplus would need 
to be verified and quantified through more detailed analysis at the next stage but it could 
provide a significant cross-subsidy to the stadium facilities. 

4.4 As a further high level illustrative indication, FWP have suggested an order of cost for budgeting 
purposes of c. £10m for an entirely new stadium of equivalent capacity on a greenfield site 
(excluding fees, abnormals and VAT as above) and excluding land acquisition and relocation 
costs.

4.5 For a self-contained stand (ie with no enabling accommodation and with the same exclusions) 
they suggest a budget of £900 - £1,000 per seat (again with the same exclusions).

5 ISSUES FOR FURTHER REVIEW

5.1 There are a number of issues which will require further review if the broad principle set out in 
this paper are to be taken forward.  These include:

a) Initial review and comments from the Council;

b) Engagement with HFC to obtain their comment and feedback and taking into account FA 
certification and operational requirements;

c) The potential to attract grant funding from any sources;
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d) A review of the demand and viability of the proposed residential accommodation 
element (including the ground floor) and consideration of the optimum use(s) both in 
economic and regeneration terms; and

e) The overall feasibility and viability of the phased redevelopment based on more detailed 
cost advice.

5.2 Once that feedback has been obtained, the study can be refined in parallel with developing the 
outline design, cost plan, programme and sequencing.

5.3 The freehold of the stadium is owned by the Council and is leased to HFC.  We understand that 
the lease has recently been extended and for the purposes of this study we have assumed the 
lease (including the demise, the term and the passing rent) can be renegotiated by agreement. 

5.4 We have not considered issues including demonstrating ‘best value’ in any land disposal by the 
Council (as required under the provisions of s123 of the Local Government Act 1972) or any 
potential implication of the rules in relation to State aid.

6 NEXT STEPS

6.1 Feedback on this paper is requested from the Council in the first instance prior to engagement 
with HFC.

6.2 Once that is available, we suggest the project is brought formally into the DRP process for 
development through the staged approval process.

Alastair Gourlay
Director
13 June 2018



Appendix 1
Schematic site layout

Appendix 1.pdf



Appendix 2
CGI illustration

`
Appendix 2.jpg



Appendix 3
Feasibility cost estimate

Appendix 3.pdf


