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1. Introduction/Background

11 This application seeks Outline Planning Permission of the first phase of an urban extension
(known as the southern urban expansion in the Herefordshire Local Plan Core Strategy)
comprising up to 540 homes (use class C3); employment land (Use Class B and E), a local centre
and a country park together with supporting public open space, and all other associated works.

Further information on the subject of this report is available from Ms Heather Carlisle on 01432 260453

PF2
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This is presented as part of an allocated housing site and is proposed as the first phase of
development.

In accordance with Herefordshire Local Plan Core Strategy (2011-2031) ‘Policy HD6 Southern
Urban Expansion (Lower Bullingham), an outline planning application was submitted in
December 2019 for an application comprising a mixed use urban extension of land at Lower
Bullingham (known as the 'Southern Urban Expansion' in the Local Plan) to provide up to 1300
dwellings (including specialist housing), B1, B2 and B8 employment uses, a Neighbourhood
Community Hub (A1, A3 & A5), a new primary school, a Park and Choose, a country park, public
open space, access, drainage and other associated works and demolition of existing industrial
buildings. This Outline application reference P194402/0 remains live, pending determination.
This application was paused following the cancellation of the Southern Link Road (now known as
the Western Bypass Phase 1).

https://www.herefordshire.gov.uk/planning-and-building-control/planning-
search/details?id=194402&search-term=P194402/0

It is noted that this application has been ‘designed’ to be capable of delivering a standalone
scheme, whilst still ensuring that its approval would not preclude the future determination and
implementation of next phases of the Lower Bullingham scheme.

This application was first submitted in October 2024 and has undergone revisions including 3
rounds of formal consultation as follows:

e October 2024
e June 2025
o February 2026

Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (EIA
Regulations)

The National Planning Practice Guidance advises that:

The aim of Environmental Impact Assessment is to protect the environment by ensuring that a
local planning authority when deciding whether to grant planning permission for a project, which
is likely to have significant effects on the environment, does so in the full knowledge of the likely
significant effects, and takes this into account in the decision making process. The regulations
set out a procedure for identifying those projects which should be subject to an Environmental
Impact Assessment, and for assessing, consulting and coming to a decision on those projects
which are likely to have significant environmental effects. Environmental Impact Assessment
should not be a barrier to growth and will only apply to a small proportion of projects considered
within the town and country planning regime. Local planning authorities have a well established
general responsibility to consider the environmental implications of developments which are
subject to planning control. The 2017 Regulations integrate Environmental Impact Assessment
procedures into this framework and should only apply to those projects which are likely to have
significant effects on the environment. Local planning authorities and developers should carefully
consider if a project should be subject to an Environmental Impact Assessment. If required, they
should limit the scope of assessment to those aspects of the environment that are likely to be
significantly affected.

Under Regulation 15 of the Town and Country Planning (Environmental Impact Assessment
Regulations 2017), a scoping opinion request was submitted to the Local Planning Authority
under P214086/EIB and the LPA’s scoping opinion was issued on the 9 October 2023. The
application and decision can be seen here: https://www.herefordshire.gov.uk/planning-and-
building-control/planning-search/details?id=214086&search-term=P214086/EIB.
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Notwithstanding the time elapsed since the original Scoping Opinion was adopted, it is not
considered that there have been any material changes in site circumstances, environmental
baseline conditions, or the nature and extent of the proposed development that would give rise to
additional likely significant effects beyond those already assessed. The application has been
subject to ongoing review throughout the determination process, including revisions to the
scheme, updated technical information where necessary, and further consultation exercises.
Accordingly, it is considered that the submitted assessments remain robust and sufficient to
inform the determination of the application.

An Environmental Impact Assessment (EIA) has also been undertaken in accordance with the
Town and Country Planning (Environmental Impact Assessment) Regulations 2017. The EIA
process identifies the likely environmental effects of a development and identifies ways that these
effects can be reduced and/or managed.

The findings of this process are reported in the Environmental Statement (ES) which also
accompanies this Outline application. The topics addressed include:

» Transport and Access

* Landscape and Visual Impact

* Ecology and Nature Conservation
» Socioeconomics

* Climate Change

Site Description

The site forms part of an expansion area identified within the Herefordshire Local Plan Core
Strategy known as the Southern Urban Expansion Area (Lower Bullingham) (Policy HD6).

The site at Lower Bullingham is located to the South of Hereford, bounded by the A49, B4399, a
railway line and the Rotherwas Industrial Estate. It benefits from good connectivity, with Hereford
city centre and Hereford railway station approximately 2.4 away providing direct rail links to
Newport, Cardiff, London and Birmingham.

The site extends to approximately 44.06 hectares and is divided into four parcels. These are
detailed below:

e The central parcel is the largest parcel of land within the site, bordered to the south by
agricultural land and the B4399, and to the east by Watery Lane. Lower Bullingham Lane
runs along the western margin, separating it from the north-western parcel and to the north
lies a mainline railway, areas of arable land and grassland, and existing residential
development. It comprises predominantly arable land with hedgerows, alongside areas of
scrub and grassland. Red Brook runs through this parcel with a small pond/drainage ditch
also present near the Goodwin Industrial Estate which is located within the eastern portion
of this parcel.

e The north-western parcel lies between Green Crize Lane and Lower Bullingham Lane
and is separated from existing residential areas by the Welsh Marches railway line.

e The south-western parcel, proposed for a Country Park, is mainly arable land with areas
of semi-natural habitat and is bordered by residential development and Norton Brook.

e The northern parcel is the smallest and comprises Watery Lane, associated
hardstanding, and boundary features.

The site contains a range of landscape features, including grassland, scrub, hedgerows, scattered
trees, ponds, and watercourses. It is well related to its surroundings, with residential development
to the north, the Rotherwas Industrial Estate and Herefordshire Enterprise Zone to the east, and
agricultural land to the south and west forming part of the wider Strategic Urban Extension (SUE).



Figure 1: Site Location Plan
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Figure 2: Wider Area Plan

3.5

The application site is situated to the south of the residential suburb of Lower Bullingham. To the
east lies the Rotherwas Industrial Estate and Herefordshire Enterprise Zone (HEZ) which
comprises large industrial, commercial and warehouse buildings. To the south of the site lies
further agricultural land, which also forms part of the wider SUE site allocation. To the west lies
further agricultural land as well as some limited residential development to the west of Green
Crize. The site is therefore well related to existing and proposed development.
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Figure 3: Concept Masterplan

Figure 4: Aerial Plan
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There are no statutory designated sites of nature conservation value located within or

immediately adjacent to the site.

e There are no landscape or environmental designations covering the site.

¢ No Scheduled Monuments, Registered Parks and Gardens or Registered Battlefields are
present within or in the vicinity of the site.

e Do we need to cover the SSSI impact zone?

The following constraints are however relevant to the site:

e Whilst there are no Listed Buildings within the site, there are a number of Listed Buildings
within its proximity.

e The site predominantly falls within Flood Zone 1 (low probability). However, the Environment
Agency (EA) Flood Map for Planning also identifies that the low-lying ground and river
corridors within the site are located in Floods Zone 2 and Flood Zone 3 (medium to high
probability of river flooding respectively).

e The site comprises a mix of Grade 1, 2 and 3b Agricultural Land.

e The only significant potential minerals resource within the site are the River Terrace Deposits
which are indicated across much of the eastern parcel, underlain by Ragstone Mudstone
Formation.

e The site is not located within an existing Air Quality Management Area (AQMA); however, it
is located approximately 1.5km to the south of the Hereford AQMA.

Proposal

Full application details are available at https://www.herefordshire.gov.uk/planning-and-building-
control/planning-search/details?id=242558&search-term=242558 This application is made in
outline, with all matters reserved for future consideration apart from access, and seeks planning
permission for:

The first phase of an urban extension (known as the ‘Southern Urban Expansion’ in the
Herefordshire Local Plan — Core Strategy) comprising up to 540 homes (Use Class C3);
employment land (Use Class B and E), local centre and a country park together with
supporting public open space, and all other associated works (e.g. demolition of existing
industrial buildings, drainage, landscaping and ground modelling). All matters are
reserved for future consideration save for 'access'. Only the means of access into the site
is sought as part of this outline application, not the internal site access arrangements.

An illustrative concept masterplan accompanies the application, and this concludes that the
following can be accommodated on the site if a Reserved Matters (RM) application comes
forward. This plan can be seen on Figure 3 and within Appendix 1.

As detailed within the submission the proposals include:

Up to 540 dwellings
Affordable housing
Employment land
Local centre
Country park
Public open space

The proposed development is also seeking detailed approval on the following (access matters):

The main vehicular access into the site is proposed to be a roundabout incorporating the B4399
(Rotherwas Access Road), and this will serve the majority of the dwellings and the employment
area. A standalone parcel of 100 dwellings is to be served off Hoarwithy Road/Green Crize via a
priority junction with walking and cycling improvements proposed from the site access northwards


https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242558&search-term=242558
https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242558&search-term=242558
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along Hoarwithy Road to Aconbury Avenue to enable connection to the Council's active travel
scheme already underway.

The application is supported by the following documents:

Design and Access Statement (DAS)

Planning Statement

Statement of Community Involvement (SCI)
Tree Survey and Arboricultural Impact Assessment (AIA)
Heritage Impact Assessment (HIA)

Flood Risk Assessment (FRA)

Sustainable Drainage Strategy (SDS)

Water Framework Directive Scoping Report
Phase 1 Geo-Environmental Assessment

Soils Assessment

Minerals Assessment

Noise Assessment

Transport Travel Pan

Air Quality Assessment (AQA)

Waste Management Plan

Energy and Sustainability Statement

Outline Flood Emergency Plan

Environment Statement (ES) Volumes 1,2 and 3
Road Safet Audit (RSA) Stage 1

The application is accompanied by a series of ‘Parameter Plans’ which set the design controls
and context for approval of the RM application and the future development of the site.

These are listed below and are included within the appendices at the end of this report:

e Land Use and Access Parameter Plan
e Scale Parameter Plan
e Green Infrastructure Parameter Plan

This application is also supported by the following illustrative plans:
o |llustrative Concept Masterplan (Phase 1)
e Green Infrastructure Plan

As access is not a Reserved Matter, the application is also supported by detailed highway access
drawings showing the detailed junction layouts at the site access/egress points.

The purpose of these illustrative plans is to demonstrate one way that the proposed development
might proceed, in line with the identified parameters. However, these additional plans are
provided for illustrative purposes only. Although the Green Infrastructure Plan has been utilised
as the foundation for calculating the potential Biodiversity Net Gain (BNG) at this stage.

As defined within The Town and Country Planning (Development Management Procedure)
(England) Order 2015: “reserved matters” in relation to an outline planning permission, or an
application for such permission, means any of the following matters in respect of which details
have not been given in the application. For this application ‘Access’ is being considered and all
other matters are reserved.

Access: In relation to reserved matters, means the accessibility to and within the site, for
vehicles, cycles and pedestrians in terms of the positioning and treatment of access and
circulation routes and how these fit into the surrounding access network; where “site” means the
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site or part of the site in respect of which outline planning permission is granted or, as the case
may be, in respect of which an application for such a permission has been made;

The following matters are reserved for future consideration:

Appearance: Means the aspects of a building or place within the development which determines
the visual impression the building or place makes, including the external built form of the
development, its architecture, materials, decoration, lighting, colour and texture;

Landscaping: In relation to a site or any part of a site for which outline planning permission has
been granted or, as the case may be, in respect of which an application for such permission has
been made, means the treatment of land (other than buildings) for the purpose of enhancing or
protecting the amenities of the site and the area in which it is situated and includes—

(a) screening by fences, walls or other means;

(b) the planting of trees, hedges, shrubs or grass;

(c) the formation of banks, terraces or other earthworks;

(d) the laying out or provision of gardens, courts, squares, water features, sculpture or public

art; and

(e) the provision of other amenity features;

Layout: Means the way in which buildings, routes and open spaces within the development are
provided, situated and orientated in relation to each other and to buildings and spaces outside
the development;

Scale: Except in the term ‘identified scale’, means the height, width and length of each building
proposed within the development in relation to its surroundings;

The Land Use and Access Parameter Plan and land use area schedule contained in the table
below highlights the key land use types and quantum of development proposed.

Table 3.3: Land Use and Area Schedule

Residential dwellings 14.14
Employment land 5.57 ha
Public Open Space (including sports provision, 14.28 ha
informal play and attenuation ponds)

Country Park 6.28 ha
Neighbourhood Community Hub/Local Centre 0.79 ha
Infrastructure (access, crossing points etc.) 3 ha
Total Development Area 44.06ha

Looking at the individual elements in more detail:
Residential

The proposed development seeks outline planning permission for up to 540 dwellings. The
indicative siting and disposition of residential development is shown on the Land Use and Access
Parameter Plan, which identifies Parcels 1 and 2 for residential use. Matters relating to layout,
scale, appearance and landscaping are reserved for subsequent consideration. The housing mix
will be determined at the Reserved Matters stage. The development will deliver 35% affordable
housing in accordance with adopted local planning policy. The precise tenure split and dwelling
types of the affordable housing will be secured through the Section 106 Agreement and finalised
at the Reserved Matters stage.

Employment land

The application proposes 5.57 hectares of employment land located to the east of the site,
adjacent to Watery Lane. The development will accommodate a mix of Use Classes B and E. The
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precise composition of uses will be determined at the Reserved Matters stage, allowing flexibility
to respond to market demand and support a range of potential occupiers.

Local centre/neighbourhood community hub

The Land Use and Access Parameter Plan identifies a local centre/neighbourhood community
hub extending to a maximum of 0.79ha. As with the employment land, the precise mix of uses
within the hub is not fixed at this stage and will be determined through a future Reserved Matters
application(s). It is anticipated that the local centre/neighbourhood community hub will provide
approximately 1,650 sq m of floorspace, accommodating a range of potential uses including social
and community uses, potential healthcare provision and local convenience retail, with residential
accommodation above. These uses are anticipated to fall within Use Classes F.2, E and C3.

Scale and height

The Scale Parameter Plan defines the maximum building heights across the Development Zones
identified. The proposed building heights have been informed by a range of considerations,
including Core Strategy Policy HD6 in respect of housing density, site topography, and the scale
of existing built form in the surrounding area. Building heights vary across the site in response to
these contextual factors. The tallest buildings within the proposed development are located within
the proposed Local Centre/Neighbourhood Community Hub and the employment area, to the
south of Watery Lane and the existing Rotherwas Industrial Estate.

The Scale Parameter Plan identifies three building height parameter areas:

o Residential development within Parcels 1 and 2: buildings up to 9.5m to ridge height
(approximately 2.5 storeys), with limited areas of up to 10.5m where appropriate for
placemaking purposes.

e Local Centre/Neighbourhood Community Hub: buildings up to 12m to ridge height
(approximately 3 storeys).

o Employment area: buildings up to 12m to ridge height.

The detailed design rationale is set out within the Design and Access Statement submitted with
the application.

Public open space and Gl strategy

Public open space (POS) will be provided throughout the proposed development, as shown on
the Green Infrastructure Parameter Plan. This will include sports and play provision, landscaping,
retention and enhancement of existing vegetation, pedestrian and cycle connections, ecological
enhancements, and associated infrastructure.

As detailed on the concept masterplan a Neighbourhood Equipped Area of Play (NEAP) is
proposed in the north-western corner of the site. The location of the NEAP was amended following
discussions with Officers at pre-application stage. In addition, two Local Equipped Areas of Play
(LEAPS) are proposed within the central and eastern parts of the site.

A 6.28ha Country Park is proposed to the west of Hoarwithy Road and to the south-west of the
main built development areas. The Country Park will comprise the conversion of existing fields to
neutral grassland meadow and will include new native hedgerows, riparian scrub and wet
woodland, orchard and tree planting, together with footpaths, seating, signage and interpretation
features. In addition to enhancing the local landscape setting around Bullinghope, the Country
Park will improve habitat connectivity, particularly along the Norton Brook corridor.

The Green Infrastructure Strategy Plan demonstrates how the proposals may incorporate
informal orchard planting, wildflower meadow creation and other ecological enhancements,
alongside informal seating and picnic areas. The Country Park proposals have been informed by
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feedback received during public consultation. The Green Infrastructure Parameter Plan also
identifies existing trees and hedgerows to be retained, with appropriate crossing points provided
for necessary infrastructure.

Access and movement

The submitted Land Use and Access Parameter Plan identifies the proposed vehicular,
emergency, and active travel access arrangements for the site.

Four principal vehicular access points are proposed:

e BA4399 (Southern Boundary): The primary access to the Site would be taken from the B4399
via a newly formed four-arm roundabout. This junction would provide access to two main
internal routes, with the western arm serving the wider residential development and the
eastern arm providing access to the proposed employment area.

e Green Crize: A priority junction is proposed from Green Crize. This access would serve a
limited parcel of development (approximately 100 dwellings) and would also function as an
emergency access to the wider Site. In addition, it would accommodate a through-site bus
route.

e Lower Bullingham Lane: A priority junction crossroads is proposed across the section of
Lower Bullingham Lane that would be subject to modal filtering. This would enable access to
a small number of development parcels associated with the Green Crize connection.

e Watery lane: A further priority junction is proposed on Watery Lane. This access would be
restricted to buses, pedestrians and cyclists, whilst also providing emergency vehicular
access. It would facilitate bus connectivity through the Site and onward to the Rotherwas
Industrial Estate. The delivery of the off-site connection to the industrial estate would be
secured via a Section 106 obligation, as the land required lies outside the application
boundary and within the control of Herefordshire Council.

The proposals also include the upgrading of an existing farm access on Watery Lane and the
introduction of modal filtering south of the railway bridge on Watery Lane. This arrangement would
permit pedestrian and cycle access, with vehicular access restricted to emergency use and other
limited, controlled circumstances.

All access arrangements have been designed in accordance with relevant local and national
standards and will be subject to the Road Safety Audit (RSA) process. The scheme also
incorporates a number of additional pedestrian and cycle access points, designed to enhance
permeability and connectivity both within the site and to the wider surrounding area.

Other matters

The development would require significant groundworks across the site, including the demolition
of existing industrial buildings. These works are necessary to facilitate the proposed residential
and commercial development, together with associated infrastructure, surface water drainage
systems, and the creation of landscaped public open space.

Policies

All applications for planning permission must be determined in accordance with the development
plan, unless material considerations indicate otherwise.

The development plan relevant to the Site currently comprises of the following:

* Herefordshire Local Plan — Core Strategy (2011-2031)
* Herefordshire Minerals and Waste Local Plan (2024).
* Lower Bullingham Neighbourhood Plan (2017)

* Callow and Haywood Neighbourhood Plan (2015)
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Herefordshire Local Plan Core Strategy 2011-2031

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:-
https://www.herefordshire.gov.uk/planning-and-building-control/local-plan/local-plan-core-
strategy/adopted-core-strategy-2011-2031/

The following policies are considered relevant to the application proposal:

SS1 Presumption in favour of sustainable development
SS2 Delivering new homes

SS4 Movement and transportation

SS5 Employment Provision

SS6 Environmental quality and local distinctiveness

SS7 Addressing Climate change

HD1 Hereford

HD6 Southern Urban Expansion (Lower Bullingham)

HD7 Hereford Employment Provision

H1 Affordable housing — thresholds and targets

H3 Ensuring an appropriate range and mix of housing
0Os1 Requirement for open space, sports and recreation facilities
0Ss2 Meeting open space, sports and recreation needs
MT1 Traffic management, highway safety and promoting active travel
El Employment Provision

LD1 Landscape and townscape

LD2 Biodiversity and Geodiversity

LD3 Green infrastructure

LD4 Historic Environment and heritage assets

SC1 Social and community facilities

SD1 Sustainable design and energy efficiency

SD3 Sustainable water management and water resources
SD4 Water treatment and river water quality

ID1 Infrastructure delivery

Minerals and Waste Local Plan

A Minerals and Waste Local Plan (MWLP) has been prepared to guide mineral extraction and the
management of waste in Herefordshire up to 2041 and beyond and was adopted in March 2024.

The plan replaces the saved minerals and waste policies of the Unitary Development
Plan. The MWLP together with any relevant supplementary planning documentation can
be viewed on the Council’s website by using the following link:-

https://www.herefordshire.gov.uk/local-plan-1/minerals-waste-local-plan/5

The following policies are considered relevant to the application proposal:

SP1 Resource Management

M1 Minerals Strategy

M2 Safeguarding of Minerals Resources and Associated Infrastructure from Sterilisation or
Significant Adverse Effect

W1 Waste Strategy

W4 Wastewater management

Lower Bullingham Neighbourhood Plan


https://www.herefordshire.gov.uk/planning-and-building-control/local-plan/local-plan-core-strategy/adopted-core-strategy-2011-2031/
https://www.herefordshire.gov.uk/planning-and-building-control/local-plan/local-plan-core-strategy/adopted-core-strategy-2011-2031/
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5.8

5.9

12

The NDP was made on the 215 August 2017 and be viewed on the Council’s website by
using the following link:-
Lower Bullingham Neighbourhood Development Plan - Herefordshire Council

The following policies are considered relevant to the application proposal:

LB2 Design

LB6 Integrating the Southern Urban Extension (SUE) with Existing Communities

Policy LB6 — Integrating the Southern Urban Extension (SUE) with Existing
Communities To ensure that the new Southern Urban Extension integrates with,
and does not have a detrimental impact on existing communities in Lower
Bullingham proposals for the development of the site should include: a)
Infrastructure improvements to mitigate any identified impacts on the existing
community are addressed;

b) Green infrastructure corridors from the site to Lower Bullingham, in particular
along Norton Brook, Withy Brook and Red Brook. These should be used to provide
natural help to flood defences, through the use of Sustainable Urban Drainage
features;

c) Effective road, public transport, pedestrian and cycle links from Lower
Bullingham to the proposed Country Park, Primary School and Community Hub;
d) Sustainable urban drainage and flood mitigation measures that take in to
account impacts on existing communities where possible within the legal
requirements for section 106 agreements, reduce flooding within the parish at
Lower Bullingham Lane and Watery Lane; and

e) A flood alleviation scheme with improvements to reduce flooding within the
parish at Lower Bullingham Lane and Watery Lane.

LB7 Contributions to Community Infrastructure
LB8 Reducing the Risk of Flooding

Callow and Haywood Neighbourhood Plan

The NDP was made on the 1 December 2016 and be viewed on the Council’s website by
using the following link:-
https://www.herefordshire.gov.uk/directories/neighbourhood-areas-and-plans-directory/callow-

and-haywood-group-neighbourhood-development-plan/

The following policies are considered relevant to the application proposal:

CHL1 Protecting and Enhancing the Rural Landscape

CH2 Building and Transport Design Principles

CH4 Protecting the Sensitive Landscapes Assets in the Urban Fringe
CHS8 Provision and Protection of Local Community Facilities

The National Planning Policy Framework (NPPF) sets out government's planning policies for
England and how these are expected to be applied. The NPPF can be viewed in full via the link

below:-

National Planning Policy Framework - GOV.UK

National Planning Policy Framework (2024)

Chapter 2
Chapter 4
Chapter 5
Chapter 6
Chapter 8

Achieving sustainable development
Decision-making

Delivering a sufficient supply of homes
Building a strong, competitive economy
Promoting healthy and safe communities


https://www.herefordshire.gov.uk/directories/neighbourhood-areas-and-plans-directory/lower-bullingham-neighbourhood-development-plan/
https://www.herefordshire.gov.uk/directories/neighbourhood-areas-and-plans-directory/callow-and-haywood-group-neighbourhood-development-plan/
https://www.herefordshire.gov.uk/directories/neighbourhood-areas-and-plans-directory/callow-and-haywood-group-neighbourhood-development-plan/
https://www.gov.uk/government/publications/national-planning-policy-framework--2
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Chapter 9 Promoting sustainable transport

Chapter 11  Making effective use of land

Chapter 12 Achieving well-designed places

Chapter 14  Meeting the challenge of climate change, flooding and coastal change
Chapter 15  Conserving and enhancing the natural environment

Chapter 16  Conserving and enhancing the historic environment

Planning Practice Guidance provides guidance across a broad range of topic areas in terms of
determining planning applications and producing local plans. The guidance is set out in various
topic areas which can be viewed via the link below:-
Planning practice guidance - GOV.UK (www.gov.uk)

Paragraph 34 of the NPPF requires that all development plans complete their reviews no later
than 5 years from their adoption. Herefordshire council is currently in the process of reviewing its
development plan however at this stage the emerging policies carry no weight in decision making.
As of December 2024, the standard method has been significantly revised from what has been
in place for the past few years. The revised overall housing target for Herefordshire has now
increased significantly. Therefore, this has meant a revision to the Herefordshire 5 Year Housing
Land Supply Position Statement released only in October 2024. As the overall target has
increased, this has meant the current supply of housing in the county falls short of the new target.
The revised housing target for the county now results in a 5 year Housing Land Supply figure of
3.11 years. Therefore Paragraph 11(d) is applicable for decision making purposes with regard to
all adopted and made Plans.

All other policies within the Core Strategy as itemised above have been assessed against the
NPPF and are considered to be consistent such that they continue to attract significant weight in
decision making.

Planning History

P194402/0:

A mixed use urban extension of land at Lower Bullingham (known as the 'Southern Urban
Expansion' in the Local Plan) to provide up to 1300 dwellings (including specialist housing), B1,
B2 and B8 employment uses, a Neighbourhood Community Hub (A1, A3 & A5), a new primary
school, a Park and Choose, a country park, public open space, access, drainage and other
associated works and demolition of existing industrial buildings. All matters are reserved for future
consideration save for 'access’. Only the means of access into the site is sought as part of this
outline application, not the internal site access arrangements (i.e. not formally form part of
application)

Decision: Pending

EIA scoping 232401:

Request for Scoping Opinion for the first phase of the proposed urban extension for up to 540
dwellings (approximately half the number of dwellings set out in the allocation) as well as
approximately 5.78ha of employment land (Use Classes B and E), local centre and a country park
together with open and play space, infrastructure and associated works.

Decision issued: 9th October 2023.

The Proposed Development constitutes Environmental Impact Assessment (EIA) development
under Schedule 2, Category 10(b) of the EIA Regulations, relating to infrastructure projects,
specifically urban development projects. Given the nature of the proposals, alongside the
planning history associated with the wider, currently undetermined application at the Site and
surrounding land, a Screening Opinion was not sought. Instead, the Applicant proceeded directly
to EIA Scoping.

The Scoping process identified the following areas to be scoped in and to be assessed within the
EIA:


http://www.gov.uk/

Transport and access

Nature Conservation and Ecology
Landscape and Visual

Socio Economics

Accordingly, an Environmental Statement (ES) has been prepared to support this application.
The purpose of the ES is to identify and evaluate the likely significant environmental effects of the
Proposed Development.

This includes an assessment of baseline environmental conditions, as well as the potential
impacts arising during both the construction and operational phases. The ES also sets out
mitigation measures to address any identified adverse effects, together with enhancement
measures where appropriate.

7. Consultation Summary
7.1 All consultation comments can be read in full online at:
https://www.herefordshire.gov.uk/planning-and-building-control/planning-
search/details?id=242558&search-term=242558
Statutory Consultations
Summary Table: see below
National Highways No objection subject to conditions 7.2
Welsh Water No Objections subject to conditions 7.3
Network Ralil No Objections 7.4
Natural England No Objections subject to conditions 7.5
Environment Agency No Objections subject to conditions 7.6
Active Travel England No objections subject to conditions 7.7
Sport England No objections subject to contributions (S106) 7.8
Historic England No objections subject to conditions 7.9
7.2 National Highways: February 2026: No objection subject to conditions
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National Highways Ref: NH/24/08790

Referring to the consultation on a planning application dated 23rd October 2025 referenced
above, in the vicinity of the A49 that forms part of the Strategic Road Network, notice is hereby
given that National Highways’ formal recommendation is that we:

b) recommend that conditions should be attached to any planning permission that may be granted
(see Annex A — National Highways recommended Planning Conditions & reasons);

Highways Act 1980 Section 175B is not relevant to this application.

This represents National Highways’ formal recommendation and is copied to the Department for
Transport as per the terms of our Licence.

Should the Local Planning Authority propose not to determine the application in accordance with
this recommendation they are required to consult the Secretary of State for Transport, as set out
in the Town and Country Planning (Development Affecting Trunk Roads) Direction 2018, via
transportplanning@dft.gov.uk and may not determine the application until the consultation
process is complete.


https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242558&search-term=242558
https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242558&search-term=242558
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The Local Planning Authority must also copy any consultation under the 2018 Direction to
PlanningM@nationalhighways.co.uk.

This response and all comments outlined herein are made in respect of planning matters only in
National Highways’ position as a statutory planning consultee, and does not confer any
proprietary rights nor amount to the giving or refusal of consent, assent, approval, or awareness
of or by National Highways in or of any other aspects or matters (including, but not limited to, the
use of property belonging to National Highways). If anyone wishes for National Highways to
consider any aspects which do not relate to planning submissions, they should call our contact
centre on 0300 123 5000.

Annex A National Highways’ assessment of the proposed development

This response represents our formal recommendations and has been prepared by Ellie Smith,
Assistant Spatial Planner for National Highways.

National Highways has been appointed by the Secretary of State for Transport as a strategic
highway company under the provisions of the Infrastructure Act 2015 and is the highway authority,
traffic authority and street authority for the Strategic Road Network (SRN). The SRN is a critical
national asset and as such we work to ensure that it operates and is managed in the public
interest, both in respect of current activities and needs as well as in providing effective
stewardship of its long-term operation and integrity.

National Highways considers planning applications for new developments under the requirements
of the National Planning Policy Framework (NPPF) and DfT Circular 01/2022: The Strategic Road
Network and The Delivery of Sustainable Development (“the Circular”). The latter document sets
out our policy on sustainable development and our approach to proposals which may have an
impact on our network.

The SRN in the vicinity of the proposed development is the A49 trunk road.
Development proposal

The application is for the first phase of an urban extension (known as the Southern Urban
Expansion in the Herefordshire Local Plan Core Strategy) comprising up to 540 homes (Use
Class C3); employment land (Use Class B and E), local centre and a country park together with
supporting public open space, and all other associated works (e.g. demolition of existing industrial
buildings, drainage, landscaping and ground modelling).

February re-consultation

National Highways provided a conditional response on 10th February 2026. After review of the
new information National Highways position remains.

Previous comments

National Highways were in ongoing discussions with the consultant for the applicant. The
consultant was in discussions with Herefordshire County Council regarding the principes of the
off-site active travel funding.

We have received confirmation from the applicant and Herefordshire Highways, that a suitable
set of obligations and contributions with Herefordshire Council in relation to sustainable travel
improvements has been agreed.


mailto:PlanningM@nationalhighways.co.uk
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National Highways Planning Response (NHPR 25-01) January 2025 In light of the above, our
previous comments have been addressed. National Highways recommend conditions relating to
the Travel Plan and a Construction Traffic Management Plan.

Previous comments

LinSig Model Comments Following the review of the latest LinSig model (07129-A49 Barton
Road_St Nicholas Street LinSig (17.10.25)) received, it has been noted that there are still some
discrepancies relating to the geometric parameters and model parameter inputs (e.g. give way
connections on some movements) compared to our independent review. However, we deemed
that this will not significantly affect the modelling results.

The results of the LinSig model show that there will be additional queueing compared to
Reference Case scenario along the A49 Victoria St (S) even with the full benefit of the active
mode strategy. However, we are content that the impact of the additional queueing reported will
not be severe on the A49 Victoria St (S). Nonetheless, we would indicate that implementation of
the proposed active mode strategy as well as its monitoring, (once it has been agreed with the
local authority) should form part of the planning conditions.

Please note that all of the comments below are still valid in addition to the latest comments above.

* Ensuring that there will be no "ransom strips" or blockers will be made as part of this proposed
development to ensure any mitigation/access required as part of wider site

* A defined vehicle trip envelope should be provided as it is acknowledged that the development
quantum is not yet fixed/ remains ‘fluid’. This is to determine (and identify relevant conditions)
whether the future level of development mix is under or over the defined trip envelope

» Monitoring for the proposed active travel strategy

» Agreement with Herefordshire County Council on active travel strategy « Reassurance regarding
monitoring of mode shift change and traffic flows impacting the A49 is given

* Clear picture of pedestrian / cycle movements before and after the introduction of measures
would be important in order to monitor the overall success of the schemes.

» LCWIP - National Highways would need to be involved in discussions going forward and would
need to be provided with robust evidence, to indicate how the active travel schemes are off-setting
additional traffic movements generated by the Applicant’s scheme.

LCWIP Comments

National Highways aware of discussions between the applicant and the LHA. We would support
the concept of the Applicant providing funds to deliver schemes contained within the LCWIP.
However, National Highways would need to be involved in discussions going forward and would
need to be provided with robust evidence, to indicate how the active travel schemes are off-setting
additional traffic movements generated by the Applicant’s scheme.

Transport

General comments

For clarity, it would be beneficial if this is explicitly stated within the report for background
information on the methodology. In addition, it is requested that no "ransom strips" or blockers
will be made as part of this proposed development. This is to ensure that where any
mitigation/access is required as part of wider site, and if such mitigation falls within the boundary
of this development, then these areas of mitigations shall be safeguarded.

Development Quantum

Section 6 of the Transport Assessment noted that the composition of the proposed development
including the employment element and local centre / community facilities. It was indicated that
this will be agreed through reserved matters. Nonetheless, for the purpose of assessments, the
applicant assumed the following development quantum:

* Dwellings — 540 dwellings;
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* Offices - 350sgm;

* Light Industrial - 4,500sgm; * General Industrial - 4,500sgm;

* Warehousing - 4,500sgm;

and

* Local centre / community facilities — 1,650sgm

Sensitivity testing is advised given the development quantum seems fluid at the moment.

Vehicle Access Four new vehicular access are proposed to serve the proposed development, all
of which will be from local roads. Therefore, National Highways has no further comments and
these should be reviewed and agreed with Herefordshire Council.

Construction impact

National Highways will require consulting on a Construction Traffic Management Plan (CTMP).
The plan will need to include measures for ensuring that there is no mud or detritus is tracked or
dropped onto the SRN. It will also need to include measures to manage the traffic impact of
workers and construction vehicles National Highways Planning Response (NHPR 25-01) January
2025 (including abnormal loads) to avoid the busiest times on the SRN. This can be dealt with by
a suitably worded planning condition.

National Highways Recommendations

Condition 1: Prior to the first occupation of the residential element of the development, a Travel
Plan shall be submitted to and approved in writing by the Local Planning Authority in consultation
with National Highways. The details of the Travel Plan should include, but not be limited to, the
following details:

a. A specific package of measures and initiatives;

b. Baseline transport data;

c. Specific targets and performance indicators for modal shift;

d. Arrangements for monitoring and evaluation, including the frequency of data collection and
reporting; and

e. A timetable for the implementation of the proposed measures and initiatives. The package of
measures shall thereafter be implemented in accordance with the approved Travel Plan and the
latest guidance and good practice documentation published by the Department for Transport and
the Local Planning Authority.

Reason: To ensure the development encourages the use of sustainable travel modes and the
travel plan is in accordance with national and local planning policies.

Condition 2: Prior to the first occupation within the residential element of the development, the
details of a survey strategy should be submitted to and approved in writing by the Local Planning
Authority in consultation with National Highways. The survey strategy shall include, but not be
limited to, a suitable programme and location of new surveys for vehicle, cyclist, and pedestrian
movements. Baseline surveys shall be undertaken in line with the approved strategy prior to
occupation of the 100th dwelling or within 12 months of the first occupation, whichever occurs
first, and repeat surveys thereafter at 50% occupancy (approximately 270 dwellings) or third year
of first occupation, whichever occurs first, and at 80% occupancy (approximately 430 dwellings)
or fifth year of first occupation, whichever occurs first.

The approved programme shall be implemented in accordance with the latest guidance and good
practice documentation published by the Department for Transport and the Local Planning
Authority.

Reason: To ensure that robust travel data is available to inform and monitor the effective
implementation of sustainable transport measures as outlined in the Travel Plan. National
Highways Planning Response (NHPR 25-01) January 2025
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Condition 3: Prior to the first occupation of the residential element of the development, a Travel
Plan Coordinator shall be appointed for a period of ten years or until one year after the
development is fully occupied, whichever is later. The duration of this post shall depend on
whether monitoring and evaluation demonstrate that the targets detailed in the Travel Plan have
been met. If the targets are not met, the role shall be extended further, including monitoring of
targets, until such time as it can be demonstrated to the Local Planning Authority that the Travel
Plan has achieved its targets and objectives.

Reason: To ensure the development meets the objectives of sustainable development and
promotes sustainable travel behaviour.

Condition 4: Prior to the first occupation of the residential element of the development,
implementation of the Travel Plan shall have commenced in accordance with the approved
details. The appointed Travel Plan Coordinator shall provide monitoring reports to the Local
Planning Authority after the 1st, 3rd , 5th, 8th and 10th years following first occupation (or sooner
as provided for by Condition 2) and thereafter every three years if the targets are not met, and to
be audited by the Local Planning Authority in consultation with National Highways.

Reason: To ensure the Travel Plan is effectively monitored and achieves its objectives of
promoting sustainable transport.

Condition 5: Prior to the commencement of the development hereby permitted a Construction
Traffic Management Plan shall be submitted to and approved in writing by the Local Planning
Authority (in consultation with the Highway Authority for the A49 trunk road). The plan shall
include as a minimum:

a) Construction phasing

b) An HGYV routing plan to include likely origin/destination information, potential construction
vehicle numbers, construction traffic arrival and departure times, signage, accesses and
construction delivery times (to avoid peak hours)

c) Details of any special or abnormal deliveries or vehicular movements.

d) Clear and detailed measures to prevent debris, mud and detritus being distributed onto
the Local highway and SRN.

e) Details of signage including type, drawings, timescales and locations

f) Mitigation measures in respect of noise and disturbance during the construction phase
including vibration and noise limits, monitoring methodology, screening, a detailed
specification of plant and equipment to be used and construction traffic routes.

g) A scheme to minimise dust emissions arising from demolition/construction activities on
the site. The scheme shall include details of all dust suppression measures and the
methods to monitor emissions of dust arising from the development.

h) Waste management.

i) Wheel washing measures. National Highways Planning Response (NHPR 25-01) January
2025

i) Protection measures for hedgerows and grasslands.

Thereafter all construction activity in respect of the development shall be undertaken in full
accordance with such approved details unless otherwise approved in writing by the Local
Planning Authority in consultation with the Highways Authority.

Reason: To mitigate any adverse impact from the development on the A49 trunk road and to
satisfy the reasonable requirements of road safety.

Standing advice to the local planning authority

The Climate Change Committee’s 2022 Report to Parliament notes that for the UK to achieve net
zero carbon status by 2050, action is needed to support a modal shift away from car travel. The



7.3

19

NPPF supports this position, with paragraphs 77 and 110 prescribing that significant development
should offer a genuine choice of transport modes, while paragraphs 109 and 115 advise that
appropriate opportunities to promote walking, cycling and public transport should be taken up as
part of a vision led approach.

Moreover, the carbon reduction hierarchy (avoid-switch-improve) as set out in clause 4.3 of
PAS2080:2023 promotes approaches and measures to minimise resource consumption and
thereby reduce carbon emissions.

These considerations should be weighed alongside any relevant Local Plan policies to ensure
that planning decisions are in line with the necessary transition to net zero carbon.

Previous comments: January 2025

https://myaccount.herefordshire.gov.uk/documents?id=a5954f3e-109a-11f1-9099-
005056ablicd

Previous comments: February 2025

https://myaccount.herefordshire.gov.uk/documents?id=af110b67-0063-11f1-9095-
005056ab3a27

Welsh Water: April 2026: No objection
WATER SUPPLY

We have revisited the assessment and in conjunction with our operational colleagues are able to
confirm that the proposed development site is not located in an area affected by a strategic water
supply matter. However, notwithstanding this our assessment has concluded that the water
supply system in the immediate vicinity has insufficient capacity to serve the development and
could also cause detriment to existing customers’ water supply. The applicant is advised that as
part of any future water connection application under Section 41 of the Water Industry Act (1991),
a hydraulic modelling assessment and the delivery of reinforcement works may be required at the
same time as the provision of new water mains to serve the new development under Section 41
and Section 51 of the Water Industry Act (1991).

Information relating to our Hydraulic Modelling Assessment process is available on our website
and within our guidance notes. The area planning officer will also be able to provide you within
information relating to this process.

In light of the above and the positive interactions held with the applicant, we are content to remove
the objection and for the application to be determined.

ASSET PROTECTION

The proposed development is crossed by a trunk/distribution watermain, the approximate position
being shown on the attached plan. Dwr Cymru Welsh Water as Statutory Undertaker has statutory
powers to access our apparatus at all times. | enclose our Conditions for Development near
Watermain(s). It may be possible for this watermain to be diverted under Section 185 of the Water
Industry Act 1991, the cost of which will be re-charged to the developer. The developer must
consult Dwr Cymru Welsh Water before any development commences on site.

SEWERAGE


https://myaccount.herefordshire.gov.uk/documents?id=a5954f3e-109a-11f1-9099-005056ab11cd
https://myaccount.herefordshire.gov.uk/documents?id=a5954f3e-109a-11f1-9099-005056ab11cd
https://myaccount.herefordshire.gov.uk/documents?id=af110b67-0b63-11f1-9095-005056ab3a27
https://myaccount.herefordshire.gov.uk/documents?id=af110b67-0b63-11f1-9095-005056ab3a27
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We have considered the impact of foul flows generated by the proposed development and
concluded that flows can be accommodated within the public sewerage system. We advise that
the flows should be connected to the foul sewer at or downstream of manhole SO53372701
located verge next to Gatehouse Road east of the proposed development.

Turning to surface water, the proposal is to manage surface water flows by discharging into
surface water bodies. Dwr Cymru Welsh Water has no objection to these proposals however
advise that the applicant consults with the Environment Agency.

If the objection on water supply is overcome we would only support the proposed development
subject to the inclusion of the following condition (s) and advisory notes on any subsequent grant
of planning consent.

Conditions

Only foul water from the development site shall be allowed to discharge to the public sewerage
system and this discharge shall be made at the 450mm foul sewer manhole reference number
S053372701 as indicated on the extract of the Sewerage Network Plan attached to this decision
notice.

No building shall be occupied until it is served by the approved connection.

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.

Advisory Notes

The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to the public
sewer under S106 of the Water industry Act 1991. If the connection to the public sewer network
is either via a lateral drain (i.e. a drain which extends beyond the connecting property boundary)
or via a new sewer (i.e. serves more than one property), it is now a mandatory requirement to first
enter into a Section 104 Adoption Agreement (Water Industry Act 1991). The design of the sewers
and lateral drains must also conform to the Welsh Ministers Standards for Gravity Foul Sewers
and Lateral Drains, and conform with the publication "Sewers for Adoption"- 7th Edition. Further
information can be obtained via the Developer Services pages of www.dwrcymru.com.

The applicant is also advised that some public sewers and lateral drains may not be recorded on
our maps of public sewers because they were originally privately owned and were transferred into
public ownership by nature of the Water Industry (Schemes for Adoption of Private Sewers)
Regulations 2011. The presence of such assets may affect the proposal. In order to assist us in
dealing with the proposal the applicant may contact Dwr Cymru Welsh Water to establish the
location and status of the apparatus. Under the Water Industry Act 1991 Dwr Cymru Welsh Water
has rights of access to its apparatus at all times.

In accordance with National Planning Policy Framework (Edition 12) and Technical Advice Note
12 (Design), the applicant is advised to take a sustainable approach in considering water supply
in new development proposals, including utilising approaches that improve water efficiency and
reduce water consumption. We would recommend that the applicant liaises with the relevant
Local Authority Building Control department to discuss their water efficiency requirements.

Our response is based on the information provided by your application. Should the proposal alter
during the course of the application process we kindly request that we are re-consulted and
reserve the right to make new representation.

Previous comments: March 2026: Objection
https://myaccount.herefordshire.gov.uk/documents?id=49be064e-1c74-11f1-9097-
005056ab3a27

Previous comments: July 2025: No Objection


http://www.dwrcymru.com/
https://myaccount.herefordshire.gov.uk/documents?id=49be064e-1c74-11f1-9097-005056ab3a27
https://myaccount.herefordshire.gov.uk/documents?id=49be064e-1c74-11f1-9097-005056ab3a27
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https://myaccount.herefordshire.gov.uk/documents?id=daf243ae-5e49-11f0-908d-
005056ab3a27

Previous comments: December 2024: No Objection
https://myaccount.herefordshire.gov.uk/documents?id=ff6f722a-cdb6-11ef-9089-005056abllcd

Network Rail: March 2026 No objection

Network Rail has no objections in principle to the proposed development. However, given the
scale and potential impact of the scheme, it may be appropriate to ensure that mitigation
measures and contributions are secured to support sustainable transport and enhance ralil
infrastructure.

The submitted Environmental Statement (Traffic and Transport) highlights the significant effect
the development will have on the environment. Paragraph 9.19 references Policy SS4 of the
Herefordshire Local Plan, which emphasises the need to work collaboratively with Network Rail
to bring forward improvements to the local and strategic transport network to reduce congestion,
improve air quality and road safety and offer greater transport choices.

Hereford Station currently falls short of meeting modern accessibility and passenger experience
standards. To accommodate increased demand and promote sustainable travel, the following
improvements are considered essential:

o Accessible Facilities: Provision of fully compliant accessible toilets and improved waiting
shelters.

¢ Wayfinding Enhancements: Clear, legible signage throughout the station and approaches to
assist all users, including those with mobility challenges.

¢ Drop-off/Pick-up Zone: Improvement of the forecourt to ensure safe and efficient passenger
movements.

e Cycle Parking: Additional secure cycle parking to encourage active travel and reduce car
dependency.

In line with Policy SS4, Network Rail requests that the planning authority considers securing
Section 106 contributions towards any station improvements required as a result of an increase
demand for rail as a result of the development.

For the development itself, the works will need to be undertaken following engagement with
Network Rail asset protection (assetprotectionwales@networkrail.co.uk). The following Network
Rail standard advice should be considered:

ENVIRONMENTAL ISSUES The design and siting of buildings should take into account the
possible effects of noise and vibration and the generation of airborne dust resulting from the
operation of the railway.

NOISE The potential for any noise/ vibration impacts caused by the proximity between the
proposed development and any existing railway must be assessed in the context of Planning
Policy Wales and Technical Advice Notes which hold relevant national guidance information. The
current level of usage may be subject to change at any time without notification including
increased frequency of trains, night time train running and heavy freight trains.

BRIDGE STRIKES Applications that are likely to generate an increase in trips under railway
bridges may be of concern to Network Rail where there is potential for an increase in ‘Bridge
strikes’. Vehicles hitting railway bridges cause significant disruption and delay to rail users.
Consultation with Network Rail's Asset Protection Engineers is necessary to understand
promoted routes. Developers may be asked to pay for bridge protection barriers.


https://myaccount.herefordshire.gov.uk/documents?id=daf243ae-5e49-11f0-908d-005056ab3a27
https://myaccount.herefordshire.gov.uk/documents?id=daf243ae-5e49-11f0-908d-005056ab3a27
https://myaccount.herefordshire.gov.uk/documents?id=ff6f722a-cdb6-11ef-9089-005056ab11cd
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GROUND LEVELS The developers should be made aware that Network Rail needs to be
consulted on any alterations to ground levels. No excavations should be carried out near railway
embankments, retaining walls or bridges.

FOUNDATIONS Network Rail offers no right of support to the development. Where foundation
works penetrate Network Rail’'s support zone or ground displacement techniques are used the
works will require specific approval and careful monitoring by Network Rail. There should be no
additional loading placed on the cutting and no deep continuous excavations parallel to the
boundary without prior approval.

GROUND DISTURBANCE The works involve disturbing the ground on or adjacent to Network
Rail's land it is likely/possible that the Network Rail and the utility companies have buried services
in the area in which there is a need to excavate. Network Rail’'s ground disturbance regulations
applies. The developer should seek specific advice from Network Rail on any significant raising
or lowering of the levels of the site.

SITE LAYOUT The applicant must ensure that the construction and subsequent maintenance
can be carried out to the proposed development (including any boundary treatment) without
affecting the safety of, or encroaching onto Network Rail land and air-space. Network Rail
therefore requires a minimum 2 metres gap between the proposal and our boundary fencing for
the following reasons:

* To allow for all construction works on site and any future maintenance to be carried out wholly
within the applicant’s own land ownership and without encroachment onto Network Rail land and
air-space.

* To ensure that should the proposal fail or collapse that it will do so without damaging Network
Rail's boundary treatment or causing damage to the railway (e.g. any embankments, cuttings,
any lineside equipment, signals, overhead lines) and to prevent the materials from the
development falling into the path of trains.

» To ensure that the proposal (including any boundary treatments) cannot be scaled and thus
used as a means of accessing Network Rail land without authorisation.

* To ensure that Network Rail can maintain and renew its boundary treatment, fencing, walls etc
* To ensure that the applicant does not construct their proposal so that any foundations (for walls,
buildings etc) do not end up encroaching onto Network Rail land. Any foundations that encroach
onto Network Rail land could undermine, de-stabilise or other impact upon the operational railway
land, including embankments, cuttings etc. Where trees exist on Network Rail land the design of
foundations close to the boundary must take into account the effects of root penetration in
accordance with the Building Research Establishment’s guidelines.

PILING Where vibro-compaction/displacement piling plant is to be used in development, details
of the use of such machinery and a method statement should be submitted for the approval of
Network Rail’'s Asset Protection Engineer prior to the commencement of works and the works
shall only be carried out in accordance with the approved method statement.

EXCAVATIONS/EARTHWORKS All excavations / earthworks carried out in the vicinity of
Network Rail’s property / structures must be designed and executed such that no interference
with the integrity of that property / structure can occur. If temporary compounds are to be located
adjacent to the operational railway, these should be included in a method statement for approval
by Network Rail Asset Protection.

SAFETY (WALES OTHER) In order to mitigate the risks detailed above, the Developer should
contact the company’s Asset Protection Wales Team well in advance of mobilising on site or
commencing any works. The initial point of contact is assetprotectionwales@networkrail.co.uk .
The department will provide all necessary Engineering support subject to a Basic Asset Protection
Agreement

Previous comments: November 2025
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https://myaccount.herefordshire.gov.uk/documents?id=f4ca75d8-c498-11f0-9095-
005056ab11lcd

Natural England comments: February 2026: No objection

Natural England has previously commented on this proposal and made comments to the authority
in our response dated 05 March 2025 reference number 504233 (attached). The advice provided
in our previous response applies equally to this amendment. The proposed amendments to the
original application are unlikely to have significantly different impacts on the natural environment
than the original proposal.

Should the proposal be amended in a way which significantly affects its impact on the natural
environment then, in accordance with Section 4 of the Natural Environment and Rural
Communities Act 2006, Natural England should be consulted again. Before sending us the
amended consultation, please assess whether the changes proposed will materially affect any of
the advice we have previously offered. If they are unlikely to do so, please do not re-consult us.

Thank you for your consultation on the above dated 26 February 2025 which was received by
Natural England on 26 February 2025 Natural England is a non-departmental public body.

Our statutory purpose is to ensure that the natural environment is conserved, enhanced, and
managed for the benefit of present and future generations, thereby contributing to sustainable
development.

SUMMARY OF NATURAL ENGLAND’S ADVICE NO OBJECTION
Based on the plans submitted, Natural England considers that the proposed development will not
have significant adverse impacts on designated sites and has no objection.

A lack of objection does not mean that there are no significant environmental impacts. Natural
England advises that all environmental impacts and opportunities are fully considered and
relevant local bodies are consulted.

Natural England’s advice on other natural environment issues is set out below.
Internationally and nationally designated sites

The application site is within the catchment of the River Wye which is part of the River Wye
Special Area of Conservation (SAC) which is a European designated site, and therefore has the
potential to affect its interest features. European sites are afforded protection under the
Conservation of Habitats and Species Regulations 2017 (as amended), the ‘Habitats
Regulations’. The SAC is notified at a national level as the River Wye Site of Scientific Interest
(SSSI) Please see the subsequent sections of this letter for our advice relating to SSSI features.

In considering the European site interest, Natural England advises that you, as a competent
authority under the provisions of the Habitats Regulations, should have regard for any potential
impacts that a plan or project may have. The Conservation objectives for each European site
explain how the site should be restored and/or maintained and may be helpful in assessing what,
if any, potential impacts a plan or project may have.

European site - River Wye SAC - No objection

Natural England notes that your authority, as competent authority under the provisions of the
Habitats Regulations, has undertaken an Appropriate Assessment of the proposal, in accordance
with Regulation 63 of the Regulations. Natural England is a statutory consultee on the Appropriate
Assessment stage of the Habitats Regulations Assessment process.


https://myaccount.herefordshire.gov.uk/documents?id=f4ca75d8-c498-11f0-9095-005056ab11cd
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Your appropriate assessment concludes that your authority is able to ascertain that the proposal
will not result in adverse effects on the integrity of any of the sites in question. Having considered
the assessment, and the measures proposed to mitigate for all identified adverse effects that
could potentially occur as a result of the proposal, Natural England advises that we concur with
the assessment conclusions, providing that all mitigation measures are appropriately secured in
any permission given.

River Wye SSSI — No objection

Based on the plans submitted, Natural England considers that the proposed development will not
damage or destroy the interest features for which the site has been notified and has no objection.

Other advice

Further general advice on the consideration of protected species and other natural environment
issues is provided at Annex A. (see below for link to website)
https://myaccount.herefordshire.gov.uk/documents?id=ea7bda84-12e2-11f1-9097-
005056ab3a27

Environment Agency: February 2026: No objection

Thank you for your re-consultation of the above planning application. We note the addition of the
sequential and exception test document that seeks to understand the effects of the Flood Map for
Planning update on the site. We note that the extents are similar, and that the site-specific
modelling is still an appropriate base for application of the exception test. In light of the above,
we would like to reiterate our previous comments (attached) at this time. See comments
December 2024 below:

Environment Agency: December 2024: No objection

Planning History

We have previously provided comments on this site on several occasions in relation to both the
Herefordshire Local Plan and specific planning applications. Most recently we commented on the
Herefordshire Local Plan Regulation 18 Issues and Options, referencing this site allocation and
making acknowledgment to the 2020 Strategic Flood Risk Assessment (SFRA) which has been
developed.

In terms of planning applications, we have commented on this site in 2020 (our ref:
SV/2020/110571) and also as part of the EIA Scoping in September 2023 (SV/2023/111867),
whereby we note that the hydraulic modelling undertaken for the site was deemed to be
satisfactory following our review in 2020. E

Flood Risk and Vulnerability Classification

Based on our Flood Map for Planning parts of the site falls within Flood Zones 2 and 3 (the
medium and high risk areas of flooding) from the Norton Brook, Withy Brook and primarily the
Red Brook which are all ordinary watercourses acting as tributaries to the River Wye north of the
site. Both the Red Brook and an unnamed ditch run through Parcel 1 of the site, whilst the Norton
Brook runs along the western edge of Parcel 4 which is proposed as a country park. The works
in Parcels 2 and 3 are relatively minor. We note that much of the land on site is not at risk of
flooding as this falls within Flood Zone 1 (low risk area of flooding).

Whilst we note the use of this proposed development is mixed, residential dwellings are
considered a More Vulnerable use in ‘Annex 3: Flood risk vulnerability classification’ of the
National Planning Policy Framework (NPPF). Therefore, we could consider that the entire site
may be More Vulnerable in order for all the development to be classified under the same
vulnerability as this is the highest classification noted on site as per the notes to table 2 of the
NPPG ‘Flood Risk and Coastal Change’ Paragraph: 079 (Reference ID: 7-079-20220825). The
note states that ‘Some developments may contain different elements of vulnerability and the


https://myaccount.herefordshire.gov.uk/documents?id=ea7bda84-12e2-11f1-9097-005056ab3a27
https://myaccount.herefordshire.gov.uk/documents?id=ea7bda84-12e2-11f1-9097-005056ab3a27
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highest vulnerability category should be used, unless the development is considered in its
component parts’.

Flood Risk Assessment

A Flood Risk Assessment (FRA) has been undertaken by BWB Consulting (Ref: BULL-BWB-ZZ-
XX-RP-YE-0009_FRA, version P04, dated 29 August 2024). We are generally satisfied with the
content of this document, which is not too dissimilar to the FRA reviewed previously. Importantly,
the modelling undertaken has now been re run with the latest climate change allowance of 37%
on peak flows (2080s Central Allowance) for the Wye Management Catchment as highlighted in
our EIA Scoping response (our ref: SV/2023/111867) and correctly identified in Table 3.2 and
Section 4.11 of the submitted FRA. These climate change allowances have been updated, based
on the latest scientific data and emission scenarios, since the original modelling was undertaken.

As the modelling on site has already been reviewed in 2020 (highlighted in Section 4.12 of the
FRA) we have not assessed it again for this outline application. We therefore accept the flood
outlines for various events including the key 1% AEP plus 37% climate change event produced
in Figure 4.2 (tributary flooding only) and Figure 4.3 (tributary flooding coinciding with River Wye
flooding) of the FRA. We acknowledge that the FRA confirms in section 4.14 that the hydrology
was updated, and more recent LIDAR also used in the latest model.

Disclaimer: As above, flood risk modelling undertaken by a third party has been used in support
of this application. In this instance, these comments are made in the absence of us having
reviewed/undertaken a full review of the associated flood model to verify the assessment and can
accept no liability for any errors or inadequacies in the model. The onus is on the
applicant/developer to ensure appropriately qualified (and indemnified) consultants undertake
assessments of flood risk.

As was the case in 2020, Section 5 of the FRA confirms that all built development located in
Parcel 1 will take place outside of the 1% AEP plus climate change (now 37%) floodplain extent.
This can be seen when comparing the Proposed Site Layout 2 (Appendix 2) to the modelled flood
outlines contained in Section 4 of the FRA with Public Open Space proposed for the areas at risk
of flooding. The exceptions are a road and associated access crossing over the Red Brook and
a surface water attenuation feature.

Finished Floor Levels

Section 5.8 confirms that finished floor levels (FFLs) of residential properties will be set to a
minimum of 600mm above the modelled 1% AEP plus 37% climate change flood levels, which
we agree with. However, Section 5.9 suggests that Less Vulnerable units would only have a
300mm freeboard. In the first instance our West Midlands guidance would seek a 600mm
freeboard on all newly built development. Alongside this, as we are considering all development
on site under the same vulnerability classification of More Vulnerable, we would expect to see
a 600mm freeboard implemented to the proposed units which are currently being
considered as ‘Less Vulnerable’. If this causes any significant logistical issues, then in these
circumstances we would consider a 300mm freeboard on normally considered Less Vulnerable
development types and expect to see an additional 300mm of flood resilient techniques
incorporated into the building design. We would be happy to receive confirmation of the above
at the next planning stage when detailed design is considered.

Flood Storage Compensation/Flood Risk Betterment

Any proposed raising of ground levels within the 1% AEP plus 37% climate change flood outline
will require compensation. A level for level flood storage compensation scheme with some volume
gains and downstream betterment has been proposed to account for the losses in flood storage
highlighted in Section 5.14 and detailed in Appendix 7 of the FRA. We understand the need for
the access crossing to pass through the floodplain but would question the reasoning for the
location of the surface water attenuation area to be located in an area at risk of flooding. We have
no objections to the location of the surface water feature, provided the associated ground
level raising is fully compensated for. The surface water drainage feature would need approval
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by the Lead Local Flood Authority (LLFA), who we recommend you consult to confirm that the
surface water drainage arrangements are satisfactory in principle, falling under their remit. Further
information will be required when detailed designs have been finalised, but we are happy that
there is sufficient land on which to undertake the necessary compensation within the wider site.

There are known flooding issues affecting properties downstream of the site in Lower Bullingham
which have been mentioned in Section 4.3 of the FRA regarding historical flooding. There is a
policy seeking flood risk betterment in accordance with Policy HD6 of the Adopted Core Strategy
(2011-2031) which outlines key considerations when looking to develop this key strategic site.
This policy has been highlighted in Section 3.33 of the FRA. Specific to matters within our remit,
the policy states that development will be expected to provide “sustainable urban drainage
and flood mitigation solutions to form an integral part of the green infrastructure network”.
Previously we have discussed the potential to provide additional flood storage in country park
(Parcel 4) which could help to reduce flood risk downstream. We are pleased to see that Section
5.15 of the FRA states there are proposals to lower land within this parcel though no details have
been provided yet, we look forward to receiving further information on this work and the potential
benefits at a later date. The LPA need to assess whether the betterment described in pages 30
and 31 of the FRA, including a throttle on the access crossing culvert, is sufficient and in line with
their Local Plan policy HD6.

Access Road and Bridge Crossings

The Red Brook crossing, secondary culvert and the access crossing on the unnamed watercourse
are detailed in Sections 5.17 to 5.20 and in Appendix 7 of the FRA. We understand detailed
design is still to take place as this is an outline application but as these are all on ordinary
watercourses, they will need the approval of the LLFA falling under their remit.

Any raised highway in the floodplain with culverts underneath it to ensure flood flow routes are
not blocked alongside the associated 450mm diameter pipe (secondary culvert) will require
careful consideration and a suitable long term maintenance plan to ensure they continue to
operate efficiently over the lifetime of the proposed development.

Water Framework Directive (WFD) The site falls within two catchments as defined by the Water
Framework Directive (WFD). These consist of the ‘Norton Bk - source to conf R Wye Water Body’
to the West and the ‘Wye - Bredwardine Br to Hampton Bishop Water Body’ to the East which
are both currently afforded ‘moderate’ ecological status. The aim is to maintain/achieve ‘good
ecological status’ by 2027.

We note that in the WFD Scoping Report by BWB Consulting (ref: BULL-BWB-ZZ XX-RP-YE-
0008 WEFD, version P03, dated 29 August 2024) section 5.3 that the “development proposals are
not deemed to hamper these water bodies’ ability to reach their respective overall water body
objectives.” For example, with respect to the Norton Brook, section 4.17 states that “By
safeguarding the immediate vicinity within a country park, it will ensure any localised improvement
works have sufficient space to be carried out by any relevant stakeholders moving forward if
preferred.”

The LPA as a competent authority under the WFD should ensure that the proposal actively
contributes towards the water body objectives of achieving good ecological status by 2027 rather
than just being satisfied they could be implemented by other stakeholders.

The ‘ES Volume 3 Appendix 8.3 BNG (Biodiversity Net Gain) Report and Statutory Biodiversity
Metric Calculation Tool’ by Ecology Solutions (ref: 11537.BNG.vf, dated March 2024) states that:
The existing conditions of the Red Brook and Norton Brook were calculated as moderate
(paragraph 17). As they were considered highly likely to be over deep (18) both watercourses
were downgraded from Moderate condition to Fairly Poor condition (21) because "a river channel
whose depth relative to its width suggests that the bed has been incised/dredged and/or the bank
tops have been raised with the result that flood flows are less likely to connect with the bank tops
and floodplain than if the channel cross-profile were unmodified."
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Appropriate enhancement for over deepened watercourses could be to restore floodplain
connectivity. Interventions such as targeted bank reprofiling and bed raising (for example
replacing lost gravels and woody debris) are particularly suitable when there are relatively few
constraints, such as a lack of woody or high-quality vegetation as described along the northern
reach of Red Brook.

Buffer Zones

Development that encroaches on watercourses can have a potentially severe impact on their
ecological landscape, value and potential. We are therefore happy with the.. exclusion of
development from flood zones 2 and 3 which has left a generous buffer of green space around
the watercourses on site. However, we note one area of development falls in close proximity to
the Red Brook in the southern portion of parcel 1 creating a narrow area for the buffer zone.
Whilst we note this development falls outside of the flood zone 2 and 3 extent it would be
preferable if a greater standoff distance was provided for the benefit of biodiversity in order to
have a wider undeveloped corridor for the entirety of the Red Brook within the plan boundary.

The proposed development should include a scheme to agree and enhance the implemented
buffer zones around the watercourses on site to allow for substantive environmental
enhancement. We would recommend that no development should take place until a scheme for
the provision, enhancement and management of these wider buffer zones (to include
watercourses and associated riparian and floodplain habitats) has been submitted to, and
approved in writing by, the Local Planning Authority (LPA).

We would recommend that the buffer zone scheme should be free from built development
including lighting, domestic gardens and formal landscaping. The scheme should consider:

* plans showing the extent and layout of the buffer zone notably a change of layout where the
edge of built development encroaches close to the left bank of the Red brook corridor, « details
of river and floodplain restoration measures to provide more complex habitats with better
protection to limit disruptive pressures,

* details demonstrating how the buffer zone will be protected during development and managed
over the longer term including adequate financial provision and named body responsible for
management plus production of a detailed management plan,

« details of any proposed footpaths, fencing, lighting, etc.

We agree that in the Southern parcel, adverse impacts to Norton Brook should be more limited
due to the absence of any major development except footpaths and cycle paths associated with
the proposed country park. Whilst in the Eastern parcel, impacts will be greater due to the scale
of the proposed development including a new internal road that will cross the Red Brook. We
would anticipate that the proposed new bridge crossing over the Red Brook should be clear span,
to accommodate flood flows and minimise impacts on the watercourse. Shading should be
considered as a result of any bridge crossing on riparian species and any bridge design should
use the least intrusive design to minimise impacts upon the watercourse.

Protected Species

Surveys were carried out in June and September 2023 along the Red Brook and Norton Brook in
an attempt to identify the presence of Water Voles and Otters. We note in paragraph 8.4.94 and
8.4.97 of the “ES Environmental Statement — Technical Appendix 8.1 to Chapter 8: Ecology” by
Ecology Solutions (ref: 11537.ESEcology.vf, dated March 2024) these surveys concluded that no
evidence of otters or water voles were recorded along either brook. Paragraph 8.4.99 of the
Technical Appendix 8.1 to Chapter 8: Ecology highlights that the background records identified
no water voles within the local vicinity of the site and the most recent closest otter recording was
for two individuals 1.1km North of the site in 2020.

Fish

The Technical Appendix 8.1 to Chapter 8: Ecology makes no references to fish as ecological
receptors, in the context of priority species, designated features of the Wye SAC/SSSI or as a
component of the wildlife and ecology of the watercourses.
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Within the WFD Scoping Report surveys were carried out on the watercourses on site and we
note paragraph 3.2.4 states that “Fish populations were identified in the Red Brook during the
surveys, including Bullhead, young Brown Trout and Three spined Sticklebacks.”

We agree that anthropogenic influences identified along the watercourses, in the WFD Scoping
Report paragraph 3.23 such as extensive re-sectioning and silt input, mean that the watercourses
(in the site boundary) currently have a reduced suitability for salmonids and lamprey. However,
coarse fish, and notably the critically endangered European Eel (a designated feature of the
Severn estuary Ramsar) typically still exploit watercourses with less geomorphological variance.

Watercourse Improvement Opportunity

In line with the relevant River Basin Management Plan (RBMP), we recommend that the proposed
development is used as an opportunity to restore more natural processes to the watercourses.
Missed opportunities for river restoration to support implementation of RBMPs include restore
floodplain connectivity through interventions such as targeted bank reprofiling and bed raising
which would offer a significant environmental gain.

Pollution Prevention

We note the Red Brook discharges into the River Wye approximately 700m downstream and the
Norton Brook which flows into the Withy Brook discharges into the River Wye approximately 900m
downstream. We would therefore highlight the importance in considering pollution risk and
nutrient neutrality impacts upon these tributaries as they are functionally linked habitats in close
connectivity to a sensitive designated main river in that of the River Wye.

We would refer you to our latest Pollution Prevention Guidance targeted at specific activities,
which | have attached for the applicant’s consideration.

Green & Blue Infrastructure

Redevelopment of the site offers the opportunity for Biodiversity net gain. Specifically, any flood
storage areas, if designed correctly, could also provide wetland habitat throughout the year as
well as providing a recreation amenity.

As stated above we would seek appropriate blue infrastructure i.e. ‘blue’ landscape elements are
linked to water such as pools, pond and wetland systems, artificial basins or watercourses. Along
with green infrastructure they help form an interconnected network of environmental
enhancements within and across catchments. We would also welcome identification of
opportunities for measures to secure net gains for biodiversity, and other environmental
improvements, in line with the NPPF recent revisions.

Sustainable Urban Drainage System (SUDs)

The provision of new SuDS features will only provide the claimed enhanced aquatic habitat for
amphibians and invertebrates as well as enhanced foraging opportunities for bats and
foraging/nesting opportunities for birds. If they are designed for that purpose with respect to water
guality and shape.

We welcome the proposals in section 3.2.4 of the Sustainable Drainage Statement by BWB
Consulting (ref: BULL-BWB-ZZ-XX-RP-CD-0001_SDS, version P03, dated 29 August 2024) that
‘surface water detention basins will be landscaped into the public open space and that basins
should be suitably planted to improve water quality and treatment and enhanced to include low
flow channels, variable depths, forebays and ponds/permanently wetted areas.’

Summary
We are generally satisfied with the application at this stage; however, we highlight we would seek
clarification at detailed design stage around the following topics in terms of flood risk:
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1. In line with West Midlands requirements, finished floor levels of Less Vulnerable uses should
also utilise a freeboard of 600mm above the design flood level (and not just the More Vulnerable
use) unless there are specified reasons why this cannot be achieved.

2. Whilst a flood storage compensation scheme is being offered as part of the proposals, we
would query why on a 44 hectare strategic site, the surface water attenuation feature need to be
positioned within the design flood extent (1% AEP plus 37% climate change extent) and need
ground level raising to protect it from flood risk. Given this is an outline application consideration
should be given to the pond / basin being moved outside of the design flood extent before further
progression.

3. We would expect to see further information on the flood risk improvement works to be
undertaken in Parcel 4 (country park) which can offer downstream betterment.

Once options and designs are developed and made available at the full application stage, we will
be able to provide a more detailed response around the above flood risk aspects and those
associated with the development of the main bridge crossing and any outfalls from the drainage
system.

Active Travel England: March 2026: No objection

| write with regard to your latest consultation request for application ref. P242558/0. Upon review
of the latest submitted information, | can confirm that ATE’s stance remains unchanged, having
previously noted that submitted details had been deemed satisfactory by the LPA and issues
raised by ATE could be dealt with via condition/at the detailed design stage.

The applicant should refer to our previous response dated 13th November 2025 for details. |
would just seek to add a further comment with regard to the design of the bus/pedestrian/cycle
route running between the site access and Twyford Road: - Where the footway is proposed to
continue at road level as a coloured ‘pedestrian zone’, in the absence of a dedicated footpath
with kerbed separation from the carriageway, it is recommended that some sort of additional
physical protective feature such as bollards be used to delineate the ‘pedestrian zone’ and avoid
the risk of encroachment from heavy vehicle traffic in this section.

Active Travel England: November 2025:
https://myaccount.herefordshire.gov.uk/documents?id=075e40a2-c3d2-11f0-9092-
005056ab3a27

Notice is hereby given that Active Travel England’s formal recommendation is as follows:
Conditional approval: ATE recommends approval of the application, subject to the agreement and
implementation of planning conditions and/or obligations as set out in this response

Background

ATE welcomes the opportunity to provide further comments on this application, which has been
considered against the criteria set out in ATE’s planning assessment toolkit, national and local
planning policy, and active travel design guidance.

Key Issues

Travel Planning

As previously stated, the indicated ambition for an active travel mode shift in line with Government
targets is welcomed and ATE notes the applicant’s statement that information set out in the
submitted Travel Plan has been deemed sufficient by the LPA at this stage. Nevertheless, ATE
reiterates its stance on the importance of specific and discrete initial mode share targets being
set at an early stage in the application process, in order to solidify and quantify a sufficiently
progressive and ambitious approach to active travel uptake. It is requested that a condition be
attached to ensure that the Framework Travel Plan is clarified in this regard, at the earliest
opportunity.

Off Site Infrastructure


https://myaccount.herefordshire.gov.uk/documents?id=075e40a2-c3d2-11f0-9092-005056ab3a27
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ATE’s preference with regard to mode segregation along the Green Crize route is re stated, based
on Summary Principle 2 in Section 1.6 of LTN 1/20 which makes clear that shared use facilities
are considered a ‘last resort’, and are generally not favoured by either pedestrians or cyclists.
However, ATE acknowledges that wider constraints have been cited by the applicant, and that
shared use may be appropriate in this situation providing that it is well-designed and implemented.
Where width constraints are imposed by railway infrastructure, ATE welcomes proposed give-
way/shuttle arrangements which will facilitate sufficient footway/cycleway widths.

With regard to details of the Green Crize/Country Park active travel access, ATE notes that lower
speeds will be encouraged as part of detailed design work relating to the Country Park access —
this is considered essential, given the rural and relatively straight and wide nature of the road in
this location. Cycle and pedestrian movements between the park and the main part of the
development should be sufficiently prioritised and protected as part of further design iterations.

Conclusion

ATE requests that the local planning authority shares this response with the applicant’s agent
and LHA. Additional details and amendments in line with the above comments would be
welcomed and ATE would be happy to be involved in further discussions where necessary.

Active Travel England: July 2025
https://myaccount.herefordshire.gov.uk/documents?id=105d8b75-5d81-11f0-908d-
005056ab3a27

Active Travel England: June 2025
https://myaccount.herefordshire.gov.uk/documents?id=e8243834-44fa-11f0-908e-
005056ablilcd

Active Travel England: December 2024
https://myaccount.herefordshire.gov.uk/documents?id=d7dde6cl-cdbf-11ef-9089-
005056abllcd

Sports England: February 2026

Thank you for consulting Sport England on the above application. Sport England has no
comments to make on this additional information consultation. Therefore, please refer to Sport
England’s previous responses for our current position on this application which for the benefit of
doubt have not been superseded and remain extant.

Sports England: December 2024
Thank you for consulting Sport England on the above application.

The proposal is an outline planning application (all matters reserved save for access into the site)
for up to 540 homes (Use Class C3); employment land (Use Class B and E), local centre and a
country park together with supporting public open space, and all other associated works (e.g.
demolition of existing industrial buildings, drainage, landscaping and ground modelling). The
proposal is the first phase of an urban extension known as the Southern Urban Expansion in the
Herefordshire Local Plan Core Strategy.

Sport England assesses this type of application in light of the National Planning Policy Framework
(NPPF) and against its own planning objectives, which are Protect - To protect the right
opportunities in the right places; Enhance - To enhance opportunities through better use of
existing provision; Provide - To provide new opportunities to meet the needs of current and future
generations. Further information on the objectives and Sport England’s wider planning guidance
can be found on its website:

https://www.sportengland.org/how-we-can-help/facilities-and- planning/planning-for-sport
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The occupiers of new development, especially residential, will generate demand for sporting
provision. The existing provision within an area may not be able to accommodate this increased
demand without exacerbating existing and/or predicted future deficiencies. Therefore, Sport
England considers that new developments should contribute towards meeting the demand that
they generate through the provision of on-site facilities and/or providing additional capacity off-
site. The level and nature of any provision should be informed by a robust evidence base such
as an up to date Sports Facilities Strategy, Playing Pitch Strategy or other relevant needs
assessment.

The Proposal and Assessment against Sport England’s Objectives and the NPPF

The population of the proposed development is estimated to be 1,242 (average household size
of 2.3 persons). This additional population will generate additional demand for sports facilities. If
this demand is not adequately met then it may place additional pressure on existing sports
facilities, thereby creating deficiencies in facility provision. In accordance with the NPPF, Sport
England seeks to ensure that the development meets any new sports facility needs arising as a
result of the development.

You may be aware that Sport England’s Sports Facilities Calculator (SFC) can help to provide an
indication of the likely demand that will be generated by a development for certain facility types.
The SFC indicates that a population of 1,242 in this local authority area will generate a demand
for the following:

Swimming Pools Sports Halls

Demand adjusted by 0% Demand adjusted by 0%
Square meters 12.79 Courts 0.31
Lanes 0.24 Halls 0.08
Pools 0.06 vpwpp 90
vpwpp 78 Cost £222,299
Cost £267,430

*Costings based on BCIS July 2024 Q3

Sport England accepts that the need for this scale of investment would fall away if it were shown
that existing sports facilities were of sufficient quantity and quality to be able to absorb this new
growth.

The development’s need to invest in local sporting infrastructure can be met in two ways (or a
combination of both);

* Through the provision of sports facilities within their development; or

« through investment to increase the capacity of the local sporting infrastructure

No provision is proposed on site and Sport England notes that Policy HD6 of the adopted Core
Strategy sets out that the development will be expected to provide a neighbourhood community
hub and/or contributions towards any identified need for other community infrastructure/facilities
including indoor and outdoor sports facilities.

Herefordshire Council’s Indoor and Built Sports Facilities Strategy (IBSFS) identifies that there is
a need to improve the quality of the existing sports hall stock. For swimming pool provision, the
IBSFS identifies that in the medium term there is a need to maintain the standard of the swimming
pools via ongoing investment. In the longer term, there will be the need to replace/refurbish
Hereford Leisure Pool, Ledbury Swimming Pool and Ross Swimming Pool.

The Council would be able to advise on how best the demand generated from the development
can be met in line with the findings of the IBSFS.
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Playing Pitches

The submitted Green Infrastructure Parameter Plan indicates that there will be public open space
which is stated would include as required: access, sports and play facilities, drainage,
landscaping, retained vegetation, Pedestrian/cycle links, ecological enhancements, and all
necessary infrastructure. The submitted Planning Statement (PS) also references the provision
of sports and play facilities. However, there is no clear indication that formal sports provision
(pitches and ancillary) is to be provided on site provision and if so the location and quantum.
However, it is noted that the PS highlights the pre application response form the Council set out
their preference for off site contributions through S106 obligations towards outdoor sports, with
on site provision not being supported.

In addition to the above, it should also be noted that off-site contributions through S106 obligations
towards outdoor sports were also requested within the pre application response from the LPA as
the LPA noted on-site provision was not supported.

The Council’'s Playing Pitch and Outdoor Sports Strategy (PPOSS) highlights that there are
current shortfalls for football, rugby, cricket and 3G pitch provision which will exacerbated when
taking account of future growth. The additional demand generated from the development could
be met through improvements of existing sites (pitch and/or ancillary improvements) or new
provision. The PPOSS identifies a range of sites within the Action Plan where investment can be
directed towards.

It is therefore considered that off-site contributions towards playing field investment in line with
the PPOSS priorities, to accord with policies OS1 and OS2 of the adopted Core Strategy,
Appendix 1 of the Infrastructure Delivery Plan and The Planning Obligations SPD.

Further details regarding the contribution sum will be set out by Ruth Jackson, Herefordshire
Council Open Space Planning Officer in her planning response.

Active Design
The latest version of Sport England’s Active Design guidance (AD3) was published in May 2023.

The guidance sets out ten principles to help ensure the design and layout of development
encourages and promotes participation in sport and physical activity. The principles are aimed at
contributing to the Government’s objective for the planning system to promote healthy
communities through good design (paragraph 8 of the NPPF).

In relation to this guidance, we would like to make the following comments on the design of the
proposed development:

- Consideration of opportunities for various circular running/walking routes with distance signage
to support physical activity

- Ensure that walking and cycling routes are of sufficient width and surface for a range of users
including push chairs and wheelchairs alongside cyclist.

- Consideration of moving the local square to the community hub, which would assist in holding
community activities and events.

- Support for the connectivity to existing links which fall outside the red edge boundary.

Whilst noting the outline nature of the proposal, it should be noted that the Active Design guidance
includes a checklist that can be applied to developments and it is recommended that the checklist
is used in the preparation of subsequent reserved matters planning applications if the application
is permitted to ensure that opportunities for encouraging active lifestyles have been fully explored
in the detailed planning and design of the development. It is therefore requested that a planning
condition be imposed requiring the submission and approval of details to demonstrate how the
reserved matters applications have considered Active Design principles. Sport England would
welcome discussions with the applicant in due course to provide further advice on how Active
Design can be considered in the detailed proposals. A suggested planning condition is as follows:



For each parcel/phase of development for which Outline permission is granted, no development
in relation to that parcel/phase shall commence until details have been submitted and approved
in writing by the Local Planning Authority to demonstrate how Active Design principles have been
met.

Reason: To promote healthy lifestyles through physical activity and to accord with Development
Plan policy.

Informative: Consideration should be given to using the Active Design checklist in Sport England’s
Active Design Guidance to assess reserved matters planning applications”

http://www.sportengland.org/planningforsport
http://www.sportengland.org/activedesign

Sport England Position:

In light of the above, Sport England raises no objection with it meeting its objective Provide,
subject to confirmation of contributions being secured towards indoors sports (£489,729) and
offsite contributions for outdoor sports provision.

7.9 Historic England: February 2026

Thank you for your letter of 12 February 2026 regarding further information on the above
application for planning permission. We have reviewed the information and do not believe it
changes our previous advice sent on the 12 December 2024 in relation to impacts on the non-
designated heritage asset known as the 'Rotherwas Ribbon' or the contribution made by the
surrounding rural landscape to the significance of Dinedor Camp (NHLE 1001758), a scheduled
monument.
On this basis, we do not wish to offer any further comments at this stage.
Historic England has no objection to the application on heritage grounds and will advise further
at reserved matters stages.
Previous comments: December 2024
https://myaccount.herefordshire.gov.uk/documents?id=4a92304c-ccec-11ef-9087-
005056ab3a27
Internal Council Consultations
Internal council consultation summary table below:

Team Leader Area Engineer No objections subject to conditions and S106 7.10

Principal Natural Env Officer No objections subject to conditions (RM) 7.11

(Landscape)

Principal Natural Env Officer No objections subject to conditions 7.12

(Trees)

Principal Natural Env Officer No objections subject to conditions 7.13

(Ecology)

Public Rights of Way Manager No objections subject to conditions 7.14

Principal Building Conservation No objections 7.15

Officer

Archaeological Advisor No objection subject to conditions 7.16

Minerals and Waste Planning No objections subject to conditions 7.17

Officers

Environmental Health Service No objections subject to conditions 7.18

Manager (Noise / Nuisance)

Environmental Health Service No objections subject to conditions 7.19

Manager (Contaminated Land)
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Environmental Health Service No objections subject to conditions 7.20
Manager (Air Quality)

Environmental Health Service No objections 7.21
Manager (Private Water Supply)

Strategic Housing Manager No objections subject to conditions 7.22
Water Operations Team Leader No objections 7.23
Open Spaces Planning Officer No objection subject to conditions and S106 7.24
Land Drainage Consultant (LLFA) No objections subject to conditions 7.25
Lead Local Flood Authority No objections subject to conditions 7.26
(Emergency Planner)

Education Comments No objection subject to S106 7.27
Strategic Planning Officer No objections 7.28
Comments

Planning Obligation Manager No objection subject to S106 7.29
Economic Development Team No Objection 7.30

7.10
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Team Leader Area Engineer (Local Highway Authority) comments
Overview: No objection April 2026

The submitted application is for outline planning permission for Phase 1 of a proposed
sustainable urban extension (SUE) at Lower Bullingham, Hereford, comprising of up to 540
residential units, employment land, local centre and the first phase of a country park, with all
matters reserved except for access.

Phase 1 would be accessed from the B4299 Rotherwas Access Road (RAR), via the creation of
a new four-arm roundabout junction, as well as (for up to ¢.100 dwellings) from Green Crize, via
a simple priority T-junction.

Additional priority access is proposed for Public Service Vehicles (Buses), emergency vehicles,
pedestrians and cyclists, via improvements to the existing Twyford Road Link (connecting Watery
Lane to Twyford Road). Buses would cross Watery Lane east to west and/or west to east, with
no general motorised movements to or from Watery Lane. A shared foot / cycle path would be
delineated and provided within this link, connecting the site to Twyford Road and the Rotherwas
Industrial Estate (RIE), which forms part of Hereford Enterprise Zone.

The proposed development includes for additional pedestrian and/or cycle accesses via Green
Crize, Lower Bullingham Lane and Watery Lane, as well as via existing Public Rights of Way
(footpaths).

Given the absence of pedestrian or cycle infrastructure on the RAR and to safeguard dry access
to the site for non-motorised users in the event of flooding (up to and including a 1:100 year
forecast flood event), the Applicant has proposed mitigation measures to reduce flood levels and
also to provide a slightly raised shared use path (cycle footway) beneath the railway line at Green
Crize, on the eastern side of the carriageway. This would be enabled by priority give-way
vehicular working beneath the railway bridge, with priority to northbound traffic. This provision,
along with the Applicant’s current off-site proposals for Hoarwithy Road, would connect the site
to existing infrastructure for pedestrians and cyclists in the vicinity of the Saxon Hall access. This
will be essential to provide connectivity to existing and planned active travel routes towards the
city centre and schools, including Hereford Academy.

The link from the Green Crize access to the existing provision for pedestrians and cyclists (north
of Saxon Hall) must be in place prior to the first occupation on the site. Depending on future
phasing, a temporary, direct pedestrian and cycle route of appropriate quality must also be
provided through the site, connecting the earliest occupiers to Green Crize. As site build-out
progresses, this must be replaced by permanent, direct and high-quality active travel routes
through the site, secured by reserved matters and S38 application(s) (as applicable). The
temporary connection must link the Green Crize access and the Watery Lane access (Twyford
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Road link) with each residential or non-residential parcel via a direct, convenient and accessible
route.

The site-specific policy context is set out in Policy HD6 - Southern Urban Expansion (Lower
Bullingham) of the Herefordshire Local Plan Core Strategy 2011-2031, which allocated a
minimum of 1,000 dwellings and other land uses. As such, the current application site forms part
of the wider Southern Urban Expansion (SUE) (Lower Bullingham) of the adopted local plan. A
previous application for the site was submitted in December 2019 for the full SUE. However, this
has not progressed further due to the uncertainty surrounding the proposed Herefordshire bypass
and Southern Link Road.

Policy HD6 explicitly requires the following in transport terms:

e Suitable vehicular access to the site principally from the B4399;

e Park and Choose site (land and infrastructure) adjacent to the A49/ Rotherwas Access
Road roundabout;

e Green infrastructure corridors through the area to include strategic greenways along Red
Brook and Norton Brook and links with Withy Brook;

e Creation of a country park to incorporate new footpaths linking with the existing public
right of way network in the locality, woodland and orchard planting; and

¢ New direct walking, cycling and bus links from the urban extension to the Park and
Choose to the west, Hereford Enterprise Zone to the east and existing communities and
the city centre to the north.

The Highway Authority’s review of the current application therefore focuses on whether the
requirements of Policy HD6 and other Herefordshire Council transport policies (e.g. Policies SS4
and MT1) have been met.

The Park and Choose site location is not within the proposed area of the Phase 1 development
nor the current application. Similarly, only part of the Country Park is proposed within Phase 1.
The Greenways are expected to form part of subsequent reserved matters applications.

Existing Conditions

The site is located approximately 2.5km to the south of Hereford. The application site is bounded
to the north by the Welsh Marches railway line and to the south by the B4399 Rotherwas Access
Road (RAR).

The majority of the proposed Phase 1 development will sit to the west of the Rotherwas Industrial
Estate (RIE), between Green Crize and Watery Lane. Existing vehicular access to the site is
limited and is currently provided via various field gates from Lower Bullingham Lane and Watery
Lane.

The RAR provides a boundary to the site to the south and is part of the Hereford Southern
Bypass. It is a single carriageway road and is subject to the national speed limit. It connects to
the A49 via a three-arm roundabout to the west. The RAR (Gatehouse Road) also connects to
the Straight Mile at a four-arm roundabout with Chapel Road to the east. There are no pedestrian
footways on the RAR in the vicinity of the site, although there is some infrastructure along parts
of Gatehouse Road some 800m to the east of the proposed access.

The A49 provides a strategic link from the RAR (and thereby the development site) to Hereford
City Centre to the north, and Ross-on-Wye to the south. It is approximately 8m in width and again
is subject to the national speed limit, although this reduces to 30mph approximately 350m to the
south of the railway line. There are no pedestrian footways on the A49 in the vicinity of the
development.
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Watery Lane is located on the eastern edge of the site. It is approximately 5m in width, narrowing
to 4m under the railway bridge; which also has a 4.1m (13'6”) height restriction. Watery Lane
connects to Lower Bullingham Lane (to the north) and the B4399 RAR (to the south). Watery
Lane is subject to the National Speed Limit from its junction with the RAR to a point c.60m north
of the railway bridge where it changes to 30mph.

Lower Bullingham Lane runs through the northwest part of the site. It is approximately 4 to 5m
in width. The road is intersected by Windsor Road approximately 250m to the south of Holme
Lacy Road. At this point the road is subject to a 30mph speed limit and has been stopped up to
vehicular traffic, with pedestrian and cycle only access onto Windsor Road. To the south of
Windsor Road, Lower Bullingham Lane is open to vehicular traffic and is subject to the national
speed limit. A height restriction of 4.57m (15’) applies under the railway.

Hoarwithy Road is approximately 6m in width, with a 30mph speed limit from its junction with
Holme Lacy Road to the north, to a point approximately 40m north of the railway bridge. At this
location, there is currently a change to the national speed limit. This railway bridge also has a
4.57m (15’) height restriction. To the south of the railway bridge, Hoarwithy Road narrows to
approximately 5m and becomes Green Crize, which provides a boundary to the northwestern
edge of the Phase 1 site and is also subject to the national speed limit.

There are several existing public rights of way (PRoW) which run through the site, including the
Grafton Footpath 1, which runs through the northern edge of the proposed country park,
connecting Green Crize with the settlement of Bullinghope; and Lower Bullingham Footpath 1,
which runs broadly south westwards through the site from Watery Lane, crossing beneath the
RAR via an existing underpass to the south of the site.

Background and Latest Transport Submissions

The Highway Authority has provided extensive comments on the previous transport submissions
(primarily prepared by Phil Jones Assocaites (PJA) on behalf of the Applicant) in support of this
application, and these remain valid with all matters to be agreed.

The Highway Authority provided an initial round of written comments on the planning application,
dated February 2025, which followed some pre-application consultation during 2023. A second
round of formal comments was provided dated August 2025. In addition, a series of meetings
(both topic specific and general) have been held between the Highway Authority, WSP, the
Applicant and their transport consultant (PJA). Comments have been provided requesting further
information, evidence or changes to the development proposals, where this was considered
necessary by the Highway Authority.

The latest submitted documents are considered to be:

e Transport Assessment (TA, PJA, August 2024);

¢ Revised updated Framework TP (FTP, PJA, June 2025);

¢ Lower Bullingham, Herefordshire - Amended Scheme — Stage 1 Road Safety Audit and
Designer Response Report (TMS / PJA, 15 December 2025); and

e Lower Bullingham, Herefordshire - Twyford Road / Watery Lane — Stage 1 Road Safety
Audit and Designers Response Report (TMS / PJA, 15 December 2025).

It is noted that aspects of the access proposals presented within the 2024 TA have been
superseded, following further work and design development. The accessibility assessment within
the TA has been superseded by that within the appendix to the Revised FTP.

Mitigation measures associated with the proposed scheme include the following:

e B4339 Main Access Roundabout General Arrangement — PJA drawing 07129-A-0001
(PO7);
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e Green Crize General Arrangement — PJA drawing 07129-A-0020 (Rev P07);

e Hoarwithy Road Shared Footway — PJA drawing 07129-Cl-A-SK08 (P03);

e Proposed Bus Gate inc' (sic) on road cycle facility for movements north/south Feasibility
Option — PJA drawing 07129-CI-A-SKO03 (P10);

e Green Crize / Lower Bullingham Crossing — PJA drawing 07129-A-0060 (Rev P07); and

e Holme Lacy Road/A49 Junction Improvements (Concept for proposed mitigation scheme)
— PJA drawing 07129-CI-A-0003 (P01).

Additional plans submitted by the Applicant to support the above proposals include:

B4339 Main Access Roundabout Typical Sections — PJA drawing 07129-A-0130 (P03);

Roundabout Indicative Longsections (Sheet 1 of 2) — PJA drawing 07129-A-0011 (P02);

Roundabout Indicative Longsections (Sheet 2 of 2) — PJA drawing 07129-A-0012 (P02);

B4399 Main Site Access Roundabout Ditch Drainage Flow Direction — PJA drawing

07129-CI-A-SKO06 (P01);

o Green Crize/Lower Bullingham West Crossing Visibility Sections — PJA drawing 07129-
CI-A-1001 (A03);

e Green Crize/Lower Bullingham East Crossing Visibility Sections — PJA drawing 07129-

CI-A-1002 (A03); Abnormal Vehicle Tracking — PJA Drawing 07129-A-0002 (P02).

Lower Bullingham Lane Gate Locations — PJA Drawing 07129-A-SK05 (P02);

Concept Masterplan — Stantec Drawing 35304 BL-M-11 Rev N

Site Location Plan — Stantec Drawing 35304 BL-M-12 Rev G;

Scale Parameter Plan — Stantec Drawing 35304 BL-M-17 Rev F;

Green Infrastructure Parameter Plan — 35304 BL-M-18 Rev F; and

Land Use and Access Parameter Plan — 35304 BL-M-16 Rev J.

The proposed accesses from the B4299 (RAR), Green Crize and the Twyford Road link have
each been the subject of a Stage 1 Road Safety Audit (RSA). The Applicant has accepted the
recommendations therein. The Highway Authority accepts that the matters raised by the RSA’s
for these accesses can likely be addressed by further design iteration, secured via appropriate
conditions, ensuring recommendations from the Stage 1 RSAs (and subsequent stage RSAS)
are incorporated at detailed design stages.

Access

Primary Vehicular Access — Roundabout from the RAR

The primary means of access is proposed to be from the RAR, in the form of a 4-arm roundabout,
as shown in PJA Drawing 07129-A-0001 (Rev P07). This is in accordance with Policy HD6. The
southwestern and southeastern arms (Arms 1 and 4) would be with the locally realigned RAR,
the northwestern arm (Arm 2) would serve the proposed residential development (and local centre
and mobility hub) and the northeastern arm (Arm 3) would serve the proposed employment
development.

The Applicant proposes that the speed limit be changed for the stretch of the RAR where the
primary access roundabout will be positioned. This would lead to the existing 40mph zone being
extended westwards beyond the proposed access roundabout (see Drawing 07129-A-0001 (Rev
P07)). The applicant has committed to including additional measures, at subsequent stages of
design, to support appropriate lane usage (e.g. lane markings) and to support the proposed
reduction in the speed limit. It may be necessary to extend the future 40mph zone further west
than currently shown.

Following discussion with the Applicant, provision is made for pedestrians and cyclists, travelling
between the residential and employment arms of the roundabout (via a shared Foot/Cycleway)
and for cyclists travelling east-west or west-east along the RAR (via a retained stretch of the
RAR’s existing alignment south of the proposed access roundabout - relevant at times when
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flooding has precluded other routes to RIE, such as via the Twyford Road Link). It is
acknowledged that the Applicant has expressed an intention that other internal connection(s)
would also be provided from within the wider Phase 1 site to the employment area.

In addition, proposals have been incorporated by the Applicant to accommodate abnormal loads
that move east-west along the RAR. The Applicant has proposed to retain the existing RAR
alignment south of the new access roundabout, to allow a westbound cycle bypass and an
(eastbound or westbound) abnormal load route. A swept path analysis of an abnormal load
travelling via the link in each direction at separate times is provided for information by the
Applicant (PJA drawing 07129-A-0002 (P02)).

Abnormal load movements will need to be managed, to ensure safe turning into and out of the
facility under escort. The Applicant proposes to provide a management strategy to confirm the
proposed provisions, for agreement by the Highway Authority and to support the designs provided
at subsequent stages. The Applicant has also agreed to revisit other aspects of the primary
access roundabout proposals, such as the nature and alignment of kerbing, at subsequent design
stages, to ensure that abnormal loads that currently utilise the RAR can bypass the south of the
roundabout safely under appropriate management. Provision has also been made to amend an
existing private access south of the B4399.

A Stage 1 Road Safety Audit (RSA) has been undertaken for the primary site access from the
RAR and has identified recommendations that have been accepted by the Applicant and the
Highway Authority and will need to be addressed at subsequent design stages. Satisfactory
design and delivery of the primary access will need to be secured by planning condition and
delivered by entering into an appropriate highway agreement with the Highway Authority (e.g.
Section 278 agreement)..

Secondary Vehicular Access — Green Crize

The Applicant proposes that a limited quantum of development (c.100 dwellings) would take
vehicular access from Green Crize, with the internal layout arranged such that emergency access
(and if required bus access) would also be possible / safeguarded between this parcel and the
wider site. This parcel would be accessed via a new priority T-junction to be formed with Green
Crize, with the site access being the minor arm. The proposed arrangement is shown on PJA
drawing 07129-A-0020 (Rev PO07).

The proposed priority junction is situated approximately 100m south of the existing railway bridge
on Green Crize. There is currently no footway or cycle provision to the proposed location of this
access, but the Applicant proposes to address this.

The access and mitigation schemes shown in PJA drawings 07129-A-0020 (Rev PO7) and 07129-
CI-A-SK08 (P03) are necessary to provide an appropriate, dry, safe access route between the
site and existing (and planned) pedestrian and cycle provision in the vicinity of Saxon Hall. This
is essential to ensure that the site is accessible by non-car modes and can provide new safe and
direct walking and cycling links from the urban extension to existing communities and Hereford
City Centre to the north, as required by Policy HD6, as well as to local schools as set out by the
supporting text to Policy HD6.

Design alterations have been made by the Applicant to the proposals for Green Crize and
Hoarwithy Road since the submission of the planning application. These were required to support
the delivery of a dry access via Green Crize for non-motorised users (for up to and including a
1:100-year flood event).

The proposals are also supported by priority give-way vehicular shuttle working (priority to
northbound traffic) under the railway line, to enable space for a shared pedestrian cycleway under
the railway bridge and connecting northwards to the Saxon Hall access road (and existing off-
road pedestrian and cycle provision immediately north of this).
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The off-site mitigations for Hoarwithy Road now include: amendment to The Pastures junction;
new (minimum 3m wide) shared cycle footways from The Pastures to Saxon Hall access road;
an improved uncontrolled crossing to accommodate pedestrians and cyclists; and proposals to
extend the 30mph speed limit south of the proposed secondary site access with Green Crize.

The extension of the speed limit beyond the proposed Green Crize secondary vehicular access
must be supported by an appropriate gateway feature and signage, as well as visible
development between the gateway and the access situated north of it. Measures to achieve a
reduction in vehicle speeds is necessary to justify the proposed visibility splays for the new
junction.

A Stage 1 RSA has been undertaken for the proposed Green Crize access and for the off-site
highway works proposed on Hoarwithy Road. This identified further recommendations that have
been accepted by the Applicant and the Highway Authority as being matters that can be
addressed at subsequent design stages. This is confirmed in the Applicant’s consultant’s
designer’s response to the RSA.

It is judged that, subject to future stages of design and RSAs, the applicant has demonstrated
that safe access for vehicles, cyclists, pedestrians and (if necessary, in future) buses can likely
be provided from the northwest of the proposed development, connecting to existing provisions.
These mitigations are essential to future connectivity of the site and to appropriately meet the
requirements of Policy HD6.

Agreement of highway works with the Highway Authority, broadly in accordance with those shown
on PJA drawings 07129-A-0020 (Rev P07) and 07129-CI-A-SK08 (P03), will need to be secured
by planning condition, for agreement in writing with the Highway Authority prior to first
commencement of the development. Delivery of the improvements, when agreed, must also be
secured by condition to occur prior to first occupation of the development.

Proposed Stopping Up — Lower Bullingham Lane

The Applicant has shown, on the Land Use and Access Parameter Plan (Stantec Drawing 35304
BL-M-16 Rev J), the illustrative locations for the proposed stopping up of Lower Bullingham Lane
and Watery Lane.

The Applicant proposes that Lower Bullingham Lane, which runs broadly north to south through
the proposed Phase 1 development site (and separates the main site from the parcel of c. 100
dwellings to be accessed from Green Crize), will be stopped up to vehicular traffic at its northern
end (immediately south of / at the Windsor Road Junction) and at its southern end (adjacent to
Green Crize).

Lower Bullingham Lane is not suitable for carrying the forecast volume of general development
traffic. Stopping up is also paramount to the safety of pedestrians and cyclists using the route in
future.

Stopping up Lower Bullingham Lane would be subject to separate legal processes. However, it
will be essential that this can be achieved to enable suitable pedestrian and cycle access to/from
the proposed Country Park, west of Green Crize.

The Applicant proposes that Lower Bullingham Lane will be retained for access to existing land
uses only and as a non-motorised route. The Applicant has provided drawing 07129-A-SK05
(P02), showing the existing field accesses to which existing landowners require retained (extract
below), along with a letter confirming the willingness of the landowner to support stopping-up to
general vehicular traffic subject to retained ‘access only’ arrangements to their land holdings.
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The agreement of suitable design and all other arrangements for removing the rights for general
vehicular traffic to utilise Lower Bullingham Lane will need to be secured by an appropriate
planning condition, as a workable and acceptable arrangement has yet to be demonstrated and
agreed. The Applicant’s transport consultants previously proposed to provide a sketch of the
proposed arrangement at Windsor Road. However, this has not yet been forthcoming.
Nonetheless, it is considered likely that subject to the stopping up processes, appropriate
arrangements can be established to remove the majority of traffic from Lower Bullingham Lane.
Therefore, it is not considered reasonable for the Highway Authority to object to the application
solely due to the current lack of detail regarding the stopping up proposals for Lower Bullingham
Lane. Any proposals for retained access to existing field gates must be supported by a
demonstration that traffic that may need to enter, is able to enter, turn and depart Lower
Bullingham safely again in forward gear and will not need to reverse along the lane.

Agreement of proposals as to how these matters will be managed must be secured by planning
condition, for agreement in writing by the Highway Authority prior to commencement of the
proposed development and subsequent delivery in accordance with the agreed arrangements
and timescales.

The Applicant also expressed within the TA the expectation that an emergency vehicle connection
will be provided within the internal site layout, east-west across Lower Bullingham Lane. This will
provide emergency access to both the broader site land parcels (east and west of Lower
Bullingham Lane respectively) from the other parcel and therefore to/from the vehicular access
to it.

It is recognised that emergency vehicle access to the part of the Phase 1 site situated east of
Lower Bullingham Lane will also be made available via the Twyford Road Link (see later).
Nonetheless, to ensure emergency access to the parcel of land west of Lower Bullingham Lane,
agreement of the proposed internal emergency connection across Lower Bullingham Lane and
the method of control to prevent wider development traffic routing via Green Crize / Hoarwithy
Road, will need also to be secured by planning condition. This is important as this will form part
of the arrangements for Lower Bullingham Lane and the design of this link. Demonstrating how
unauthorised usage will be prevented and authorised usage enabled will be important to the
acceptability of the arrangements.
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Development accesses — Country Park

The Applicant has also agreed to the principle of providing an off-site highway improvement
scheme for Green Crize, at the (proposed) stopped-up southern end of Lower Bullingham Lane,
to achieve and manage this appropriately and to provide safer access for non-motorised users
to/from the proposed Country Park. This is essential to ensure that the expected increase in
pedestrian and cycle crossing movements east-west across Green Crize in this location (as a
result of the proposed development, including the Country Park) can be appropriately and safely
accommodated. Access to the proposed Country Park is discussed further below.

Access to the Country Park is proposed for pedestrians and cyclists only (no through route for
cyclists). This is from Green Crize and Grafton Footpath 1. Itis accepted that non-motorised user
movements to/from the Country Park from the development (and southern edge of Hereford) can
route via the site and Lower Bullingham Lane (when it is stopped up to general vehicular through
traffic). It is recognised that Grafton Footpath 1 and other nearby PRoW are not bridleways, so
equestrian demand is unlikely. However, there is expected to be demand for crossing Green Crize
in this location by pedestrians and cyclists as a result of the development.

It would be beneficial for a limited number of short stay cycle parking spaces to be provided near
to the entrance to the Country Park, either within the Country Park or as part of the access
improvements to Green Crize. It is requested that agreement of the number, type, design and
location of cycle parking for the Country Park (and all other land uses) are secured by planning
condition.

The Applicant has provided traffic count and vehicle speed data in the vicinity of the proposed
Country Park, collected in September/October 2025. This suggests that there will be a need for
measures to enable appropriate visibilities to be achieved, for example vegetation clearance,
verge reprofiling, traffic calming and/or speed reduction measures to safeguard necessary splays
and to achieve a reduction in vehicle speeds to match constrained visibilities. Advanced signage
could also be beneficial to alert drivers to the increased incidence of pedestrians and cyclists
crossing Green Crize in this location.

lllustrative drawings to show pedestrian visibilities from the crossing (east and west of Green
Crize) have been provided by PJA (Green Crize/Lower Bullingham West Crossing Visibility
Sections — PJA drawing 07129-CI-A-1001 (A03) and Green Crize/Lower Bullingham East
Crossing Visibility Sections — PJA drawing 07129-Cl-A-1002 07129-CI-A-1000 (A03)).

These show the DMRB Standard target and actual object heights that should be visible to a
pedestrian waiting to use the crossing, 110m north and 141m south of the proposed crossing
location respectively, based on the sight stopping distances (SSD). The SSD were calculated by
PJA based on the 85" percentile vehicle speeds on Green Crize collected by an ATC survey (25
September to 3 October 2025).

In accordance with the DRMB requirement for cyclists, the visibility splays have been presented
based on a 2.5m x-distance from the carriageway at the proposed crossing point, to the nearside
edges of the carriageways.

The submitted drawings suggest that there is a need for further design development and that
there could be benefits from speed reduction measures along this part of Green Crize (e.g.
stepped reduction in speed limit prior to the proposed 30mph extension and/or measures to raise
awareness of the crossing point and reduce traffic speeds).

To the south of the crossing, the submitted illustrative drawings show that from the east side of
the proposed crossing a target 0.26m high object would likely only be seen by a pedestrian at the
absolute minimum sight stopping distance of 106m (calculated by PJA based on the recorded
85" percentile speeds). At the desirable 141m SSD, the actual object height that the submitted
information forecasts will be seen is 1.26m. To the south the low object height of 1.26 is deemed
too high. Therefore, to achieve as low an object height as possible, the intervening verge should
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be reprofiled to flatten as much as can be achieved within the limits of the highway ownership.
The intervening vegetation should be trimmed back to the highway boundary in the detail design
and construction phase. The screenshot below shows the verge as being significantly higher that
the road channel line and there is potential to lower this along the splay length to allow a lower
low object height to be achieved.

&
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GREEN CRIZE
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A 0.26m high object height would also not be visible at the desirable SSD to/from the north and
south from the western side of the proposed junction, nor to the north from the eastern side. The
forecast visible object heights (0.62m, 0.45m and 0.39m respectively) are deemed acceptable
given that most vehicles will be higher than 0.26m. Nonetheless, the assessment presented
reiterates the need for additional measures. WSP agrees with PJAs assessment that the
intervening verges will need to be flattened as much as possible within the highway land boundary
and vegetation cut back to the boundary in the detail design and construction phases.

In addition, there is the potential to raise the levels at the junction of Lower Bullingham Lane and
Green Crize to move the eye height upwards and (coupled with verge reprofiling) making a lower
low object height achievable. The designer should therefore cross fall the footway / tactile paving
towards the channel of Green Crize in the detail design and construction phase. To the north,
there is also scope to trim vegetation back to the highway boundary in the detail design and
construction phase.

Broad principles and requirements for an off-site highway scheme in the vicinity of the Country
Park and Green Crize / Lower Bullingham Lane junction have been illustrated by the Applicant in
PJA Drawing 07129-A-0060 (Rev PO07). However, as set out above there will remain a
requirement to demonstrate how a safe crossing arrangement will be established to
accommodate future increases in movement demands. There is a need for the off-site highway
improvement scheme for this location to be worked up further, in line with the broad principles
illustrated on Drawing 07129-A-0060 (Rev P07), to address the outstanding uncertainty about
how a safe crossing point will be established.

The Applicant will need to show how stopping up and other arrangements will be laid out and
managed safely. Other matters will include (but are not limited to) securing safe arrangements
for pedestrian and cycle access to/from the proposed Country Park, accessible access to/from
the parking layby proposed for the Country Park, provision to assist pedestrians and cyclists
travelling to/from the Country Park via Lower Bullingham Lane and improved connectivity
between the public footpaths (shown on PJA Drawing 07129-A-0060 (Rev PQ7)) already existing
within this vicinity.
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Prior to agreement in principle, any proposal will need to be subject to a Stage 1 RSA. Itis noted
that whilst the ‘Green Crize/Lower Bullingham Lane Crossing’ drawing has (presumably
erroneously) been appended by PJA to the RSA for the two main site accesses, dated 15
December 2025 (in PJAs appendix B), these proposals and this drawing were not part of the
scope of the RSA undertaken by TMS, as reflected in the TMS RSA document and its
appendices. Prior to commencement of any consented development, it will therefore be
necessary for the Applicant to demonstrate the safety and acceptability of this Country Park
access and offsite connectivity improvements in this location.

To make the development proposals acceptable, a condition will be required to secure the design,
agreement and delivery of the off-site highway works at the Lower Bullingham Lane / Green Crize
crossing. This must be supported by a Stage 1 RSA at the initial stage of design and appropriate
RSAs at subsequent stages. This will be necessary to show how the Country Park can be safely
accessed, which is necessary prior to commencement of the proposed development.

Proposed Stopping Up — Watery Lane

The Applicant similarly proposes the stopping up of Watery Lane to vehicular traffic, at a location
south of the railway line, except for necessary access. Vehicular access would be retained from
either the north (for residents on Watery Lane north of the railway line) or from the south, for
existing businesses, premises and occupants on Watery Lane further south. The proposal is to
preclude the use of Watery Lane as a general through route for proposed development traffic, for
which it is not currently suitable.

The TA suggests the need for access arrangements to enable residents of Watery Lane (north of
the railway line) an alternative means of egress at times of flooding, instead of relying on Lower
Bullingham Lane which becomes submerged. This movement need is accepted.

Nonetheless, the Highway Authority previously raised concerns regarding the convoluted and
unclear arrangement for the proposed stopping up of Watery Lane, south of the railway bridge,
incorporated within the TA and supporting drawings submitted with the planning application.

Concerns include the lack of turning arrangements for movements associated with the coach
depot and a lack of clarity around how authorised usage would be controlled and managed and
how unauthorised usage or abuse (e.g. vandalism) will be prevented.

The Highway Authority remains concerned that no layout and/or management arrangements
have yet been demonstrated as feasible and acceptable. The complicated series of lockable
gates shown in the planning application pack would be at risk of abuse and require ongoing
maintenance and management to ensure access were limited only to eligible residents of Watery
Lane.

Whilst no acceptable solution has been provided to or agreed by the Highway Authority to date,
the continued lack of clarity on this matter is not considered sufficient a reason alone to maintain
an objection to the proposed development.

Nonetheless, there remains a need to avoid rat-running of development traffic to Holme Lacy
Road via Watery Lane and therefore an appropriate solution is still required. Consequently, details
of a suitable arrangement (including layout, management and all other applicable matters), should
be secured by an appropriately worded planning condition, should the Local Planning Authority
be minded to grant planning permission.

Acceptable arrangements must be agreed prior to commencement of the development and
should be supported by a Stage 1 RSA prior to agreement. They must be subject to delivery prior
to first occupation of the proposed development. This is necessary to make the development
acceptable to the Highway Authority and to avoid unacceptable impacts to residents and
occupiers of Watery Lane and the northern end of Lower Bullingham Lane.



44

Bus, Active Travel and Emergency Access Connection —to / across Watery Lane (Twyford Road

Link)

The applicant proposes to provide a bus, pedestrian and emergency vehicle access to/from
Twyford Road, via Watery Lane (crossing Watery Lane east to west). Pedestrians and cyclists
would also be able to access / egress the development from both directions to/from Watery Lane
in this location.

After extensive discussion, a joint site visit and several different design proposals for this link, the
Applicant’s latest proposal is shown on PJA Drawing 07129-CI-A-SK03 (P10). This incorporates
replacement of the existing structure spanning the drainage brook running along the eastern side
of Watery Lane, a designated shared foot/cycleway delineated to the northern and western side
of the proposed connection and space for buses to travel along the link.

For the proposed link to function appropriately, it will need to be constructed to a standard to
enable it to be offered for adoption to the Highway Authority and for that to then occur. Provision
must also be made for appropriate access restrictions (e.g. ANPR camera enforcement or
barriers) to prevent unauthorised use by general vehicles.

Notwithstanding the design presented in PJA Drawing 07129-CI-A-SK03 (P10), there are further
matters raised by the Stage 1 RSA (which was undertaken on drawing 07129-CI-A-SK03 (P09))
that will need to be addressed. Further localised realignment of Watery Lane into the site land
may be required to address the matters raised, such as those related to visibility at the crossing
of Watery Lane in the context of existing on-street parking.

Unfortunately, the visibility splays currently shown do not appear to be achievable, due to the
fencing for the adjacent residential park. However, given the ability of the applicant to utilise
additional land within the site, as necessary, to address the outstanding matters, and the
demonstration that an arrangement that satisfactorily meets requirements is likely to be feasible,
it is no longer considered reasonable to object to the proposed development based on the lack of
agreement of the proposals for the Twyford Road Link.

Nonetheless, it will be essential to secure an appropriate highway arrangement and design,
broadly in accordance with the scheme shown in PJA Drawing 07129-CI-A-SK03 (P10), but also
addressing matters raised within the Stage 1 RSA, including providing adequate visibilities and
means of access control. These must be submitted to and agreed in writing by the Highway
Authority prior to commencement of any development approved and thereafter constructed and
opened, in accordance with the agreed plans, prior to occupation of the first dwelling at the
development. This is necessary to ensure that the outstanding matters raised by the Stage 1
RSA are addressed and a safe and suitable access is secured in this location. An amended
design would also need to be subject to an updated Stage 1 RSA and further RSAs at subsequent
design stages. This will be essential to the acceptability of the proposed development, to ensure
a safe and appropriate access arrangement to/from Twyford Road, to meet the requirement of
Policy HD6 that a new direct walking, cycling and bus link is established between the development
and the Hereford Enterprise Zone to the east, as well as the requirement within the supporting
text to Policy HD6 that a new link to the Connect 2 Cycleway (situated alongside the River Wye)
will be established.

Pedestrian only Connections — Lower Bullingham Footpath 1, Grafton Footpath 1 and proposed
new connection from Green Crize

The following pedestrian accesses are also proposed by the Applicant:

e Via Lower Bullingham Footpath 1, where it enters the site to the northeast (a short distance
along its alignment southbound from Watery Lane, outside of the site red line area);
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e Via Lower Bullingham Footpath 1, where it enters/exits the site beneath the RAR to the
south;

e Pedestrian access (recreational link into proposed open space) from Green Crize, to be
positioned between the existing railway bridge and the secondary vehicular access; and

e Viathe proposed Phase 1 Country Park, via Grafton Footpath 1, from Bullinghope to Crize
Green. The footpath appears to run through private land from the settlement of
Bullinghope to the Country Park.

These will provide supplementary recreational links into, out of and through the site. Where these
are outside of the proposed development (particularly the footpath from Bullinghope to the
proposed Country Park) they typically run through third-party land. The applicant has not explicitly
proposed any improvements or upgrades within the TA.

It is assumed that the impact on existing PRoW and potential enhancements will be reviewed by
Herefordshire Council’s PRoW officers and will be further considered as part of reserved matters
applications. It is also assumed that all separate legal processes, for amendment or diversion of
the applicable PRoW, will be followed as necessary (e.g. the concept masterplan shows some
localised PRoW diversions within the development site). Therefore, whilst accepting their
importance, no comment or objection is made by the Highway Authority in relation to these
matters.

Development Phasing

It is recognised that the proposed phasing for the site has not yet been identified or approved by
the Local Planning Authority (LPA), but that for a site of this size this can make a significant
difference to the accessibility of the first dwellings occupied and to accessibility during interim
phases of development.

It is assumed that the requirement for a phasing strategy to be agreed in writing with the Local
Planning Authority will be secured by planning condition. It is requested that any such strategy
should also demonstrate access and accessibility to the satisfaction of the Highway Authority to
and during each and every phase of the development’s build-out.

The Applicant has shared their likely intention for a phasing plan that commences development
towards the southeastern part of the site, close to the RAR access roundabout. In distance and
connectivity terms, this is the least accessible part of the site, particularly to day-to-day
destinations such as schools, neighbourhoods to the south of Hereford, existing bus stops and
Hereford City Centre.

The Applicant has therefore offered to provide a temporary, good quality, pedestrian and cycle
connection through the site to Green Crize, so that these destinations could be reached on foot
or by cycle from the earliest occupied dwellings at the site.

This temporary route will ultimately be replaced by permanent direct and accessible pedestrian
and cycle routes within the internal site layout, with the latter to be agreed via reserved matters
applications and/or S38 Agreement(s) with the Highway Authority as applicable.

In the meantime, a temporary internal pedestrian and cyclist spine route must provide an early
connection between any phases for which reserved matters approval is sought and Green Crize.
It is requested that this be secured via an appropriately worded planning condition(s), to include
agreement of the route alignment and other details (e.g. surfacing, lighting, drainage etc.) with
the Highway Authority in writing prior to commencement of the development and then construction
and opening of the temporary link as per the written agreement, prior to occupation of the first
dwelling.
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It is recognised that, unless the Applicant’s current intentions for phasing change, early dwellings
will be further from some day-to-day facilities than if the first dwellings within the wider Phase 1
development were adjacent to Green Crize. Conversely, they will be closer to the Hereford
Enterprise Zone.

Accessibility

The Applicant has provided additional information to more accurately represent the range of
accessibility of the site (Appendix C of the revised Framework Travel Plan (June 2025)). This was
welcomed and aided consideration of key connections and routes. The updated accessibility
assessment reinforced, in accordance with Policy HD6, that both the improved Green Crize and
Twyford Road linkages to the existing walking and cycling networks are essential connections to
the proposed development.

The updated assessment has made limitations of the site location more explicit but has provided
confidence that opportunities that can be taken up to support walking and cycling to and from the
development can be secured and will be provided, particularly when considering the proposed
accesses via these two routes.

The route via Green Crize is essential for movements to local schools, both primary and
secondary. Subject to the early delivery of the Hoarwithy Road off-site active travel improvements
(prior to occupation of the first dwelling at any approved development) and other existing
Herefordshire Council schemes for potential quiet streets (in the area between Hoarwithy Road
and the Hereford Academy), it is considered that an option for travel to local schools by walking
or cycling will be provided.

Policy HD6 is in consideration of the full potential development allocation at Lower Bullingham,
not solely Phase 1 (that is the subject of the current planning application). Therefore, Policy HD6
assumed that there would be a new onsite primary school within the site and therefore that
primary education would be easily accessible to future site residents. This will not be the case
with Phase 1 of the development coming forward sooner, without a primary school forming part
of the proposals.

Consequently, as part of the updated accessibility assessment, the Applicant mapped the location
of the three closest existing primary schools in south Hereford (Marlbrook Primary School, Our
Lady’s Catholic Primary School and St Martins Primary School) and considered the most direct
route to each and the existing crossing facilities available on the main roads between them and
the site (e.g. the A49 and Holme Lacy Road).

Notwithstanding the Applicant’s reference to statutory walking to school distances (that apply for
school transport provision not as general accessibility guidance) and to a 2km maximum preferred
walking distance to school (IHT), which are considered by most to be beyond a reasonable and
likely walking to school distance for most primary school aged children and their families in day-
to-day usage, it is deemed that these schools are at the edge of walkability from the proposed
development site and are likely to be beyond an attractive walking distance for many. This could
provide challenges in promoting sustainable travel to school from Phase 1 of the Lower
Bullingham SUE, particularly when considering the ‘round trip’ or potential journeys to/from
dwellings towards the southern parts of the proposed development. Nonetheless, the applicant
has now proposed connections via Green Crize / Hoarwithy Road, to existing and proposed
infrastructure, which will provide the possibility for such movements for future residents of the
Phase 1 development.

Consequently, whilst the issue of the distance cannot be addressed by the current development
(in the absence of an on-site primary school), the current proposals seek to implement the
improvements that are feasible to facilitate safer journeys to schools on foot and by bicycle.



The internal temporary (and ultimately permanent) pedestrian and cycle linkages through the site
itself, as discussed above, are also essential to accessibility to schools because they will provide
the connectivity to the proposed infrastructure on Green Crize and Hoarwithy Road.

Traffic Impact and Traffic Impact Assessment

The Applicant has assessed the impacts of the development on the transport infrastructure and
services in the local area. The methodologies employed are primarily set out in the Transport
Assessment (TA), forming Appendix 9.1 of the Environmental Statement (ES) Volume 3.
Additionally, several other documents/submissions have been prepared by the Applicant to
supplement the TA and address queries raised by the Highway Authority/WSP, and other
stakeholders (including National Highways and Active Travel England). The main documents
comprise:

e PJA Technical Note, “Response to Herefordshire Council Comments” (April 2025);
e Systra Technical Note, “Lower Bullingham Forecasting Report” (March 2025)

o JMP Report, “Hereford VISSIM Model PYV” (dated 2015, but submitted April 2025)
e PJA Technical Note, “HC Modelling Comments — Further Information” (June 2025)

The traffic impact assessment is based on the outputs from assignments undertaken in the
Hereford City Centre VISSIM! model (a microsimulation tool, covering the city) and in supporting
junction operational models for individual junctions where mitigation is proposed. The distribution
of development demand is taken from an output of the strategic Hereford Transport Model (HTM),
subsequently input into VISSIM, with trip generation determined using a set of trip rates, with
adjustments to consider the potential for sustainable modal shift arising from active travel
measures. The approach to derive and apply active travel adjustments is considered reasonable,
however it is noted that this will only be achievable insofar as appropriate Travel Plan measures
are fully implemented and active travel infrastructure and associated measures are implemented
early in delivery.

As a general framework for assessing the impacts of the proposal, the use of a suite of tools
comprising microsimulation and operational modelling is reasonable; and the approach adopted
by the Applicant in its assessment of the effects is aligned to previous discussions between the
Highway Authority and the Applicant’s transport consultants (PJA). However, the Highway
Authority does have some material concerns around the age of the underlying data (from 2012
and 2014) used in the development of the VISSIM tool, or of the ability of the model to fully reflect
the impacts of the COVID-19 pandemic: including the lack of a comprehensive Present Year
Validation against 2024 traffic data, and the lack of adjustments following the processes in
Department for Transport (DfT) Transport Analysis Guidance (TAG) Unit M4 Appendix B to
account for impacts in forecasting. It should therefore be recognised that there is a wider range
of uncertainty than may typically be expected in the forecasts, and this should be borne-in-mind
in the interpretation of results.

The Highway Authority accepts that the model framework on which the evidence is based aligns
to previous agreements and is suitable to use as the basis for this application only. Any future
applications, or additional analysis to inform revisions or alternative mitigations or assessments
must consider and implement updates to the model suite to overcome the aforementioned
limitations. Whilst any future approaches should be proportionate, they must be discussed and
agreed with the Highway Authority before any further work commences and must take steps to
materially address the limitations in a pragmatic way, aligned to guidance. As per previous
comments, it is noted that the modelling is highway-focussed, and the assessment of Public

1 Verkehr In Stadten — SIMulationsmodell (VISSIM). A microscopic traffic flow simulation software package
developed by PTV AG, and which is an industry-standard assessment tool.
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Transport and walking, wheeling, and cycling impacts is outlined in other evidence through non-
modelled means.

The TA notes that there is an ‘in principle’ acceptance that the impacts of the development do not
require mitigation below 440 dwellings and local facilities; this refers to previous comments made
by National Highways, not the Highway Authority. Whilst there is no further updated modelling to
dispute this, the Highway Authority refers again to the uncertainty in the modelling. To ensure the
impacts below 440 dwellings remain acceptable, it will be important to secure the necessary
measures to be set out in the to be agreed Travel Plans and the off-site active travel
improvements package, whilst the on-site active travel infrastructure and associated measures
should also be delivered early to help ensure modal shift for those journeys that have the
opportunity to be undertaken by non-car modes.

The TA identifies that mitigation is required at the junction of the A49/Holme Lacy Road/Walnut
Tree Avenue. The TA principally notes this is due to the expected queuing on the local road
network (Holme Lacy Road). The Highway Authority raised concerns on initial modelling
(Junctions 10) that considered the neighbouring junction of Holme Lacy Road/Hoarwithy Road in
isolation and did not represent the impact of blocking back from the A49/Holme Lacy Road
junction; this was confirmed by a material underrepresentation of queues in the standalone
modelling. When modelling the junctions combined in the VISSIM tool, the impact of blocking
back was confirmed; further assessment by the Applicant’s transport consultant did demonstrate
that the proposed mitigation for the A49/Holme Lacy Road/Walnut Tree Avenue was sufficient to
alleviate any issues on Holme Lacy Road/Hoarwithy Road. To ensure reasonable performance
of this location, the mitigation for the A49/Holme Lacy Road/Walnut Tree Avenue junction must
be secured.

The proposed mitigation has been shared in PJA Drawing 7129-A-0003 (P01) supplied by the
Applicant’s transport consultant, showing the proposed changes in lane markings to make the
right-turn movement from Holme Lacy Road to the A49 the dominant movement. It must be noted
that the VISSIM modelling demonstrated this would only work with a corresponding change in
signal timings at the downstream A49/A465 junction, otherwise queuing from this location would
restrict the A49 northbound movement. Furthermore, the assessment assumed that the expected
demand reduction due to the successful realisation of modal shift due to the proposed active
travel strategy was realised. Opining on the uncertainty in the modelling, the modal shift must be
secured, and the Applicant must work with National Highways to secure the changes to the
A49/A465 traffic signals to ensure the proposed mitigation is effective and does not lead to undue
impacts on the local road network.

Off-Site Active Travel Improvements (Trip Banking Strategy)

In terms of both accessibility and traffic impact from the proposed development, the Applicant has
sought, through discussion with the Highway Authority and National Highways, to deliver and/or
fund additional off-site active travel routes within Hereford to support a ‘trip banking strategy’.
That is, to seek to achieve modal shift away from existing vehicle trips on the A49 through
Hereford, rather than solely by reducing the generation of trips from the proposed development
itself. The applicant has sought to achieve enough relief on the A49 to accommodate trips from
this first phase of development, prior to any future Hereford Bypass. Indeed, the Traffic Impact
Assessment outlined above relies on achievement of this strategy.

The acceptability in principle of such an approach (subject to agreement of appropriate
scheme(s)) was discussed between the Applicant and the Highway Authority during pre-
application discussions, based on pre-application evidence relating to trip impacts. The
appropriateness of the approach has been accepted, subject to sufficient S106 contribution to
enable the Highway Authority to implement improvements, such as relevant Local Cycling and
Walking Infrastructure Plan (LCWIP) schemes, as well as to agreement and delivery of
appropriate Travel Plans.
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In the TA, the Applicant identified four potential off-site Active Travel routes for improvement:

¢ Route 1: Improvements to the east-west route along Westfaling Street, Breinton Road and
Barton Road,;

e Route 2: Improvements to NCN 47 (Great Western Way) via its existing off-road route
parallel to the western side of the A49(T) south of the River Wye, extending solely to the
southern side of the River Wye and connecting eastwards to St Martin’s Bridge;

e Route 3: A route north via Bullingham Lane and Green Crize / Hoarwithy Road to
Hereford City Centre, via Chestnut Drive and Hinton Avenue, Hinton Crescent, Hinton
Road and George V playing fields and St Martin’s Street; and

¢ Route 4: Improvements to NCN 44 via the Connect 2 Greenway, alongside the River Wye
and connecting via its existing route through residential areas and Castle Green to
Hereford City Centre.

It has, however, subsequently been agreed that some elements of some of these schemes are
unlikely to be accepted without significantly more work to demonstrate their deliverability and
suitability (e.g. Barton Road Modal Filter). In addition, that there is likely to be other schemes that
are better able to integrate with Herefordshire Council’s wider plans for walking and cycling in
Hereford and to meet the needs of the trip banking strategy.

Consequently, the applicant has agreed to fund schemes to an equivalent value of the above
four. Improvements will then be identified and delivered by the Highway Authority using S106
funds from the proposed development. The Applicant has agreed, in principle, to provide the
following S106 contributions to the Highway Authority for it to make active travel route
improvements pursuant to the trip banking strategy:

e £459,341.63 — Payment upon occupation of the 50" dwelling;

e £893,593.96 — Payment upon occupation of the 100" dwelling; and

e £1,302,822.46 — Payment upon occupation of the 270" dwelling (50% of dwellings).
This equates to a total Offsite Active Travel Links contribution of £2,655,758.05. This is
considered an appropriate financial contribution to secure the level and nature of works required
as part of the Applicant’s trip offsetting strategy.

Framework Travel Plan

A Framework Travel Plan (FTP, August 2024) was submitted to support the planning application.
A revised updated Framework TP (June 2025) was subsequently provided. Whilst there remain
areas of the revised FTP that need further development, including proposals for the Employment
Zone Travel Plan, the Highway Authority has agreed with the Applicant that the necessary Travel
Plans can be secured by planning condition(s). This will enable the Highway Authority to ensure
that the Travel Plans are coordinated with emerging strategies for Travel Planning in
Herefordshire.

It is noted that the requirements for any plans prepared pursuant to discharge of the Travel Plan
conditions, that were raised in earlier consultation with the Highway Authority, should be adhered
to in any future submission, unless the Highway Authorities requirements and/or policies change
notably in the meantime. For example:

e Travel Plans are required for the employment area and the residential development;
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Mechanisms for ongoing funding of the Travel Plans and the divisions of responsibilities
for delivery and funding must be clearly identified and agreed with the Highway Authority,
with the onus on the Applicant;

The Travel Plans should be tailored to the specific-site opportunities and constraints, to
make best use of the proposed infrastructure and bus services;

Travel Plan Coordinator(s) for each land use must be in place sufficiently long prior to first
occupation to embed the travel plans in marketing and operations and must remain in post
until a round of monitoring (post final residential occupation) has shown the (to be agreed
in writing with the Highway Authority) targets to be met;

An extension of implementation and monitoring must occur if the agreed targets are not
being met at the final round of monitoring, with time allowed for remedial measures being
identified, agreed with the Highway Authority and implemented. An additional round of
monitoring must then be undertaken to understand the impact of these remedial actions
and to confirm that they have been successful;

For all actions and measures (including set up, review and monitoring), it must be entirely
clear: when they will first occur, how frequently they will be undertaken / repeated (as a
minimum), how they will be updated and when they will continue until;

Data collection approaches, questionnaires and count methodologies, timings, durations
and frequencies must be agreed with the Highway Authority before data collection;

Objectives must be clearly linked to targets and measures;

Targets must be clearly linked to the TA’s forecast trip generation and must include trip
targets that are clearly specified (e.g. AM Peak, PM Peak, Daily, linked to the current level
of occupation at the time of each round of monitoring), with data on outcomes also
collected via physical counts and surveys, not solely resident questionnaires;

Clear triggers for first, repeat and last monitoring of each type;

Supplementary monitoring data should be collected, such as through gquestionnaire
surveys, capturing data on behaviour, motivations, contextual information and views (e.g.
household size, car and bicycle ownership levels) and for example, uptake of initiatives
(e.g. PTP, taster tickets), participation in events, promotions or offers, patronage etc.;

For questionnaire-based surveys, give commitment as to how response will be maximised
and incentivised and to the target response rate sought;

Timing for each monitoring report clear and commitment to providing clear, unambiguous
contextual data in each monitoring report (for example, current level of build-out and
occupation, methodology and timing of surveys), copies of any data collection tools used
(e.g. blank questionnaire), supporting promotions, response levels (numerically and
rates), raw data appended for counts (not just summary);

Commit to exploring the reasons for any targets not being met and for discussing with the
Highway Authority, with remedial measures and actions to be agreed by both parties to
address;

Include a range of measures, including for example communications, services (e.g. car
club, beryl bikes), events and incentive-based measures (e.g. travel vouchers), with the
nature, responsibility and extent of provision clear and sufficient;
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o Clearly set out an action plan with specified delivery and funding responsibilities for all
actions and measures, clear triggers for ‘first undertaken’, nature and timing of ‘repeats /
updates’ and how long / until when each will be continued; and

e The applicant's FTP proposed that the residential (site wide) TPC would support the
ancillary retail and community uses / occupiers in basic travel planning. This is welcomed
for inclusion.

Public Transport

In terms of existing public transport accessibility, the TA reflects that the closest bus stops are
situated on The Pastures and Hoarwithy Road. It rightly surmises that future public transport
accessibility for the proposed Phase 1 development will be dependent on the diversion of existing
or new service(s) through the site (particularly if development is to commence closer to the south
of the site).

The Highway Authority’s public transport team has identified an appropriate S106 contribution to
enable a route to be established through the site, once sufficient residents and/or employees are
occupant at the site.

The contribution would be taken from the total due to the Local Planning Authority to meet the
requirements of the Planning Obligations SPD (see next sub section) and this has been agreed
by the Applicant. The contribution will be £100k upon first residential occupation, followed by
£75k per annum until all the residential units are developed.

The future service is likely to ultimately route via the Twyford Road link, to offer bus priority.
Nonetheless, the applicant has committed to design the internal site layout (to be determined
through future reserved matters applications) such that there is flexibility in future routes (e.g. a
through route to/from Green Crize, utilising a potential bus gate near Lower Bullingham Lane,
would not be precluded in subsequent design stages and could therefore provide an alternative
route option through the site if beneficial to future public transport operations).

The applicant has also agreed to provide the necessary bus infrastructure (e.g. bus shelters,
kerbing etc.) as part of the scheme build-out. These will be sought as part of future reserved
matters application(s) and any Section 38 Agreement(s) with the Highway Authority pertaining for
the internal layout of the development, as applicable.

S106 contributions

In addition to the specified highway improvement measures agreed in principle and the S106
contributions proposed, the development will also attract Section 106 contributions for highway
improvements in the area, due to its proposed scale, in line with Herefordshire Council’s SPD.

Based on a ‘high’ accessibility weighting, S106 contributions would be required as follows,
towards the cost of public realm improvements and supporting active travel measures:

Residential per Flat/1 bed house — £1,465
Residential per 2 bed house — £1,720
Residential per 3 bed house — £2,580
Residential per 4 bed house — £3,440
Residential per 5 bed house — £4,300
Residential per 6 bed house — £5,160

It should also be noted that any variations to the numbers shown on the application form would
have to reflect this.
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Contributions would be required for a range of schemes, which may include some or all of the
following:

e Contributions to Safe Routes to Schools, including provision of safe crossing facilities.

e Improvements to public transport service provision, potentially including upgrading of off-
site public transport infrastructure where applicable.

¢ Contributions towards parking controls, loading, re-paving etc.

Proposed Mitigation — Summary

Mitigation measures associated with the proposed scheme consequently include the following:

e B4339 Main Access Roundabout General Arrangement — PJA drawing 07129-A-0001

(PO7);

Abnormal Load management strategy;

Green Crize General Arrangement — PJA drawing 07129-A-0020 (Rev P07);

Hoarwithy Road Shared Footway — PJA drawing 07129-CI-A-SK08 (P03);

Proposed Bus Gate and on-road cycle facility for movements north/south Feasibility

Option — PJA drawing 07129-CI-A-SK03 (P10);

Green Crize / Lower Bullingham Crossing — PJA drawing 07129-A-0060 (Rev P0O7);

e Holme Lacy Road/A49 Junction Improvements (Concept for proposed mitigation scheme)
— PJA drawing 07129-CI-A-0003 (P01);

¢ Signal changes at the A465/ A49 junction, to be agreed with National Highways and the
Highway Authority, to enable achievement of the benefits intended from the Holme Lacy
Road / A49 Junction improvement;

¢ Phasing strategy — to include the proposed safe, suitable and direct access arrangements
for each phase within the Phase 1 development;

e Appropriate highway layouts and management arrangements to support the proposed
stopping up of Watery Lane and Lower Bullingham Lane, to remove general through
movements, in a way that retains essential vehicular access;

¢ An internal, direct, accessible, surfaced and lit, temporary pedestrian and cycle route
connecting each phase of the proposed Phase 1 development to the Green Crize
secondary vehicular access and to Watery Lane (opposite the Twyford Road Link);

e Agreement and delivery of Travel Plans covering the residential and employment
occupiers;

e S106 contribution of £2,655,758.05, to support trip the trip banking strategy through the
delivery of Offsite Active Travel Route;

¢ Planning Obligations SPD S106 payment, from which a contribution would be taken to
deliver a bus service for site occupants; and

e Provision of quality walking and cycling links and bus infrastructure within the site’s
internal layout (to be agreed at reserved matters stages and through S38 Agreement(s)
with the Highway Authority as applicable) to serve the future occupants and bus services
through the site.

These mitigations will also need to be supported by other design measures and provisions within
the site, as required by the Highway Authority, such as cycle and vehicle parking standards (all
land uses and types as applicable) and supporting active travel infrastructure for employment
premises (e.g. showers, changing and drying facilities).

Other observations

Careful consideration will need to be given to the phasing of the development and to the phasing
of construction of the internal linkages that will connect to the external pedestrian and cycling
connections that are proposed. This is required to ensure that the site is sustainably and safely
connected to these, the wider network and local facilities and amenities.
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Summary and Recommendation

It has been demonstrated that a satisfactory access strategy for all modes can be provided. The
proposals therefore meet the objectives of Policy HD6 to a sufficient or appropriate level.

With the proposed mitigation measures, it has been demonstrated that the local highway network
can absorb the traffic impacts of the development without adversely affecting the safe and
efficient flow of traffic on the network and that traffic impacts can be managed to acceptable levels
to reduce and mitigate any adverse impact from the development.

The submission demonstrates that the proposed development can be made sustainable through
the provision of improved public transport, walking and cycling infrastructure, of a level
commensurate with the level of development proposed. It therefore satisfies Policy SS4 of the
core strategy.

Given the substantial additional information that has been provided by the Applicant and their
transport consultant, the access and movement arrangements for all modes within the submitted
application are considered to generally be acceptable, with further development and delivery of
highway proposals nonetheless needing to be secured by planning conditions, given the
uncertainties that still exist in relation to some.

The Highway Authority therefore no longer has an objection to the application and welcomes the
time that the Applicant and their consultants have taken to work up proposals to a point that they
are considered satisfactory to support this outline planning application.

Conditions

Should the application be granted consent, appropriately worded conditions should be included
to cover the following transportation matters:

Reserved Matters and Phasing:

It is requested that broader conditions associated with the requirement for reserved matters
submissions / approvals and development phasing proposals, should include requirements for
the following to be covered:

e The timing of delivery of on-site highway works (including but not limited to on-site roads,
footways, cycleways, bus routes and bus stops); and

o Details of safe and suitable access arrangements for vehicles, pedestrians and cyclists
between each phase and to/from the approved site accesses. For pedestrians and
cyclists this should include direct, safe and suitable linkages to the Green Crize and
Twyford Road site accesses, which might potentially in the short term be met by the
proposed temporary pedestrian and cycle spine route.

Accesses:

Prior to commencement of any development to which this permission relates, details of the
proposed access works [with the B4339, Green Crize and Watery Lane (including the Twyford
Road Link)] must be submitted to and approved by the local highway authority in writing.
Development shall not begin in relation to any of the specified access works until details of these
accesses and associated off-site highway improvement works (e.g. Hoarwithy Road) have been
submitted to and approved by the local planning authority in writing following the completion of
the technical approval process by the local highway authority. No dwelling shall be occupied until
these schemes have been constructed in accordance with the approved details for the associated
phase of development.
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Reason: To ensure the safe and free flow of traffic on the highway and to conform to the
requirements of Policy MT1 of Herefordshire Local Plan — Core Strategy Plan and the National
Planning Policy Framework.

Internal Pedestrian and Cycle Link:

Prior to commencement of any development to which this permission relates, details of a
temporary, direct, pedestrian and cycle link connecting each Phase with the Green Crize, Watery
Lane and B4339 accesses must be submitted to and approved by the local highway authority in
writing. Development shall not begin until details of the temporary pedestrian and cycle link have
been submitted to and approved by the local planning authority in writing following the completion
of the technical approval process by the local highway authority. No dwelling shall be occupied
until the onsite infrastructure, including where applicable the temporary pedestrian and cycle link,
has been constructed connecting it with the site accesses, in accordance with the approved
details.

Reason: In order to ensure that the development is carried out in combination with a scheme
aimed at promoting the use of a range of sustainable transport initiatives and to conform with the
requirements of Policies HD6, SD1 and MT1 of Herefordshire Local Plan — Core Strategy and
the National Planning Policy Framework.

Highways Improvement/off site works:

Development shall not begin in relation to each of the specified highways works to be undertaken
at Hoarwithy Road, Green Crize Crossing, Twyford Road Link and the A49 Junctions (The A49/
Holme Lacy Road / Walnut Tree Avenue junction and the A49/A465 junction) until details of the
relevant works have been submitted to and approved by the Local Planning Authority in writing
following the completion of the technical approval process by the Local Highway Authority. It is
noted that in addition to the proposed changes to lane markings at the A49/ Holme Lacy Road /
Walnut Tree Avenue signalised junction, the A49 Junction Works are to comprise signal timing
changes to be agreed with the National Highways and the Local Highway Authority.

Prior to occupation of the 25th dwelling, the schemes at Hoarwithy Road, Green Crize Crossing
and the Twyford Road Link shall have been constructed in accordance with the approved details.

The A49 Junctions shall be implemented in accordance with the approved details and a
programme submitted to and approved with the local planning authority.

Reason: To ensure the safe and free flow of traffic on the highway and to conform with the
requirements of Policy H and MT1 of Herefordshire Local Plan — Core Strategy Plan [and the
National Planning Policy Framework].

Stopping-up Arrangements:

Prior to the occupation of the 25" dwelling a Stopping Up Order under Section 247 of the Town
and Country Planning Act 1990 shall be applied for — Lower Bullingham Lane and Watery Lane,
and evidence submitted to the Local Planning Authority together with a programme for
implementation of the Stopping Up Order, Management and Maintenance Plan and the physical
design features and signage to be placed in the highway. These shall be submitted to and
approved in writing by the local planning authority, and implemented in accordance with the
approved details.

Reason: To ensure the safe and free flow of traffic on the highway and to conform to the
requirements of Policy MT1 of Herefordshire Local Plan — Core Strategy Plan and the National
Planning Policy Framework.



Residential Travel Plan:

Prior to the first occupation/use of the development hereby approved, a Travel Plan for the
residential development which contains measures to support and promote alternative sustainable
means of transport for occupiers of and visitors to the development hereby permitted, shall be
submitted to and be approved in writing by the Local Planning Authority. The Travel Plan shall
be implemented, in accordance with the approved details, on the first occupation of any dwellings.
A detailed written record shall be kept of the measures undertaken to promote sustainable
transport initiatives and a review of the Travel Plan shall be undertaken annually. This must
continue until after the occupation of the final dwelling within the development and until it is
demonstrated, in agreement with the Local Highway Authority in writing, that the approved targets
have been achieved or alternatively until the Local Highway Authority agrees in writing that all
reasonable remedial measures have been identified and implemented. All relevant
documentation shall be made available for inspection by the Local Planning Authority upon
reasonable request.

Reason: In order to ensure that the development is carried out in combination with a scheme
aimed at promoting the use of a range of sustainable transport initiatives and to conform with the
requirements of Policies HD6, SD1 and MT1 of Herefordshire Local Plan — Core Strategy and
the National Planning Policy Framework.

Employment Travel Plan:

Prior to the first occupation/use of the employment development hereby approved, a Travel Plan
which contains measures to promote alternative sustainable means of transport for staff and
visitors of the employment area permitted shall be submitted to and be approved in writing by the
Local Planning Authority. The Travel Plan shall be implemented, in accordance with the approved
details, on the first occupation of the employment development. A detailed written record shall be
kept of the measures undertaken to promote sustainable transport initiatives and a review of the
Travel Plan shall be undertaken annually for a minimum of five years. All relevant documentation
shall be made available for inspection by the local planning authority upon reasonable request.

Reason: In order to ensure that the development is carried out in combination with a scheme
aimed at promoting the use of a range of sustainable transport initiatives and to conform to the
requirements of Policies SD1 and MT1 of Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework.

Parking / Active travel facilities / Bus Infrastructure:

Prior to the commencement of the development, a scheme for the provision of bus stop
infrastructure (including exact locations and full design specifications for shelters, raised kerbs,
and real-time information displays) shall be submitted to and approved in writing by the Local
Planning Authority in consultation with the Local Highway Authority.

The approved scheme shall include:

e Locations sited on straight sections of highway, avoiding interference with junctions or
private accesses. Bus cages to have a TRO to prevent parking in them.

e Shelter Designs that maintain a minimum clear footway width of 1.5m to the rear and are
set back at least 0.5m from the kerb edge.

e Accessibility Features including a 2m x 2m clear boarding area and raised kerbs
(minimum 125mm height) for level boarding.

e Programme for installation.

The bus stops and shelters shall be installed in accordance with the approved details before the
first occupation of the development.
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Reason: In order to ensure that the development is carried out in combination with a scheme
aimed at promoting the use of a range of sustainable transport initiatives and to conform to the
requirements of Policies SD1 and MT1 of Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework.

No residential dwelling shall be occupied until secure, covered cycle parking has been provided,
including for the proposed Phase 1 of the Country Park, in accordance with a scheme that has
first been submitted to and approved in writing by the Local Planning Authority. The scheme shall
include:

¢ Full details of the number, location, and type of cycle stands (e.g., Sheffield stands).

e Design specifications for the storage, including materials and lockable access.

The cycle parking shall thereafter be retained for the parking of cycles only and always kept
available for use by residents and visitors.

Reason: In order to ensure that the development is carried out in combination with a scheme
aimed at promoting the use of a range of sustainable transport initiatives and to conform to the
requirements of Policies SD1 and MT1 of Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework.

Prior to the first occupation of the employment uses/buildings hereby permitted, a scheme for
long and short-stay cycle parking and associated end-of-trip facilities shall be submitted to and
approved in writing by the Local Planning Authority. The approved scheme shall include:
e Long-Stay Storage: Secure, weatherproof, and well-lit storage for staff.
e Visitor Parking: Conveniently located short-stay stands (e.g., Sheffield stands) within
[15m—-20m] of the main entrance.
e Commuter Facilities: Detailed plans for on-site changing rooms, showers, and drying
facilities for clothes and equipment.
o E-Bike Charging: Provision for electric bike charging points for at least [e.g., 5-10%] of
long-stay spaces.

The facilities shall be fully implemented before occupation and retained thereafter for the lifetime
of the development.

Reason: In order to ensure that the development is carried out in combination with a scheme
aimed at promoting the use of a range of sustainable transport initiatives and to conform to the
requirements of Policies SD1 and MT1 of Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework.

Charging / ULEV:

Prior to the first occupation of any dwelling within any residential phase, a scheme to enable the
charging of plug in and other ultra-low emission vehicles (e.g. provision of cabling and outside
sockets) to serve the occupants of the dwellings within that phase shall be submitted to and
approved in writing by the Local Planning Authority. The works serving each dwelling shall be
carried out in accordance with the approved details prior to the occupation of that dwelling.

Reason: To address the requirements policies in relation to climate change HD6, SS7, MT1 and
SD1 of the Herefordshire Local Plan Core Strategy, to assist in redressing the Climate
Emergency declared by Herefordshire Council and to accord with the provisions at paragraphs
108 and 110 of the National Planning Policy Framework

Construction Environmental Management Plan (CEMP):
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No development shall commence until a Construction Environmental Management Plan (CEMP)
has been submitted to and approved in writing by the Local Planning Authority [in consultation
with the Environment Agency]. The CEMP shall include:

e Pollution Prevention: Details of fuel storage, bunding, and spill response procedures.

¢ Water Management: Measures to control surface water run-off and sediment, including
the use of silt traps or settlement tanks.

e Protection of Watercourses: Identification of buffer zones (typically 10m) where no
construction or storage may occur.

¢ Groundwater Protection: Methods to prevent contamination of underlying aquifers,
especially during intrusive works like piling.

The development shall be carried out in strict accordance with the approved CEMP.
Construction Management Plan

Development shall not begin until details and location of the following have been submitted to
and approved in writing by the local planning authority, and which shall be operated and
maintained during construction of the development hereby approved:

A method for ensuring mud is not deposited onto the Public Highway
Construction traffic access location

Parking for site operatives

Construction Traffic Management Plan

The development shall be carried out in accordance with the approved details for the duration of
the construction of the development.

Reason: In the interests of highway safety and to conform to the requirements of Policy MT1 of
Herefordshire Local Plan — Core Strategy and the National Planning Policy Framework.

Informatives

111, 106, 109, 145, 108, 107, 105, 143, 149, 136, 135
Previous comments can be viewed on line:
February 2025

August 2025

https://myaccount.herefordshire.gov.uk/documents?id=6462ecal-f52f-11ef-908b-
005056abillcd

Principal Natural Environment Officer (Landscape) comments: February 2025

In terms of impact on the landscape the access proposals (in many of the locations) will cause
impact, such as removal of trees and hedgerows, and encroachment onto landscape features.
The critical point is how the design can mitigate harm and make enhancements to the landscape
to promote active travel and quality place making experiences. Having reviewed the access
proposals, this is not clear, and therefore further detail is requested to demonstrate that the
character of the landscape and townscape positively influences the design in accordance with
core strategy LD1, whilst also enhancing biodiversity, LD2 and green infrastructure, LD3.

Main Roundabout (B4339) access and pedestrian underpass access
In principle, the main roundabout access is supported, however there are some finer points that
should be addressed in relation to landscape context and the pedestrian underpass access.

Recommendations:


https://myaccount.herefordshire.gov.uk/documents?id=6462eca1-f52f-11ef-908b-005056ab11cd
https://myaccount.herefordshire.gov.uk/documents?id=6462eca1-f52f-11ef-908b-005056ab11cd
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1) There is a view towards the Hereford City Centre (Cathedral) (Refer to figure 1) from the access
that should be taken into consideration, and with minor alterations to the access road this view
could become orientated by the development.

2) There is an opportunity to make a visual relationship between the B4339 underpass access
to the existing large oak (T6) and through to the City Centre (Refer to figure 2). By drawing the
pedestrian access directly to the tree (what will be the new park), it allows a direct link into the
development. At this point, the view can then be directed to the City Centre.

3) The existing oak tree (T6) is not standalone. It is connected to a pond with willow trees and
bound by undulating levels of reasonable heights (Refer to figure 3). This habitat should be
protected as a ‘space’. Unfortunately, the masterplan appears to disregard the pond, and it
appears that the natural levels will be impacted. It is recommended to include both the tree and
pond setting into the scheme and provide adequate space to protect the existing levels around
the tree (Refer to figure 3).
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Figure 1: Key view of the City Centre (providing a sense of place and orientation) from the access
should be taken into consideratio
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Figure 2: The large oak (T6) as a visual cue from the B4339 underpass access. By considering
the view towards the City Centre, there is potential to adjust the road alignment so that a view
from the proposed park can be made to the City Centre.
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Figure 3: Take into consideration the existing site levels (oak T6 and pond) and assess how this
can be protected and integrated into the masterplan.

Review the masterplan vision in relation to the detailed site conditions at the access

As outlined above there are visual connection opportunities from the access to the City Centre,
and opportunities to draw people into the park by having a direct connection from the B4339
underpass. Retention of the tree (T6) and the pond will require a revised layout. Note, the
masterplan shows trees along the entrance road. Refer the masterplan design in relation to the
site specific considerations (Refer to figure 4).
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Figure 4: Review the masterplan in relation to the existing conditions and view corridors.
Watery Lane (public right of way access) — Viewpoint 2

The proposal removes existing hedgerows, and there is no understanding of replacement and
enhancement.

Recommendation:



1) Provide further information to enhance the landscape context and compensate for loss of
hedgerows (Refer to figure 5).
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Figure 5: Provide new hedgerow planting (and trees) to link with the existing hedgerow.
Watery Lane (public right of way access)

Enhance the pedestrian access and circulation into the development.
Recommendations:

1) Close the existing public footpath (Refer to figure 6, reference A) that is located between a
narrow space between the back of residential properties and the brook.

2) Bridge over the brook at the entrance directly into the park and provide a new wider path (that
also accommodates cycles). The new path will be more legible and will promote wider active
travel potential connecting to the wider pedestrian circulation network.

Figure 6: Rethink active travel into the site to give an enhanced and more legible pedestrian path
network.



Watery Lane/Twyford Road Link (through vegetated corridor) — Viewpoint 3
This proposed access impacts existing trees and ‘opens-up’ the view to the back of the industrial
area.

Recommendation:
1) Further information regarding existing trees, and landscaping proposals to mitigate the back of

the industrial area and to enhance the amenity (safety and appearance) as part of this access
way into the site.(Refer to figure 7).

Figure 7: Provide details of the landscaping along access corridor.

Green Crize/ Hoarwithy Road access

In principle, the access is supported. There is loss of a considerable length of hedgerow, however
compensation is provided with tree planting in the park and along the development frontage as
part of the masterplan vision.

Recommendation:
1) Provide the proposed context and levels to ensure they are coordinated between the park and

access, taking into account the key view that is revealed after passing through the underpass
(Refer to figure 8).
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e o <3
master plan vision.

Lower Bullingham Lane Access

In principle, this access is supported as a means of connecting to the greater development,
however there is no indication of levels and therefore understanding of the impacts on the
landscape. There is a consideration level change between west and east sides of the lane (Refer
to figure 9).

Recommendation:

1) Provide levels, context and proposed landscape.
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Figure 9: Masterplan, proposed access and existing conditions.

Country Park pedestrian and cycle access

In principle, this access is supported.

Overall

In general provide further detailed information, to include:

1) Levels

2) Site Context and response to context

3) Detailed drawings coordinated back to masterplan vision to ascertain if detailed conditions
work with the vision (even if drawn onto the detail plans as illustrative background)

4) Proposals that address pedestrian and place making as part of the access proposals

A greater treescape opportunity

The following is recommended to develop a greater treescape strategy that links Hereford, the
development site with the Country Park and beyond (Refer to figure 10). The proposals suggests
a Treed Avenue that creates a country park character (Refer to figure 11), that builds on the
existing oak avenue south of Green Crize (Refer to figure 12), with a pedestrian/cycle link
established between the city and the park.
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Use the development to drive this link and work with landowners to provide the widths needed for
paths, hedgerows and trees.

Figure 10: Create a greater vision for the lanes and access to the development, Country Park and
Green Crize.

Figure 11: Avenue to enhance the park edges, development frontage and link to the Country
Park.
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Figure 12: Existing Oak Avenue, approacing Green Crize.
Principal Natural Environment Officer (Trees) comments: January 2026

The previous tree officer comments highlighted concerns over the partial removal of moderate
quality trees and groups for the facilitation of the site access both to the north and south of the
site (Twyford Road and B4399).

The northern site access seeks to utilise a pre-existing track for access, which will need extensive
road works in order to be a viable point of access. These works will include excavation and road
laying requiring tree removals in this location. The previous Tree Officer comment goes on to
state that some effort should be made to retain an amount of these category B trees marked for
felling or, failing that, substantial tree planting should be utilized on site to offset this loss. Iltem
452 Landscape & Arboriculture Note addresses this concern with the following:

“Final decisions as to exactly what trees would be affected by the implementation of the link and
the means of mitigation / compensation for losses will be determined in conjunction with the
Highway Authority and Herefordshire Council during the application process with the details to be
secured via condition” and “The tree constraints will be taken into account in the detailed design
of this route. Care will be taken to minimise losses and retain the higher quality trees wherever
feasible. To deliver the link, some losses will be inevitable, however. Reinstatement planting will
be specified as space permits, identifying locations and specifying species that are appropriate
to the new link for amenity and biodiversity value and in consideration of public safety”

When looking at the southern site access it is clear that the extent and pattern of removal is a
necessity for the proposed roundabout serving the site and its visibility splays onto the B4399.

Substantial compensatory planting will therefore need to be put in place to offset the losses of
both access points from an arboricultural and Biodiversity Net Gain perspective. A re-planting
plan is outlined in the application’s Green Infrastructure Strategy which satisfies this requirement.

Additional conflicts with trees T1-T5 in the south-eastern section of the site will be addressed at
the reserved matters stage of application.

In conclusion, where unavoidable, moderate quality tree losses are set to be robustly offset in the
form of compensatory planting and there is still discussion to be had regarding the final positioning
and total tree losses at the northern access off Twyford Road. For this reason and when balancing
the proposal objective and constraints against BS5837 Trees in Relation to Design, Demolition
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and Construction, LD1-LD3 of the Herefordshire Local Plan Core Strategy and National Planning
Policy Framework (NPPF), | find this proposal, at this outline stage, to be compliant.

Therefore, subject to strict adherence to the following conditions, | have no objection to this
proposal.

CONDITIONS:

Condition 01 — In accordance with plans

Except where otherwise stipulated by condition, the development shall be carried out strictly in
accordance with the following documents and plan:

Arboricultural Assessment BS5837:2012 (September 2024)

Green Infrastructure Strategy

Reason: To ensure that the development is carried out only as approved by the Local Planning
Authority and to conform with Policies LD1 and LD3 of the Herefordshire Local Plan — Core
Strategy and the National Planning Policy Framework.

Condition 02 — Retention of Existing Trees

No retained tree shall be cut down, uprooted, destroyed, pruned, cut or damaged in any manner
during the construction phase and thereafter for [...] years from the date of occupation of the
building for its permitted use, other than in accordance with the approved plans and particulars.
Reason: To safeguard the character and amenity of the area and to ensure that the development
conforms with Policies LD1 and LD3 of the Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework.

Condition 03 — Replacement of new trees

If within a period of [...] years from the date of planting, the tree, or any tree planted in replacement
of it, is removed uprooted, destroyed, dies or becomes seriously damaged or defective, another
tree of the same size and species shall be planted within the first planting season, unless the
local planning authority gives written consent to a variation.

Reason: To ensure failing trees are replaced and thereby ensuring that the development
conforms with Policies LD1 and LD3 of the Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework.

Principal Natural Environment Officer (Trees) comments: January 2025

| have reviewed the submitted documents in relation to the arboricultural resource within the site
and have the following comments in relation to the proposed access routes.

The Arboricultural Impact Assessment was submitted as part of this outline planning application
(FPCR_Sept 2024). This document highlights all trees within the site and their overall quality in
relation to BS5837:2012.

The report highlights that overall 87 survey items were identified during the updated survey. The
majority of these were identified as low quality Category C. The proposals to access the site will
result in a total of 26 removals but 14 of these would be low quality survey items which is
acceptable.

Most moderate quality and high quality trees proposed to be removed are located along the
Watery Lane/Twyford Road access. An entire section will have to be felled to facilitate the access
route in to the site. Obviously, this is not ideal and would be more beneficial to retain and
incorporate in to the scheme. The main roundabout access off Rotherwas Link Road will also
require a large section of moderate quality G1 to be removed.
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It is noted that most high quality/moderate quality trees have been incorporated in to the wider
scheme. There are some minor conflicts by positioning buildings close to these features but this
can be addressed during the planning stage for the main body of the site. This is relevant to trees
T1-T5 in the south-eastern section of the site.

Overall, it is expected that removals will be required to allow access in to the site. Most of these
are lower quality and can be mitigated against through planting. A larger section of moderate
quality group G1 will require sectional removal to allow the main access which is not ideal, but
extensive tree planting should be proposed to ensure the loss is compensated.

The section of trees along the proposed Watery Lane/Twyford Road access which are proposed
to be removed, | have concerns over and believe that some effort could be made for their retention
as a feature - it is unclear to whether this is viable in the overall scheme.

| would have no objection to the proposals if the above is considered. If not viable, substantial
tree planting should be proposed to potentially mitigate the loss of these important trees.

Principal Natural Environment Officer (Ecology): No objection March 2026
Based on supplied amended information there are no new or additional ecology comments.
Principal Natural Environment Officer (Ecology): Previous comments February 2025

The statutory Biodiversity Net Gain information supplied appears relevant and appropriate. Given
the extent of the BNG and its direct connection to implementation of landscaping, public open
space, and play facilities the final BNG submission should provide a clear detailed masterplan of
which features apply to which discipline and its requirement. As onsite BNG is significant in scale
and nature a relevant legal agreement to secure required 30 year HMMP (alongside landscaping,
PoS etc) is requested. The final BNG submission should not be made until all layout and plans
have been agreed to ensure actual delivery as proposed. The final plans and metric supplied
should represent the approved scheme for this development and phase.

Habitat Regulations Assessment

e A mains sewer connection is available at this location.

¢ Welsh Water have confirmed in their formal response ref PLA0084066 dated 16/12/2024
that their local mains sewer system (Eign-Rotherwas Waste Water Treatment Works) has
capacity to manage all additional foul water flows created by the development as proposed
under this OPP up to 540 homes.

¢ No surface water should be discharged to mains sewer to ensure there is no hydraulic
overload of mains sewer system.

e The development can be accommodated within the nutrient allowance considered within
current Core Strategy and that was subject to previous HRA considerations.

e With nutrient load accommodated and confirmation of use of Mains Sewer system there
are no identified adverse effects from nutrient loading created by the proposed
development.

e There is no reason to consider that surface water flows cannot be managed through
appropriately designed Sustainable Drainage System with managed discharge to relevant
watercourses/surface water drain features.

e The use of SuDS to manage surface water flows ensures there are no new or additional
nutrient pathways over existing greenfield run-off rates.

e The use of SuDS to manage surface water flows ensures there are no new or additional
pollutant pathways in to the River Wye SAC.

o The use of mains sewer to manage all foul water flows, that all surface water is managed
by SuDS with no discharge to any mains sewer system; can be secured as the high level
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principle methodology for drainage for the site through the OPP. Final technical design
details can then be considered as part of Reserved Matters.

e The Case Officer is requested to ensure this requirement is secured as part of any Outline
PP granted.

Other considerations

Protected Species (SAC)

The site has direct hydrological connections to the River Wye SAC (Red Brook and other
watercourses). These are known to support movement of populations of species identified as a
feature of the SAC including fish species, crayfish and movement and likely presence of Otters
(aquatic and wider terrestrial activity).

As part of consideration at RM stage a detailed scheme to demonstrate that all areas within 50m
of any watercourse and any crossings or other works to watercourses are fully compliant with
best practice in respect of Otter movement and safety and passage of fish and crayfish is
requested. This is so as to ensure there are no effects from construction and future use, including
recreational pressures from the increased population and vehicle movements the development
will create. With relevant consideration and mitigation measures secured as part of future detailed
layout, structure designs, lighting, design of public open space and landscaping there are no
identified likely adverse effects on SAC related species as a result of the current outline planning
application. The Case Officer is requested to ensure this requirement is secured as part of any
Outline PP granted.

Effects of construction

The significant construction work proposed, including soil movement and storage, machinery,
noise, light, dust (as some examples) have potential to impact the River Wye SAC directly and
indirectly via hydrological connections. The works also have potential to impact mobile and
opportunistic protected species and wildlife. These effects should be fully considered and relevant
mitigation measure identified within a Construction Environmental management Plan (see
https://www.designingbuildings.co.uk/wiki/Construction_environmental management plan)
Immediately prior (no more than 3 months is suggested as relevant and reasonable) in advance
to works commencing on all or any phased development the following should be supplied for
approval by the LPA:

Updated ecological assessment/walkover to consider all protected species and general
ecological interests. Updated results and report should be supplied and used to inform a specific
Ecological Working Methods Scheme and detail any specific licences or other ‘external
permissions that may be required.

A detailed Construction Environmental Management Plan — to consider and detail mitigation and
working methods in respect of all non-ecological/wider potential environmental effects from site
preparation, soil storage and management, and construction works.

The Case Officer is requested to ensure this requirement is secured as part of any Outline PP
granted.

With all mitigation secured the final HRA Appropriate Assessment completed should be
submitted, with draft conditions as relevant, to Natural England for their comments prior to any
OPP being granted

Other ecology comments.
540 homes and associated domestic external lighting has potential to have a significant impact

on local dark skies that benefit the amenity of the locality and wider Wye Valley as well as the
identified populations of nocturnal and light sensitive species including many bat species,


https://www.designingbuildings.co.uk/wiki/Construction_environmental_management_plan
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including ‘higher conservation status’ species such as Greater Horseshoe. A condition included
at OPP would ensure that this is fully considered and mitigated within final plans submitted. A
suggested condition would be

Protected Species and Dark Skies (external illumination)

No external lighting shall be provided other than the maximum of one external LED down-lighter
above or beside each external door (and below eaves height) with a Corrected Colour
Temperature not exceeding 2700K and brightness under 500 lumens. Every such light shall be
directed downwards with a O degree tilt angle and 0% upward light ratio and shall be controlled
by means of a PIR sensor with a maximum over-run time of 1 minute. The Lighting shall be
maintained thereafter in accordance with these details.

Reason: To ensure that all species and local intrinsically dark landscape are protected having
regard to The Conservation of Habitats and Species Regulations 2017, as amended by the
Conservation of Habitats and Species (Amendment) (EU Exit) Regulations 2019’ (the ‘Habitats
Regulations’), Wildlife & Countryside Act (1981 amended); National Planning Policy Framework,
NERC Act (2006) and Herefordshire Local Plan - Core Strategy policies SS1, SS6, LD1-3; and
the council’s declared Climate Change and Ecological Emergency

For all other ‘public’ lighting this should be minimum required and design/luminaire specification
based on current best practice such as that developed by the Bat Conservation Trust and Institute
of Lighting Professionals. Areas being proposed with any significant for Biodiversity Net Gain
contribution should not be subject to any additional illumination so as to ensure the BNG achieves
maximum potential. The Case Officer is requested to ensure this requirement is secured as part
of any Outline PP granted.

In addition to statutory BNG all developments should demonstrate a clear benefit to specific
species. With final design agreed a scheme to show a significant and meaningful wildlife benefit
is requested. With advice form an ecological consultant it is anticipated that 20% of new homes
could include a range of different built in features to support bird nesting (including but not limited
to House Sparrow and Swifts) and bat roosting; hedgehog homes and ‘highways’ through all
impermeable boundary features where these do lead to a main access road; reptile/amphibian
hibernacula. Design and layout may facilitate the construction of a suitably located artificial otter
holt linked to a watercourse on the site. No features should be installed in Ash trees or any other
tree or feature that might have a limited lifespan so as to ensure long term security of the installed
features. A detailed plan and specification showing all proposed ‘species enhancements’ is
requested as a future submission for consideration and approval by the LPA. The Case Officer is
requested to ensure this requirement is secured as part of any Outline PP granted.

The applicant is reminded that all natural planting should fully consider climate change and pest-
pathogen resilience. To comply with the Highway Design Guide thorny and spikey species should
not be planted adjacent or close to any public footpath, footway, cycleway of other highway
feature.

The applicant should be aware that to be an accredited country park - Natural England-Green
Flag — there are some very specific and detailed criteria that must be delivered. Careful use of
the tern “country park” is requested to ensure there is no confusion or higher than reality
expectations created. Criteria for accreditation can be found at
https://www.gov.uk/government/publications/accredited-country-parks-in-england

Public Rights of Way Manager: Comments: February 2026

Proposed plans show the diversion of public footpath LOB1. The consultation process for this
diversion needs to be carried out and a legal order made before work starts. This must be a
condition if approval of the application is granted.


https://www.gov.uk/government/publications/accredited-country-parks-in-england
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Previous comments Public Rights of Way Manager: Comments: November 2024

https://myaccount.herefordshire.gov.uk/documents?id=9a6a27a7-c9b6-11ef-9089-
005056abllcd

Principal Building Conservation Officer comments: No objection March 2026

Policy and Documents

The Planning (Listed Buildings and Conservation Areas) Act 1990

Historic England — Historic Environment Good Practise Advice in Planning — Note 3 The setting
of Heritage Assets.

Historic England — Historic Environment Good Practise Advice in Planning — Note 2 Managing
Significance in Decision-Taking in the Historic Environment.

National Planning Policy Framework

Herefordshire Local Plan Core Strategy 2011 — 2031 — Policies SS6, LD1, &LD4

Further to the built heritage comments of 21/02/2025 where no objections were raised to the
proposal, the amended plans and documentation received are duly acknowledged and have
been considered;

Noting the contents of the above, the amended details are such not to change the previous
comments and as such the consideration of no objection in built heritage terms would remain.
However as previously the comments in respect of the reserved matters, that care be taken in
the roofscape in terms of design and materials, to assimilate the new development into the
existing development when viewed from higher ground and would reference illustration 3 page
10 of the Heritage Impact Assessment is repeated.

Previous comments: Principal Building Conservation Officer comments: No objection
February 2025

https://www.herefordshire.gov.uk/planning-and-building-control/planning-
search/details?id=242558&search-term=242558

Archaeological Advisor updated comments: February 2026

Archaeological conditions and design requirements need to be retained as before (194402,
232110 242558 [29/11/24]). No objections, no further comments.

Previous comments: November 2024

This is the latest iteration of a very long running proposal, the principal relevant application
being 194402, which included significantly more land to the south. | made extensive comments
on that application, which you should refer to.

In essence, this smaller proposal will, by virtue of its reduced size, have a marginally lesser
impact. However, particularly because most of the heritage assets previously referred to will still
be affected, there would continue to be an impact of substance. In particular, the ‘Rotherwas
Ribbon’ remains within the current application site, and needs to be protected.

Whilst it is appreciated that the applicant may wish to update their various assessments etc., there

is in my view no particular need to revisit any of this in detail. The site is well understood and the
proposal is acceptable as it stands.

Approve with Conditions ]

The same conditions/requirements as before [cf]. Specifics to be agreed at reserved matters
stage as applicable.


https://myaccount.herefordshire.gov.uk/documents?id=9a6a27a7-c9b6-11ef-9089-005056ab11cd
https://myaccount.herefordshire.gov.uk/documents?id=9a6a27a7-c9b6-11ef-9089-005056ab11cd
https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242558&search-term=242558
https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242558&search-term=242558
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Minerals and Waste Officer: No objection Jan 2025

Mineral safequarding

The site is in an area designated for the safeguarding of minerals. The relevant policy is that of
policy M2 with in the Minerals and Waste Local Plan (2024) (MWLP). The policy sets out a criteria
where non-mineral developments can be supported within the minerals safeguarding areas. This
includes where the non-mineral development is strategic and can be demonstrated to outweigh
the need for the mineral resource and associated infrastructure. The development which this
application seeks permission for is part of an allocated site within the local development plan and
represents a major development as defined in the Town and Country Planning (Development
Management Procedure) (England) Order 2015.

NPPF Paragraph 218 also advises that locations of specific minerals resources of local and
national significance should be safeguarded, and development avoided in such areas if it might
constrain potential future use for mineral working. The application has been supported with a
Minerals Assessment by BWB Consulting completed in August 2024. | concur with the
conclusions of the assessment with regards to the constraints associated with the site which limit
the economic and environmental viability of large-scale mineral extraction on the site.

In addition to policy M2 within the MWLP, policy M3 is also considered to be relevant as it deals
specifically with the winning and working of sand and gravel and identifies the preferred areas for
workings and new operations. The application site is not listed or identified within the policy. There
is currently no identified need for additional sand and gravel resources within the County, with the
preferred areas identified expected to come forward over the plan period.

Overall, based on the information submitted, the proposal is not considered to conflict with policies
M2 and M3 of the MWLP and no objection is raised with regards to the safeguarding of minerals.

Waste generation

Dealing with waste is a major challenge for society and needs to be addressed alongside other
initiatives to improve the sustainability of our environment and economy. The proposal involves
the construction of a significant major development and therefore will generate significant
volumes of construction materials and as such compliance with policy SP1 in the MWLP is
required. Policy SP1 seeks to ensure that developments are designed to increase the potential
for recycling and minimising waste and that resources are directed to contribute positively to
addressing climate change. The main principle of policy SP1 is to ensure that development is
delivered sustainably when it comes to the sourcing of construction materials and minimising
waste generated through the construction.

To address policy SP1 the application has been supported with the following documents;

e Sustainability and Energy Statement dated March 2024
¢ Bloor Homes Sustainability Strategy
e Framework Waste Management Plan

The documents are welcomed and set out the commitment of the applicants to deliver low carbon
housing whilst managing waste generated through the construction sustainably.

The FWMP is identified as being a ‘live’ document’ which will be updated at the Reserved Matters.
Waste prevention and management forms one part of the requirement of the Resource Audit. The
other is that of material/aggregate to be used in the construction.

Due to the scale and nature of the proposal, it is likely that the development will be phased and
this may result in several reserved matters submission. The requirement of Policy SD1 will be
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relevant to all phases, with each RM submission requiring a resource audit to set out end of life
considerations for the materials used in the proposed development and a strategy for waste
prevention.

It is recommended that should the application be approved, the following condition is included to
ensure the development complies with the requirements of policy SP1 of the MWLP.

Condition — Resource Audit

As part of the Reserved Matters application/s the applicant shall submit a Resource Audit to
identify the approach to materials and waste prevention. The Resource Audit shall include the
following;

¢ The amount and type of construction aggregates required and their likely source;

e The steps to be taken to minimise the use of raw materials (including hazardous
materials) in the construction phase, through sustainable design and the use of
recycled or reprocessed materials;

e The steps to be taken to reduce, reuse and recycle waste (including hazardous
wastes) that is produced through the construction phase;

e The type and volume of waste that the development will generate (both through the
construction and operational phases);

¢ On-site waste recycling facilities to be provided (both through the construction and
operational phases);

e The steps to be taken to ensure the maximum diversion of waste from landfill (through
recycling, composting and recovery) once the development is operational;

¢ End of life considerations for the materials used in the development; and

e Embodied carbon and lifecycle carbon costs for the materials used in the
development.

Construction works shall thereafter be carried out in full accordance with the details of the
approved Resource Audit unless agreed in writing by the Local Planning Authority.

Reason: The treatment/handling of any site waste is a necessary initial requirement before
any groundworks are undertaken in the interests of pollution prevention and efficient waste
minimisation and management so as to comply with Policy SP1 of the Herefordshire Minerals
and Waste Local Plan and the National Planning Policy Framework.

Environmental Health Service Manager (Noise/Nuisance) comments:

April 2026: No additional comments

No objection February 2025

This is an outline application with all matters reserved for future consideration, save for access.

There is little information on site layout at this stage but a Noise Impact Assessment (ref. BULL-
BWB-ZZ-ZZ-RP-YA 05) has been submitted with this outline application.

Noise has been assessed from the perspective of impact on current residential receptors and
future occupants of the site. Sources covered include road and rail traffic, development noise
and existing and proposed commercial and industrial activities.

A baseline noise survey was carried out in 2018 with a further validation study taking place in July
2023. Levels were assessed near to existing receptors and also across the proposed site. Noise
modelling was carried out to ascertain day and night time noise propagation across the site.

Road traffic noise — external levels:
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The modelling shows that the 55dB LAeq,16hr upper guideline for external amenity areas as
outlined in World Health Organisation (WHO) Guidelines* and BS8233** will be exceeded in
locations closest to the BS4399 and Green Crize with further mitigation required.

Road traffic noise — internal levels:

According to modelling, for properties situated closest to the B4399 and Green Crize, internal
noise levels (day and night time) as set out in the WHO Guidelines and BS8233 will be exceeded
and therefore require further mitigation.

Rail traffic noise — internal and external levels:
Rail traffic noise has been considered and the modelling suggests that both internal and external
noise levels will not be detrimentally impacted by rail noise.

Existing commercial and industrial noise sources:

Existing noise sources have been assessed according to criteria outlined in BS4142.*** A scrap
yard on the eastern site boundary has been identified as potentially having a significant adverse
impact on residential dwellings with direct line of site to the business. Paragraph 180 of the NPPF
states...” mitigate and reduce to a minimum potential adverse impacts resulting from noise from
new development — and avoid noise giving rise to significant adverse impacts on health and the
quality of life”. In any future reserved matters application, noise from the scrap yard will need to
be further assessed and seriously considered in the revised layout of the site. | appreciate that
the modelling has outlined a worst case scenario without any screening correction or knowing the
exact layout. However, this department will not accept a significant adverse impact on residential
receptors. Design options have been discussed on page 28 and require further exploration once
the site layout has evolved.

Proposed commercial and industrial noise sources:

Whilst these are not yet known, plant noise can be controlled via a BS4142 assessment and noise
limits imposed, along with suitably-worded planning conditions where necessary. By virtue of
class E, any industrial process is one which can be carried out in any residential area without
detriment to the amenity of that area by reason of noise, vibration, smell, fumes, smoke, soot,
ash, dust or grit.

Development noise:

Nuisance caused during development can be controlled by a robust CEMP and should include
comprehensive assessment, control and monitoring of the impacts on existing residential
receptors and also those who move onto the site prior to works finishing.

Mitigation:

The report suggests that in areas on the site where desirable external and internal noise levels
cannot be achieved, road traffic noise can be controlled by the installation of acoustic barriers,
suitable sound insulation and enhanced glazing (with occupants having to keep windows shut).
Site layout and room orientation should be considered as first preference. Only when site
solutions are not practical should facade solutions be considered. Occupants having to keep
windows closed should be a last resort and will not be supported widely across the site.

Any future reserved matters application should include an updated noise impact assessment
based on a more detailed site layout and demonstrate how a good design process has been
followed in accordance with ProPG.**** Should the assessment identify that an overheating
assessment is required, this should also be provided.

Reason: In order to protect the amenity of the area so as to comply with policy SD1 of the
Herefordshire Local Plan Core Strategy 2011-31.

*WHO Regional Office for Europe 2018: Environmental noise guidelines for the European Region

(2)

*BS8233:2014 Guidance on sound insulation and noise reduction for buildings
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***BS4142:2014+A1(2019) Methods for rating and assessing industrial and commercial sound
****ProPG: Professional Practice Guidance on Planning and Noise: New Residential
Development’ (May 2017 or later versions)

Environmental Health Service Manager (Contaminated Land) comments: No objection
March 2026

We refer to the above application and would make the following comments in relation to
contaminated land and human health issues only.

We’ve nothing further to add to previous comments other than that the applicant should ensure
their commissioned specialists are aware of any changes to layout and land uses as these could
affect the conclusions and recommendations of the further works proposed.

The condition previously recommended should be appended to any approval.

Previous comments Environmental Health Service Manager (Contaminated Land)
comments: No objection December 2024

We refer to the above application and would make the following comments in relation to
contaminated land and human health issues only.

‘Bloor Homes (Western) Limited. Bullingham, Hereford. Phase 1 Geo-Environmental
Assessment.” Prepared by BWB Consulting, dated August 2024, Doc Ref: BUL-BWB-BGT-xx-
RP-LE-0008_DS, BWB Ref: BWM2135.

The above has been submitted in support of the application which has identified that, although
significant contamination is considered to be unlikely, further works are required, particularly in
consideration of potential risks from ground gases and unexploded ordnance. As such, an
intrusive phase of investigation is recommended to validate the assumptions of the Desk
Study/Preliminary Risk Assessment and address identified uncertainties. With this being the
case, we'd recommend the condition below be appended to any approval.

Recommended condition

1. No development shall take place until the following has been submitted to and approved
in writing by the local planning authority:

a) The risk assessment submitted in support of the application (BWB, Ref:BMW2135,
August 2024) confirmed the possibility of a significant pollutant linkage(s), a site
investigation (as recommended) should be undertaken to characterise fully the nature
and extent and severity of contamination, incorporating a conceptual model of all the
potential pollutant linkages and an assessment of risk to identified receptors

b) if therisk assessmentin (a) identifies unacceptable risk(s) a detailed scheme specifying
remedial works and measures necessary to avoid risk from contaminants/or gases
when the site is developed shall be submitted in writing. The Remediation Scheme
shall include consideration of and proposals to deal with situations where, during works
on site, contamination is encountered which has not previously been identified. Any
further contamination encountered shall be fully assessed and an appropriate
remediation scheme submitted to the local planning authority for written approval.

Reason: In the interests of human health and to comply with policy SD1 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework.



7.20

74

2. The Remediation Scheme, as approved pursuant to condition no. (1) above, shall be fully
implemented before the development is first occupied. On completion of the remediation
scheme the developer shall provide a validation report to confirm that all works were
completed in accordance with the agreed details, which must be submitted and agreed in
writing before the development is first occupied. Any variation to the scheme including the
validation reporting shall be agreed in writing with the Local Planning Authority in advance
of works being undertaken.

Reason: In the interests of human health and to comply with policy SD1 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy Framework.

3. If, during development, contamination not previously identified is found to be present at
the site then no further development (unless otherwise agreed in writing with the local
planning authority) shall be carried out until the developer has submitted, and obtained
written approval from the local planning authority for, an amendment to the Method
Statement detailing how this unsuspected contamination shall be dealt with.

Reason: In the interests of human health and to comply with policy SD1 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy Framework.

Technical notes about the condition

1. Assessment is required to be undertaken in accordance with good practice guidance and
needs to be carried out by a suitably competent person as defined within the National
Planning Policy Framework 2019.

2. All investigations of potentially contaminated sites are required to undertake asbestos
sampling and analysis as a matter of routine and this should be included with any
submission.

3. Where ground gas or vapour protection measures are required, they shall be validated in
accordance with current best practice guidance.

Environmental Health Service Manager (Air Quality): No objection April 2025

| refer to the above application and | would make the following comments in relation to Air
Quality.

The current use of the site is predominantly agricultural fields, therefore the proposed use will
generate a significant number of additional vehicle movements during the operational phase of
the development. There will also be potential dust impacts during the construction phase.

Transport Assessment

A transport assessment was prepared by PJA dated August 2024 to support the planning
application.

| believe that further information and clarification has been requested by the Local Authority
Highways team in respect of the transport data.

It should be noted that baseline and predicted traffic movements used within the air quality
model to calculate vehicle emissions within the air quality assessment are based on traffic data
taken from transport modelling.



7:21

7.22

75

Therefore, if there are any significant changes to the predicted traffic movements as a result of
ongoing discussions between the applicant and the highways team, the air quality assessment
may need to be reviewed.

Detailed Air Quality assessment

An air quality assessment prepared by BWB dated August 2024 was submitted in support of the
application. The assessment was undertaken in accordance with the Institute of Air Quality
Management Guidance — Air Quality and Planning.

The report considered:

e the potential impact of dust emissions during the construction phase on surrounding
receptors (including PM10).

¢ the potential impact that the proposed development would have on air quality from
increased traffic emissions around the development site and in locations where traffic
movement is predicted to increase including the AQMA. Pollutants that were assessed
where Nitrogen dioxide, PM10 and PM2.5.

The air quality assessment was modelled using the verification year off 2022, a baseline year of
2024 and the opening year 2031.

The detailed air quality assessment did not predict any exceedances of the air quality objective
levels for Nitrogen Dioxide and particulate matter at the modelled locations in 2031.

Dust from Construction Phase

The report concluded that mitigation measures would be required to minimise emissions of dust
during the construction phase. Therefore, a suitable condition to control dust during the
construction phase should be applied to any planning consent, should the application be
approved.

Conclusions
On the basis of the information available | have no adverse comments to make regarding air
quality matters, in relation to the proposed development.

However, should further information come forward that significantly changes the traffic data that
the air Quality assessment is based upon, the air quality assessment may need to be amended
to reflect these changes.

Environmental Health Service Manager (Private water supply): No objection April 2025

Strategic Housing Manager Comments: May 2026 No objection

Following further discussions with the developer, the mix and tenure has been agreed in
accordance with the needs data from the Housing Market Area Needs Assessment, Home Point
and the Accessible Homes Register.

The following mix has been accepted:
Social Rented :

1b 2p flat x 12 M4(1)

1b 2p ground floor flat x 12 M4(2)
1b 2p first floor flat x 12 M4(1)

1b 2p bungalow x 1 M4(2)

2b 3p bungalow x 1 M4(2)
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2b 4p bungalow x 2 M4(3)
2b 4p house x 42 M4(1)
3b 5p house x 36 M4(1)
4b 6p house x 8 M4(1)

5b 8p house x 2 M4(1)

Shared Ownership or Discounted Market :

2b 4p house x 30 M4(1)
3b 5p house x 31 M4(1)

All units are to be built to NDSS and must be built to a similar standard as the Open Market
units.

A s106 will secure a Local Connection to Lower Bullingham in the first instance.
Previous comments No objection February 2025

Further to my comments dated 19/12/24, due to the changes in the NPPF, and further needs
data, my original comments need to be revised.

In addition to my original comments, please note that there is no requirement to provide First
Homes and therefore the council require the following:

Open Market Social Rented Affordable Home Ownership
Shared Ownership Discounted Market at 30%
1 bed 18 21 8 4
2 beds 88 40 22 10
3 beds 175 40 12 5
4 beds 40 19
5 beds 30 8

We have increasingly large families looking for rented accommodation so we would request that
4 of the Social Rented 4 beds be 4 bed 8 person houses and 2 of the 5 beds would be 5 bed 10
person houses.

We also need:

1 x 5 bedroom dormer bungalow (M4(3), (the child and the parent need to sleep on the same
floor so it would be 2 bedrooms, wet room, kitchen and living room downstairs, with 3 other
bedrooms upstairs

and

1 x 4 bedroom house (M4(2), but it has to have a separate dining room, living room, kitchen
downstairs. It also needs to have a fairly large garden and ideally, due to the behaviour and
difficulties of the child, it needs to be detached.

Both of these units need to be Social Rent.

Amongst this mix, we also have many families with disabilities who require bungalows. | would
ask that there are 8 bungalows delivered, 5 of which are built to M4(3) and 3 built to M4(2). These

are to be a mix of 2 and 3 bedroom, in addition to the 5 bedroom M4(3) mentioned above.

We will require the one bedroom units to be back to back houses with the exception of one block
of 6 one bedroom units to be allocated for a vulnerable cohort.
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All units are to be built to a minimum of the National Space Standards and to be placed throughout
the estate in small clusters.

The development will have a local connection to Lower Bullingham in the first instance, followed
by Hereford City and then, the County of Herefordshire.

Therefore Strategic Housing would request that a condition be imposed on the outline planning
permission that the exact mix of affordable and open market units be agreed prior to submission
of Reserved Matters. In addition to this the tenures of Social Rent and Affordable Home
Ownership be secured through the s106 in addition to wheelchair accessible bungalows and
National Space Standards.

Previous comments: Strategic Housing Manager Comments December 2024
https://myaccount.herefordshire.gov.uk/documents?id=f214771e-c8ec-11ef-9089-
005056abllcd

Waste Operations Team Leader comments: February 2025 No objection
Open Spaces Planning Officer comments: February 2026
The amended plans focus on highway updates.

I have reviewed the amended plans for green infrastructure parameter and concept masterplan
which look to remain unaffected by highways amendments.

| have no further comments to make.
My previous comments stand.
Previous comments Open Spaces Planning officer comments: February 2026

Open Space Requirements: Relevant Policies and Evidence bases:

National Planning Policy Framework (NPPF):

e Paragraph 102: Open Space and Recreation: provision of what open space, sports and
recreational opportunities required in a local area should be based on robust assessments of
need

e Paragraph 102 states that access to a network of high-quality open spaces and opportunities
for sport and physical activity is important for the health and well-being of communities

Core Strategy(CS)

¢ 0OS1: Requirements for Open Space, Sports and Recreation Facilities
e 0OS2: Meeting Open Space and Recreation Needs

Open Space Evidence Bases: As part of the Core Strategy Review the following evidence bases

have been updated and reviewed.

Herefordshire Open Space Assessment, Strategy and Action Plan 2023

Herefordshire Playing Pitch and Outdoor Sports(PPOS) Assessment September 2022
Herefordshire Playing Pitch and Outdoor Sports(PPOS) Strategy and Action Plan Feb 2023
Herefordshire Indoor and Built Sports Facilities Assessment September 2022
Herefordshire Indoor and Built Sports Facilities Strategy and Action Plan Feb 2023

Green and Blue Infrastructure Strategy 2023


https://myaccount.herefordshire.gov.uk/documents?id=f214771e-c8ec-11ef-9089-005056ab11cd
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Open Space Policy Requirements: In accordance with CS policies OS1 and OS2 requirements
for open space, sport and recreation facilities will be sought from all new residential development
on a site by site basis in accordance with all applicable set standards and evidence
bases. Where on-site provision is not appropriate off-site contributions may be sought on an
equally beneficial basis for the local community. In this instance a combination of on and off-
contributions will be requested

The latest evidence base Herefordshire Open Space Assessment, Strategy and Action Plan 2023
recommends the following quantum for:

e Accessible Greenspace @ 3ha per 1000 population, to include amenity greenspace and semi
natural/natural green space in accordance with Natural England Standards

e Provision for children and teenagers @0.25ha per 1000 population in accordance with Fields
in Trust

The outline application relates to a first phase of the Southern Urban Expansion (Lower
Bullingham) and CS Policy HD6. In accordance with these standards, for a development of 540
houses and an occupancy rate of 2.3 (population 1,242) the developer would be required to
provide as a minimum on-site green infrastructure comprising:

e 3.7ha (37,260sq m) of Accessible Green Space @ 3ha per 1000 population
¢ 0.31ha (310sqg m) of Provision for Children and Teenagers @ 0 @ 0.25ha per 1000 population

On-site Green Infrastructure and Accessible Green Space: Although an outline application,
provision of open space is shown indicatively on submitted plans:

¢ Concept Masterplan: drawing no. BL-M-11 Rev N
e Green Infrastructure Parameter Plan drawing no. BL-M-18 Rev F
e Green Infrastructure Plan drawing no. 07930-FPCR-XX-ZZ-DR-L-0001_D

As detailed in the submitted planning statement, proposed open space is more than the minimum
requirement as set out above. Atotal of 14.28ha is proposed to include accessible green space,
informal and formal play opportunities and attenuation ponds. An addition of 6.28ha is proposed
for a country park.

The submitted Green Infrastructure Strategy responds positively to the Core Strategy Evidence
Base for Green Infrastructure and in particular strategic aspirations that meet the wider benefits,
for people, place and nature including the delivery of multi-functional open space. Indicative
Green Infrastructure Plan (dwg.07930-FPCR-XX-ZZ-DR-L-0001 D provides a concept plan for
taking forward this approach. In principal it proposes, Gl corridors, strategic greenways along
Red Brook and Norton Brook and links with Withy Brook; a series of linked multi-functional spaces
that will deliver landscape, amenity and biodiversity benefits as well as performing a SuDS
function; retention of existing rights of way and new networks of foot/cycle routes and connections
through green spaces; and delivery of a country park providing a variety of planting and informal
opportunities for recreation.

The principle of this approach is supported but more detail will be required at detailed reserved
matters stage and consideration of the recommendations included in the Herefordshire Green
and Blue Infrastructure Strategy and the Open Space Strategy for the delivery of quality on-site
accessible green space, children's play areas and green infrastructure. The proposal should
demonstrate that its green spaces

e Are multi-functional - open spaces provide a broad range of features and facilities to support
the health and well-being of the residents.

o Reflect a multi-functional network and offer differing functions appropriate to the
environmental context.

e extend the tree canopy
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e Incorporate SuDS

¢ Increase connectivity to the local nature recovery network including the creation of wildflower
grasslands, hedges and woodlands

« Reflect local distinctiveness, including landscape character, conservation and heritage of the
location.

e Provide equality of access to enable people to use an open space without anxiety and
excessive effort.

e are designed to locate play spaces, access points and seating with regard for the needs of all

residents and users.

Ensure entrances are wide and step free.

Incorporate social seating and relaxation areas and sensory planting

Incorporate natural and semi-natural habitats.

Promote movement between different open spaces by us of signage and active travel

networks

Where ecologically appropriate ensure all-weather, good quality footpaths promote access

through open spaces

Have well located entrances with clear sight lines in and out

have signage to indicate what to expect to find within the site

Provide routes within and through the site suitable for a variety of users

Provided well located spaces for gathering and seating to reduce the likelihood of antisocial

behaviour

Provide easy access where necessary through the provision of road crossings.

e Provide planting and landscape features for interest and to providing a welcoming
environment

Children's Play Areas: The exact housing mix is to be determined at detailed reserved matters
stage to include 35% affordable housing in accordance with local planning policy. As more detail
is provided at the reserved matters stage, in accordance with the SPD on planning obligations for
children's play an indicative cost for the value of play equipment will be calculated to ensure equity
of play across the county arising from new development.

Maintenance: Suitable management and maintenance arrangements will be required to support
any provision of open space and associated infrastructure within the open space in line with the
Council’s policies. This could be a management company which is demonstrably adequately self-
funded or will be funded through an acceptable on-going arrangement; or through local
arrangements such as a Trust set up for the new community for example. There is a need to
ensure good quality maintenance programmes are agreed and implemented and that the areas
remain available for public use.

SuDS: The SuDs attenuation basins if designed accordingly to take account of health and safety
and standing water issues can provide good opportunities for informal recreation and natural play
along with being areas suitable for biodiversity and wildlife. The landscape aspects of SUDs
including demonstrating appropriate gradients can be achieved will need to be submitted as part
of the landscape scheme.

Off-site Outdoor Sports Contribution:  The applicant has acknowledged pre-application
comments regarding sports provision and the current preference for an off-site contribution
through S106 obligations.

The following evidence bases in support of CS Policies OS1 and OS2 set out the sports
requirements for Hereford. In this instance the strategy recommends a programme of protection,
provision and enhancement to existing facilities to meet both existing and future demands arising
from increased populations arising from growth and residential development.

e Herefordshire Playing Pitch and Outdoor Sports(PPOS) Assessment September 2022

e Herefordshire Playing Pitch and Outdoor Sports(PPOS) Strategy and Action Plan Feb 2023
e Herefordshire Indoor and Built Sports Facilities Assessment September 2022
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e Herefordshire Indoor and Built Sports Facilities Strategy and Action Plan Feb 2023

The current tariff of £1,297 per market house for Hereford Area, is subject to changes as the
Investment Plan is updated to reflect the new Assessments to support the Core Strategy
Infrastructure Delivery Plan.

The contribution will be used towards the following Hereford Area sports facilities (as set out in
the evidence bases set out above) and on priorities at the time of receiving the money

Herefordshire Playing Pitch and Outdoor Sports (PPOS) Strategy and Action Plan Feb 2023 and
Herefordshire Indoor and Built Sports Facilities Strategy and Action Plan Feb 2023: see Appendix
7

Land Drainage comments No objection August 2025

Site Location
Flgure 1 Enwronment Agency Flood Map for Plannlng (Rivers and Sea), 2024
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Flood Risk

Fluvial Flood Risk

In accordance with Environment Agency standing advice, the planning application has been
supported by a Flood Risk Assessment.

Site Access

Access and egress from the site can be restricted during flood events, noting the following flood
mechanisms that are identified in the FRA :-
e Watery Lane and Holme Lacy Road flood from the Wye. Also in some cases the entrance
to Rotherwas Estate is blocked due to surface water flooding at the railway bridge.
e The B4399 can flood from the Norton Brook, making the road impassable.
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e Lower Bullingham Lane becomes inaccessible due to water held behind a raised section
of roadway.
e The Withy Brook can flood Green Crize resulting in deep water at the railway bridge.

The FRA makes reference to a safe route, to the south along Green Crize. However, this route
does not lead to an urbanised area with a place of safe refuge. We await commentary from
Emergency Planning regarding the implications of siting this large scale development in a location
where access can be compromised. The development is likely to place an additional burden on
the emergency services. There may be scope to improve access to the site.

The applicant has presented proposals for the on-site vehicular and pedestrian access routes to
remain dry for the 100 year event and taking the effects of climate change into account.

Green Crize Railway Bridge

The modelling plots do not all show floodwater on Lower Bullingham Lane. However the Withy
Brook breaks it's banks upstream of the Green Crize railway bridge at least annually.

/

Ordinary Watercourses and River Wye 5 year peak flood depths

Ordinary Watercourses and River Wye Impact Analysis 5 year

The flooding at Green Crize railway bridge occurs because the road is lower than farmland. This
road access will always be at risk of closure.
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7.5.2025 The applicant has acknowledged that their model shows Green Crize flooding in events
of over 5 years, also suggesting that the model survey data does not represent the actual
scenario. We note that the actual observed flooding is more frequent than the modelling report
suggests. The model appears to be under-representing the flooding.

The Withy Brook bursts its banks at an existing farm access culvert. The land is owned by Bloor
Homes. The applicant needs to present a long term solution that will address this risk and provide
assurance that the fluvial flow will not spill across the field to the road. This needs to be addressed
as part of the Outline planning application and implemented without delay. This should be
regarded as effective riparian management, not a contribution to flooding deficiencies.

The flooding of Green Crize can also occur due to the high soffit level of the railway culvert which
limits flow capacity in higher return events.

A Site Meeting was held on 30.5.2025. The twin 225mm dia farm culverts restrict flow. The current
land use requires use of the brook crossing, but there are longer term aspirations to develop the
area and use the field for biodiversity purposes. Proposals are in hand for Bloor Homes to install
granular material to help convey floodwater back into channel, before the water starts draining
alongside the railway embankment. Works within Network Rail land are not proposed. The site
will continue to be monitored during rainstorms and the functionality of the proposed remedial
works will be reviewed.

13.8.2025 Subsequent discussions have been held with Bloor Homes regarding the scope of this
work, which would involve lowering of the left hand bank of the watercourse at the farm access.
A scheduled works start date remains to be confirmed.

Lower Bullingham Lane

Floodwater on Lower Bullingham Lane becomes trapped due to the presence of raised ground at
the Windsor Road junction. This leaves the road closed following each episode. In some cases,
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cars are caught in the flood water. It is possible that the road levels drop very slightly, before
rising at Windsor Road.
g

@
x
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Ordinary Watercourses and River Wye Impact Analysis - 30 year

The modelling does not include the raised ground at Windsor Road. The results suggest that
following the development, Lower Bullingham Lane will become a dry access route. Given that
road levels are higher up than modelled, there will be an ongoing access issue.

7.5.2025 The applicant has explained that the raised ground is represented in the model.

The provision of upstream attenuation adjacent to the flow route (Flood Compensation location
3) will only have the effect of reducing the flow rate down Lower Bullingham Lane until the
compensation area fills with water. The problem of flooding on the lane arises because flood
water is trapped there. This is not reflected in the modelling results.
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7.5.2025 The applicant has suggested that the proposed interventions could help reduce the
probability of Lower Bullingham Lane flooding from the watercourses. However, water weirs over
the high point.

To address the issue of pedestrian access during and after floods, we consider that off-site works
could be delivered by the developer to improve the profile of Lower Bullingham Lane so that water
is not retained after a flood. Improvements could also be made to the highway drainage.

We understand that the Conceptual Design Strategy (SW Strategy Appendix 6) makes an
allowance for additional flow into Basin 1. Please clarify whether the attenuation volume has been
based on the contributing area from the Red Line area or does it include for addition areas
upstream.

7.5.2025 The applicant has confirmed that flow from the extra area is included for.

Watery Lane

Flood levels

[100yr: 52.22|
100yr+37%: 52.35
1000y 5248

—]Flood levels

—{Fiood levels [100yr: -
[100yr: 51.86] 100yr+37%: 52.13
[100yr+37%: 52.13 [1000yr: 52.39)
[1000yr: 52.39]

SuDS basin to be raised out
of the floodplain so that the
surface water drainage
remains operational in a flood

Ordinary Watercourse with River Wye Impact Analysis 30 year

During floods, water spills from the Withy Brook along the edge of the railway and discharges
under the railway bridge onto Lower Bullingham Lane.

The model results show that the flood storage area north of the proposed SuDS Basin (Location
1) will only flood from the Wye during an exceptional flood event (100 year + 37% CC). This area
is not shown as flooded during a 100 year event.
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Ordinary Watercourses with River Wye 100 year

The water level difference mapping does not show this area as having flooded. We recognise that
compensatory storage has been provided because a basin is proposed here, but we are unclear
why it has been assumed that the flood storage will provide downstream benefits. We recognise
that there is a low lying paved path alongside the railway, which could flood with shallow water
but most water drains below the bridge.

7.5.2025 The applicant acknowledges that the FRA makes reference to a NFM ‘scrape’ that may
slow flows onto the lane during these very exceptional flood scenarios.

[ indicative Site Boundary
Change in Peak Water Level (m)
B 001 -0.01 (No Change)
[]oo01-025

[ o0.25-0.50

B o0.50-1.00

B 1.00-1.50

B 150-2.00

I 200

Change in Floodplain Extent
I Former Wet Areas Now Dry
I Former Dry Areas Now Wet
T

Contains OS data & Crown copyright (2024)
- v

Figure 4.4: Backwater Influence from the River Wye - 1 in 100-year + 37%
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Figure 4.5: Backwater Influence from the River Wye - 1 in 100-year

The modelling results show flow spilling from the right bank of the Red Brook but only in acute
storms of 50 year return (the 30 year plots do not show this route).

7.5.2025 Flood records indicate that the Red Brook has caused extensive flooding of the highway
at least five times since 1989. It is clear that the model is under-representing the flooding issue.

Ordinary Watercourses Impact Analysis - 50 year
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Ordinary Watercourses with River Wye 30 year

We note the proposals for a new access bridge (with a 450mm dia overflow) that would throttle
flows on the Red Brook, with the intent of attenuating water in Flood Compensation Location 2.
We respect that the purpose of the compensation area is to facilitate construction of the bridge
within Flood Zone 3. However, it is clear from a review of the flood storage table that most of the
storage volume is low down and so would be flooded mid-way through a storm. Whilst the
developer is offering additional storage, due to the forementioned issue there may be a limited
impact on downstream flood risk.

Conversely, the Impact Analysis plots show marginal reductions in flood depth on Watery Lane
in all flood events. All results are similar, but there is no explanation as to why these benefits arise
in small events.

The mapping does specifically show the difference in flood depth as between 50mm and 25mm.
if there are any benefits then they have been proven to be marginal in scale.

7.5.2025 The applicant has advised that the modelling outputs identify that during small flood
events there are some marginal benefits on Watery Lane due to the proposed highway culverts.
However it is possible that this may not be regarded as a tangible benefit by residents.
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The FRA states (Page iv) :-

‘Hydraulic modelling of the proposed development has shown that it could potentially offer
marginal betterment to downstream flood risk through throttling of flows at the proposed
Red Brook crossing in combination with the floodplain compensation areas. However, due
to the influence of the River Wye, and the majority of the contributing flood flows being
generated from land outside of the site, it is not possible to offer substantial betterment.’

Core Strategy SD3 advises : -
‘where flooding is identified as an issue, new development should reduce flood risk

through the inclusion of flood storage compensation measures, or_provide similar
betterment to enhance the local flood risk regime *

As referenced above, there is scope for the developer to work with Herefordshire Council to
facilitate improved access to routes affected by flooding.

7.5.2025 The applicant has acknowledged that a previous study confirmed that the development
is not able to provide anything but marginal betterment.

Floodplain Compensation

Appendix 7 of the FRA includes an assessment of Flood Plain compensation. We request that
these assessment calculations are not only based on high intensity storms. It is necessary to
assess the storage areas in accordance with Flood Zone 3b criteria (30 year storm).

7.5.2025 The applicant has explained that the floodplain compensation has been designed on a
level for level basis. The model outputs reflect this scenario.

We note that the EA have requested the provision of flood risk improvement works within the
Country Park. We understand that the ground near the watercourse is sloped, which may limit
the extent of any ground lowering. This issue needs to be further considered by the applicant, by
means of fluvial modelling.
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The Hereford Integrated Catchment Study commissioned by Herefordshire Council in 2019
considered options to reduce fluvial flood risk associated with the Withy, Norton and Red Brooks.
The study highlighted the potential opportunities that could be delivered by the Lower Bullingham
site to reduce and slow flood flows through the Red Brook and Withy Brook, for example by
incorporating Natural Flood Management (NFM) measures such as leaky dams, enhancing the
natural floodplain adjacent to these watercourses, or providing online or offline flood storage
features.

Notwithstanding this, any measures need to be considered to not increase the risk of the Norton
Brook flooding the B4399 carriageway.

We recommend that opportunities are explored further as part of the Lower Bullingham
development, noting that this recommendation aligns well with Policy HD6 of the Core Strategy
that discusses the provision of green infrastructure corridors and strategic greenways along Red
Brook and Norton Brook.

7.5.2025 Further modelling will be required at Reserved Matters stage, including an assessment
of the impact of any works on flood risk upstream on the B4399 carriageway

Property Thresholds

Planning Practice Guidance to NPPF identifies five classifications of flood risk vulnerability and
provides recommendations on the compatibility of each vulnerability classification within each of
the Flood Zones, as shown in Table 1:

Table 1: Flood risk vulnerability and flood zone compatibility

EA Essential Water Highly More Less
Flood Infrastruct | Compati | Vulnerabl | vulnerable | vulnerable
Zone ure ble e
Zone 1 U U U U U]
Exception
Zone 2 U U test U U]
required
Exception Exception
Zone 3a | test U a test U]
required required
Exception A
Zone 3b | test a a a U
required
U Development considered acceptable
0 Development considered unacceptable

The Planning Practice Guidance to NPPF states that residential development is to be considered
as ‘more vulnerable’ development. With reference to Table 1, ‘more vulnerable’ development
would be considered appropriate in Flood Zones 1 and 2. However, for ‘more vulnerable’
development in Flood Zone 3a the Exception Test would need to be passed. No development
would be considered acceptable in the functional floodplain Flood Zone 3b.

Finished floor levels will need to be raised to protect the proposed development against flood risk.
Typically, this would be 0.3m above adjacent ground levels and / or 0.6m above the 1 in 100 year
+ 37% central Climate Change flood level and allowing for the potential effects of climate change
(as advised in the NPPF), whichever is greater. We concur with commentary provided by the EA
regarding this issue, noting the request that wherever possible a 600mm threshold should be
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provided to Less Vulnerable development (although following further engagement it may in some
cases be possible to reduce this and provide a 300mm threshold plus flood resilient measures for
a further 300mm).

We have reviewed the FRA and have the following comments

Modelling assumptions

Ordinary Watercourses and River Wye — Baseline 5 year

Ordinary Watercourses and River Wye — Baseline 30 year

The Red Brook can cause flooding issues in the vicinity of this area of the Rotherwas Industrial
Estate, most likely in storms more intense that 5 years.

Please clarify which cross sections of the watercourse were surveyed in this area. The ditch from
the scrap yard discharges into the Red Brook via a series of culverts (below the Caravan Park
and then below an industrial premises). Section 2.2 refers to the un-named ditch discharging in
the Red Brook. However, it appears that the model shows water from the scrap yard ditch
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discharging across the surface, to the east. Accordingly, there would be less flow in the Red
Brook.

7.5.2025 The cross sections of the red brook and the scrap yard tributary have been provided.
The 375mm dia culvert causes a restriction during most rainstorms, leading to off-site flooding to
the east. However, note our earlier comments regarding historic issues of the Red Brook flooding
the road from the west.

A further simulation has been provided showing the implications of the culverts being smaller,
noting that access to capture all details was difficult.

Land Drainage

® 56.140
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Pond shown on base mapping, which is most likely dry
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Goodwin Industrial Estate

7.5.2025 - The applicant has requested information about the land drainage feature as shown
above.

Under the current scenario, a highway drain discharges into a land drainage feature. The post
development scenario needs to ensure that land drainage from the vicinity of the existing ‘pond’
can continue to drain to the Red Brook. There will need to be a section of open ditch at the existing
headwall. Maintenance of the downstream drainage system would fall to the landowner(s).

We accept that this issue can be addressed at reserved matters stage.

The adjacent field falls gently towards the brook, but consideration will need to be made regarding
the risk of runoff impacting low thresholds.
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B4399 design drawing showing highway drains

The masterplan does not include provision for the land drainage referenced above.
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Topographical Survey showing existing ditch
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3009 PVC pipe

B4399 design drawing showing existing culvert

The lllustrative Floodplain Management Strategy does not include for a new culvert below the
diverted B4399. We assume that the applicant would seek to extend the existing highway culvert.
However, the culvert would become close to an urbanised area, so would require redesign in
accordance with the Culvert Design guide. There are no details, there could be ecological issues
to consider. It would be impractical to de-culvert a short section on the south side because there
is an existing swale there which forms a part of the highway SuDS.

A strategy for conveying this land drainage below the new B4399 would need to be addressed at
Reserved Matters stage.

7.5.2025 The applicant has acknowledged that the ditch was missing from the layout plans. Also
the layout is preliminary. We confirm that this issue may be addressed at Reserved Matters stage,
but stress that a section of ditch or swale will be required. A possible configuration is illustrated
below.
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13.08.2025 The project’s highway engineer PJA have prepared an updated GA drawing of the
access roundabout, which includes preservation of the open ditch, where practical.

ew ditch Culvert

13.08.2025 The proposal would create a 157m long Land Drain
We object to this proposal. No effort has been made to make provision for a ditch at this
location.
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The Cceptual Drainage Strategy drawing does not show the watercourse/ditch that runs
anticlockwise around the scrap yard. This is however referred to as a watercourse on the
lllustrative Floodplain Management Strategy.

7.5.2025 The watercourse/ditch is now shown on the plan. Provision will be made to allow access
to maintain the watercourse.

The ditch/watercourse would need to run as open channel alongside the proposed new service
road. It is not shown as an open watercourse at the south of the extract below, although the green
infrastructure plan does show an open watercourse. We request clarity on this issue, noting that
there would be no vehicular access to the area alongside the roundabout.

7.5.2025 The applicant has advised that the only sections of culverting will be below accesses.

Design of new highway culvert

We note that the proposed highway would be located above the 1000 year flood zone. This is
broadly similar to the 100 year higher central climate change projection, which is acceptable.

Owing to the pipe size the secondary 450mm diameter culvert below the proposed Red Brook
highway crossing would need to be designed in accordance with the Culvert Design Guide. There
would be a risk of personnel entry which could require the provision of security screens. The
screens would blind with debris and if the road became adopted then regular cleansing would be
required. The performance of the 450mm diameter culvert during floods would be adversely
impacted by the presence of the screens.

The proposed 450mm dia culvert crossing could also become a habitat for animals, as it will not
carry a baseflow.

A mammal pass may be needed on the main culvert.

Further design will be needed at outline stage to present a solution that does not require security
screens.
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7.5.2025 The applicant has completed an outline design as requested during planning application
194402. We understand from discussions with the designer that the overflow culvert has been
proposed to help keep the downstream flood extent away from the existing highway.

CIRIA guidance identifies the need to minimise risk by using fencing. The applicant has identified
that the proposed 450mm dia pipe would be raised up. Conversely the Design Manual HA107/04
for Roads and Bridges refers to a maximum 375mm dia culvert, this is also referenced in earlier
versions of Sewers for Adoption.

We acknowledge that it should be possible to develop a revised design and consider that this
may be addressed at Reserved Matters stage. The designer would identify the optimum
arrangement. It may be possible to use staggered pipes (maximum size of 375mm dia) or a short
section of 375mm dia orifice pipe adjoining a 450mm dia pipe, or an alternative approved design

Surface Water Flood Risk

The FRA includes a recommendation that building thresholds will be raised a minimum of 150mm
to mitigate the risk of surface water flooding. Noting the requirements of the Building Regulations
Part M, we request clarification from the developer as to whether this approach will be
implemented.

7.5.2025 The applicant has confirmed that this matter will be addressed at reserved matters stage

Surface Water Drainage

Layout

Surface water from the proposed roundabout and spine road is shown draining into the site. If the
highways are to be adopted, then this presents a problem because current HC policy is that
highway drains should discharge to HC assets. A revised design will be needed that allows for
adoption to proceed.

7.5.2025 The applicant has confirmed that this matter will be addressed at reserved matters stage

13.08.2025 The existing B4399 road carriageway will drain towards the roundabout. The highest
point on the road carriageway is approximately 200m to the west of the existing Agricultural
Underpass. At Reserved Matters the additional flow from this catchment will need to be
considered, including any runoff into the road cutting.

CP No. | 2035N
Type F11 12009

C.L. 66.142
L. IN |64.487, 2250
IL. ouT 64.466, 2250

20355
F11 12000

rjageway

65.824
64.964, 1500
65.102, 1002

Ditch - 0.3m base, 0.75mdeep, 1in1 ||,
LL. OUT| 64.758, 2260

3 \ side slope
2] N

Type A swale crossing,

see standard detail

drawing number 550370-AB-551.
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Levels need to be shown on the drawings. Our initial assessment is based on a cursory review,
further information to support the proposed design is needed, particularly levels on drawings
including the topographical base mapping.

The drawings do not indicate how the respective basins operate. Although micro drainage
simulations have been provided, we are unclear where the base of the respective basins sit
compared to the adjacent ditches.

Table 3.2 — There is no plan showing which the numbers of the basins/catchments. It is unclear
how the flow controls work in tandem. Several of the basins are listed together. We assume, for
example that the water level in basins 1 and 2 would be the same, with one flow control at basin
2. Please also provide a cross section showing the respective levels of the basins.

7.5.2025 For each basin, we note the intent to install a Hydroslide hydrobrake alongside a
conventional Hydrobrake. The two flow controls would be staggered.

Can the applicant please advise whether the functionality of the Hydroslide flow controls will ever
be checked, noting that the flow controls utilise a slide mechanism.

Hydrobrakes work best when they discharge water freely. This allows an air core to form within
the flow control. At low flows the flow control operates as an Orifice and can pass more water
than design literature may indicate.

Flow from Basin 1 discharges into Basin 2. We hold no objection to this concept but note that the
respective basins are only 300mm different in elevation. The inlet to Basin 2 is likely to be higher
than the outlet of Basin 2. In some storms the water level in Basin 2 may drown out the flow
controls at Basin 1.

We note that Basin 2 is trapezoidal in shape and so water would fill the base quickly. Accordingly,
it is possible that the water level in Basin 2 would rise quickly.

We request that the applicant reconsiders the design of Basins 1 and 2, prior to granting Outline
approval.

13.08.2025 The applicant has presented a revised proposal for Basins 1 and 2, which we accept.
Basin 1 is 0.8m higher than Basin 2, which will ensure that the flow controls operate properly. The
revised design features conventional hydrobrakes for Basins 1 and 2, which have been designed
to mirror QBar Greenfield Runoff (2 L/s/Ha). Some additional attenuation has also been provided.
This design provides the assurance that the flow controls will operate properly.

On review of the Drainage Catchments Table we note that the modelled discharge rates are
slightly higher (2.15 I/s/Ha for Basin 1 and 2.60 I/s/Ha for Basin 2). At Reserved Matters stage a
detailed design can be produced that can address this matter.

There is an open ditch shown. Please clarify whether there are any proposals for access points
for pedestrians and maintenance vehicles. We also note that there are no pedestrian crossing
points proposed on the Red Brook.

7.5.2025 This detailed design issue will be addressed at a later stage
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We note that this ditch crosses different levels of land, accordingly in order to create a steady
profile the width of the banks will vary. The full width of the ditch needs to be considered, so that
maintenance issues can be reviewed at an early stage.

7.5.2025 This detailed design issue will be addressed at a later stage

We understand that Flood Compensation Location 1 would fill only in an acute Wye flood. In such
an event, water arising from the Wye floodplain would back up this ditch. It would be important to
control bank levels so that Flood Compensation Location 1 filled and emptied as the designer
intended. Please clarify the extent and level of Flood Compensation Location 1 with respect to
this ditch.

7.5.2025 This applicant has explained that this issue has been considered in the hydraulic
modelling exercise. This will need to be checked at detailed design.

The EA have passed comment regarding the location of Flood Compensation Location 1,
however our understanding is that this is not in the functional flood plain 3B.

The SuDS are designed as Green SuDS which is welcomed. The WFD Scoping Report
recommends the provision of “appropriate surface water storage and treatment features at the
construction and operation stages”. However, the SuDS Drainage Statement advises that the
drainage system should be designed in accordance with the Design and Construction Guidance
(DCG) and put forwards for adoption by Welsh Water. The presence of the open ditch would
render the upstream network as unadoptable, unless a statutory authority was to maintain it.

Drawings are needed to demonstrate that there is adequate space to build the raised bunds whilst
providing the proposed attenuation volume. The overflow on balancing ponds is normally installed
300mm above the 100 year Central CC Projection (30%), as referenced in the drainage strategy.
The proposed ponds appear to have indicative side slopes to meet existing ground elevations.
Pond side slopes should be considered given close proximity of the flood compensation areas to
the ponds and the displacement of floodplain in some locations.

7.5.2025 The strategy plan has been updated to show the bunds. Detailed cross sections will be
required at detailed design stage.
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The proposed ditch alongside this basin would need to be routed away from the flood zone but
also away from the edge of the embankment. It needs to be possible to maintain the ditch safely.
Please clarify the depth of this ditch and provide a cross section.

7.5.2025 Based on the information presented, the proposed ditch is relatively shallow

l

We reiterate comments made under 194402 which we understand have been broadly followed in
the design :

‘the invert of the attenuation basins will be at or above the 100 year fluvial flood level of
the receiving watercourse....we also stress that it is expected that outfalls to watercourses
are made ¢.300mm above bed level to prevent siltation/blockage of the outfall, and that
further raising of the basin invert may be required to facilitate an appropriate connection.’

The use of soakaways

Under planning application 194402, only four soakaway tests were completed. The original
Sustainable Drainage report advised that the “Investigation of the western parcel is not currently
available, the report assumes that the observations made of the Eastern parcel will be applicable
to the wider site.”

Following the 194402 submission we reviewed the trial pit information and noted that there are
areas of the site where soakaways may work. Clearly the presence of clay below much of the site
may hinder this approach, but this needs to be properly considered as part of the reserved matters
submission.

Section 4.32 of the FRA :-

‘The BGS holds historical records of borehole samples across the UK which include
measurements of groundwater levels taken during the sample. These are measurements
taken at one point in space and time and are not a substitute for a long-term record of
groundwater levels. However, they can provide an indication of groundwater levels that
could potentially be experienced. There is one borehole record available in the site,
located in the Alluvium Deposits of Parcel 1 (reference: SO53NW179). The borehole was
taken in 2021 and reports a groundwater strike at 3.9m Below Ground Level (bgl).’

Section 6.3 of the FRA :-

‘It is recommended that groundwater monitoring is undertaken to confirm the potential
seasonal variations in the water table across the site. The presence of the shallow
groundwater levels should be considered in the design of the earthworks, foundations,
and below ground infrastructure.’
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The outline design can be based on a viable strategy utilising attenuation, but it is possible that
some shallow infiltration features may work. This needs to be addressed at Reserved Matters,
but groundwater monitoring should be implemented to capture sufficient field data.

The provision of groundwater monitoring data will also inform the basin design, noting that springs
may be created or the base may become boggy.

Parameters

A 6 hour storm was used for the outline design. It is possible that the critical storm could be
different. A full assessment will be required at Reserved Matters stage to identify the critical storm
in order to ensure that adequate space is provided for the basins.

7.5.2025 The applicant has advised that a range of storms were used to assess the design.

The Drainage Strategy confirms the intent to utilise the 30% central Climate Change and 45%
upper Climate Change predictions. All the calculations presented to date are based on the central
figure.

7.5.2025 The simulations include for 45% Climate Change

Given the scale of development and because variable flow controls are proposed we request that
the 30 year and 50 year attenuation designs are also designed with the central Climate Change
prediction.

7.5.2025 The applicant has committed to providing this detail at Reserved Matters stage. The
simulation will need to show how the flow controls perform during these storms. The SuDS should
be designed with the intent of attenuating all site runoff whilst discharging the equivalent runoff
from a 30 year or 50 year storm (no CC).

We note that in section 3.2 it has been assumed that the site will have 55% impermeable areas
(it would appear that the calculations assume 65% IA with 6% urban creep, please clarify).

7.5.2025 The revised surface drainage strategy included corrected figures.

The proposed basins are often downstream of landscaped areas, please clarify how these areas
will drain.

7.5.2025 The applicant has advised that the landscaped areas are generally downstream of the
basis. The Strategy includes a table listing Impermeable Areas. There are no landscaped areas
listed within the table. A catchment plan is required, identifying how the contributing areas have
been incorporated within the runoff calculations. This issue can be addressed at Reserved
Matters

Variable Flow Controls

The designers have presented proposals for variable flow controls. These utilise floats to facilitate
changes to the orifice. Please present details.

We note the proposals in Table 3.2 to seek to replicate greenfield runoff rates for different storms.
At Catchments 8 and 9 flow rates are low, it may be impractical to achieve the proposed low rates.

7.5.2025 There are proposals for a hydroslide and a hydrobrake. The hydroslide would have a
very small orifice and would be subject to blockage (noting that vegetation may be swept through).
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The hydrobrake would come into operation during day to day rainfall. We do not consider the
proposals for Basin 8 to be sustainable. Some redesign will be required at Outline stage. Is there
any reason why one basin cannot be provided in place of Basins 8 and 9? We also note that the
catchment serving basin 8 is uphill of Basin 6/7.

13.08.2025 The applicant has presented a revised design for Basins 8 and 9. As Basin 9 is higher
up, a direct discharge into Basin 8 has been proposed. Dual flow controls have been replaced by
a single hydrobrake at each basin. This concept is acceptable in principle as it addresses the
risks that were highlighted under our review.

However, following a site visit we note that the highway culvert is a 225mm dia culvert that is
installed on an steep gradient. Red Brook Cross Section 68 shows that this discharges at IL 52.53.
However, there is a shallow ditch near the culvert inlet and this does not appear to have been
surveyed.

Basin 8 has been designed with an invert level of 53.1m. It is possible that the highway culvert
inlet is higher than the proposed basin outlet, this issue will need to be addressed at detailed
design stage.

At Reserved Matters stage the applicant will need to consider the scenario where the 225mm dia
land drain is overwhelmed and water floods the road carriageway. The proposed hydrobrake may
not operate properly in this scenario. If not designed correctly, then episodes of carriageway
flooding could be exacerbated because runoff discharging from the basin outlet pipework will add
to the ponded water on the road carriageway. An assessment of the pass-forward flow for a
submerged hydrobrake will need to be presented and this flow rate should be used in the hydraulic
assessment.

The submitted design does not demonstrate that there is sufficient space to install the
proposed basin 8 within the allocated area, accordingly some extra space may need to be
allocated.

Note our comment below that “Insufficient space has been provided for future ditch
maintenance. The basin appears to be too close to the scrap yard.”

The ongoing performance of the hydroslide hydrobrakes is critical to the performance of the
SuDS. Please explain which party would be responsible for visiting the flow controls and checking
their performance. Under the CDM Regulations all activities that present risks to operatives are
to be avoided where necessary. Accordingly, a confined space entry would need to be arranged,
with respective risk assessment completed each time an inspection was required. On this basis
the designer should be considering reducing the need for an inspection to prove that the
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hydroslide is operational, by considering a design that utilises two or more flow controls mounted
at different heights.

7.5.2025 The applicant has advised that a maintenance plan will be developed at Reserved
Matters stage.

Exceedance Flows

There is no commentary on how drainage exceedance (overland flood flow) routes through the
development may be provided. Normally site roads are used to divert water towards the above
ground detention basins for events in excess of the capacity of the drainage system. Runoff can
be temporarily retained in low vulnerability areas such as car parks. We await clarity on this issue.
A plan of the proposed exceedance flow routes will need to be provided.

7.5.2025 The drainage strategy has been supplemented with this detail, which will need to be
considered during the detailed design.

Basin serving catchment 8

T

Insufficient space has been provided for future ditch maintenance. The basin appears to be too
close to the scrap yard.

Surface water flooding frequently occurs on Watery Lane at the north eastern corner of the scrap
yard. It is likely that the existing highway culvert is too small. The water on the carriageway could
impede the performance of the hydrobrake unless it is raised up. The pond base would need to
be raised up (insufficient space appears to have been allocated).

7.5.2025 The drainage strategy drawing has been updated, this issue will be considered in
detailed design. However, note our comments above regarding the two basins.

13.08.2025 The space allocated for the balancing pond does not appear to have changed
significantly since the revised design has been presented.

Foul Water Drainage

Foul sewerage would be facilitated by means of a pumping station, utilising a rising main. The
route of the rising main is shown along part of the B4339. We request that this is installed using
no-dig techniques due to the risk of damaging the B4399 green SuDS.
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7.5.2025 This issue will need to be considered during detailed design

Overall Comment

APPROVAL

Our review has identified some issues that will need to be addressed under the Reserved Matters
application that may affect the site layout. These include the provision of open ditches and the
alignment of Basin 8

Access to the site may be compromised during a flood event. Off-site measures could be
implemented to mitigate the risk to residents

Any subsequent application will need to consider the latest government flood mapping, noting
that the flood map for planning was re-issued in March 2025

Previous comments: February 2025
https://myaccount.herefordshire.gov.uk/documents?id=2ab9a755-f29f-11ef-9089-
005056ab3a27

Lead Local Flood Authority (LLFA) comments — Flood Emergency Plan: April 2026
Thank you for consulting us on the Lower Bullingham outline application.

I have reviewed the outline Flood Emergency Plan (FEP) submitted by the applicant on
08/04/2026; BUL-BWB-ZZ-XX-T-W-0017_FEP.

I am content that the outline FEP has overcome the concerns raised in my previous response. |
am content that this will act as a form of mitigation for the flooding present off site and that, subject
to further work, there is a viable way to reduce the risk created to these areas as a result of
intensification.

| therefore recommend the following condition:

Prior to the construction of the development, a Flood Emergency Plan shall be submitted to and
approved in writing by the Local Planning Authority. The plan shall include full details of the
proposed ‘Welcome Pack’, signage and routing options, as well as how occupants will be able to
sign up to all relevant emergency alerts. It shall also include a method to retain the plan through
property turnover, update the plan and include a timescale for revision of the plan for the lifetime
of the development.

| would also request that, prior to discharging this condition, the applicant contacts us via
floodrisk@herefordshire.gov.uk to discuss the ‘detailed design’ of the FEP so that we can provide
further guidance.

Previous comments can be viewed on line: March 2026
https://myaccount.herefordshire.gov.uk/documents?id=1cd7cl7a-32ca-11f1-9098-
005056ab3a27

Education Officer Comments: November 2025: Please see Appendix 8

Strategic Planning Officer comments: January 2025: No objection


https://myaccount.herefordshire.gov.uk/documents?id=2ab9a755-f29f-11ef-9089-005056ab3a27
https://myaccount.herefordshire.gov.uk/documents?id=2ab9a755-f29f-11ef-9089-005056ab3a27
mailto:floodrisk@herefordshire.gov.uk
https://myaccount.herefordshire.gov.uk/documents?id=1cd7c17a-32ca-11f1-9098-005056ab3a27
https://myaccount.herefordshire.gov.uk/documents?id=1cd7c17a-32ca-11f1-9098-005056ab3a27
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Thankyou for consulting Strategic Planning on the above application. The response will focus
primarily on the proposal in relation to the site’s inclusion in adopted policy, and the aspirations
of emerging policies for Hereford.

Herefordshire Core Strategy 2011-2031

The Core Strategy is the statutory adopted development plan for the county, and the policies and
proposals within it are what the application must be determined against at the time of writing. In
particular, the proposal site should, along with the other relevant policies in the Core Strategy,
accord with policy HD6- Southern Urban Expansion (Lower Bullingham). This policy formally
allocates the proposal site for a comprehensively planned mixed use Sustainable Urban
Expansion of a minimum of 1000 new homes, 5 hectares of employment land, a park and choose
facility, a country park incorporating new footpaths and woodland/orchard planting/green
infrastructure corridors, 210 primary school places, a neighbourhood community hub, and
walking/cycling and bus links between the park and choose, enterprise zone and city centre. The
proposal seeks to deliver a “first phase” of the urban extension, delivering 540 dwellings and most
of the elements of the infrastructure specified within the policy. It is noted that the park and choose
site is not included, but as this phase does not cover the geographical area that would be
connected to this (adjacent to the A49 roundabout as desired by the policy), this is to be expected.
It is noted that approximately 4.8ha of employment land is offered, which is considered in
reasonable compliance with the “around 5ha” specified in the policy.

Transport infrastructure

In terms of related infrastructure, Appendix 5 of the Core Strategy states that circa 540 dwellings
is the indicative net housing that can be delivered on this site prior to infrastructure coming
forward. A key part of this infrastructure is the Hereford relief road. After a stop was placed on
this project by the previous council administration, this is once more a cabinet priority. Though
with fresh evidence and funding sources to be determined to bring forward this infrastructure,
timescales for delivery are currently not defined. So the proposed first phase approach of 540
units is considered the most feasible option for bringing the site forward at this time. At the time
of writing, fresh evidence is being prepared in the form of a new county-wide transport model, to
be followed by a Transport Scoping Report to determine highway infrastructure capacity
requirements for bringing forward proposed urban extension sites in the draft Local Plan. For the
time being however, the proposal should be assessed against the infrastructure requirements for
the site set out in Appendix 5 of the Core Strategy. Emerging Local Plan 2021-2041 At the time
of writing, the draft Local Plan, which will replace the Core Strategy with an expected adoption of
2026, proposes to continue allocating the proposal site through draft policy HERE7. | would draw
attention to one main variation between HD6 and HERE7, in that the latter seeks the safeguarding
of an area of land on site to accommodate a new primary school, with proportionate financial
contributions. The strategic aim of this is to both serve the new development and consolidate
primary provision in the south Wye area of the city. HD6 seeks funding for 210 places, with an
unspecified method of contribution. Though the plan is at Regulation 18 at the time of writing and
does not carry any material weight, this is something that may wish to be taken into consideration
when working up plans for the 2nd phase of the development.

Hereford Enterprise Zone Local Development Order (LDO)

Part of the proposal site (the south-east corner) is covered by the Hereford Enterprise Zone (HEZ)
Local Development Order (LDO). This has been designated since 2011 to support the
development of Rotherwas Industrial Estate. It does this by simplifying planning arrangements
through granting permission for certain forms OFFICIAL of development, avoiding the need to go
through the ordinary application process for development that supports the aspirations for the
HEZ. It is noted that some of the land on this area is proposed on the indicative masterplan for
non-commercial uses- public open space and attenuation ponds. However it should be noted that
the LDO does not prevent such land uses that aren’t expressly permitted through it, but would be
determined through this normal process as part of the application. Economic Development may



wish to be satisfied that this will not lead to any shortage or under delivery of commercial land in
the LDO area.

Conclusion

The proposal would serve to bring forward a Sustainable Urban Expansion that has formed a key
element of the Core Strategy’s aspirations for Hereford and wider growth targets since the plan’s
adoption in 2015, insofar as is practically feasible as infrastructure allows for at this time. The
indicative plans would appear to accord with the relevant policies. With these matters considered,
Strategic Planning raises no objections to the proposal.

7.29 Planning Obligations Manager: no objection subject to S106
7.30 Economic Development Team: No objection/support May 2026

Summary

The proposal involves the demolition of a small existing storage building and its replacement,
along with associated open storage, with a new, larger industrial building for rental use. This will
provide additional employment space and deliver significantly greater economic benefits.

The development complements the recently constructed units within the Hereford Enterprise
Zone (HEZ), which adjoins the site. It represents a continuation of the successful regeneration of
the Rotherwas area, delivering much-needed business rental space in the local market.

Economic Benefits

Converts underutilised land into productive employment use.
Creates new job opportunities for local residents.

Supports business growth and economic diversification in Hereford.
Compliance with Planning Policy

Compliance with National and Local Planning Policies
National Planning Policy Framework (NPPF)

Paragraph 11 sets out a presumption in favour of sustainable development. This proposal aligns
with that principle by delivering clear economic benefits, supporting employment growth, and
making efficient use of land.

Herefordshire Core Strategy — Policy E1 (Employment Provision)

The proposal will enhance employment provision and contribute to the diversification of the
Herefordshire economy. It is compatible with surrounding land uses and supports the planned
growth of employment activity in this location.

Other Consultee Responses
See summary table below

NHS — Herefordshire Clinical No objections subject to S106 7.31
Commissioning Group
Open Spaces Society No Objections subject to S106 7.32

Forestry Commission Standing Advice 7.34
Hereford Enterprise Zone Support 7.34
NHS Primary Care No objections subject to S106 7.35
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NHS: Herefordshire Clinical Commissioning Group: Due to length of comments see Appendix
6

Summary

Wye Valley NHS Trust (the “Trust”) has assessed the detrimental impact caused by the proposed
development on local acute healthcare infrastructure and is requesting the developer to mitigate
the harmful impact by way of a S106 contribution towards the healthcare infrastructure. The Trust
does not object to the development subject to the detrimental impact of the development being
mitigated as detailed in this planning statement (the “Statement”). Without the contribution, the
proposed development is not in accordance with the sustainable development as defined in the
Local Development Plan and in the NPPF. If planning permission is granted by the local authority,
the Trust would expect a contribution, within the section 106 Agreement, to secure contributions
to mitigate the harmful impact caused the Proposed Development on infrastructure capacity to
provide healthcare provisions to the occupants of the proposed development and the existing
local community that it serves.

Total Contribution £416,748.48

7.32
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The Trust’s current capacity is already maximised and will not be able to absorb the increased
demand for health care caused by the residents of the Proposed Development. Therefore, without
the contribution, the Proposed Development is contrary to Herefordshire Council’s (the Council)
own Development Plan Polices and it would not be in accordance with the current Government
planning polices stated in the updated December 2024 NPPF. The Trust considers this to be a
conservative request which is directly related to the development, necessary to ensure the
delivery of the required healthcare infrastructure so that it meets additional demand associated
with the proposed development caused by population new to Herefordshire

Open Space Society: No objection. December 2024
Public Rights Of Way

There are three PROW which are in close proximity to the proposed development areas , GF1 ,
LOB2 and LOB 1. The Design and Access statement indicates that a Public Path Diversion Order
will be needed for LOB 1 if planning permission is approved. This most likely will be under the
Town and Country Planning Act 1990 Sec 257. The proposed diversion as currently indicated
appears to be reasonable, and in line with the proposed development. However | would draw
attention to Department of Environment Circular 1/09 — 7.8 which states :

“In considering potential revisions to an existing right of way that are necessary to accommodate
the planned development, but which are acceptable to the public, any alternative alignment should
avoid the 1 use of estate roads for the purpose wherever possible and preference should be given
to the use of made up estate paths through landscaped or open space areas away from vehicular
traffic”.

Active Travel- Section 106 Resources

The Design and Access Statement emphasis on Active Travel, could be supported in the following
way. A portion of the significant amount of Section 106 money attached to this application, could
be allocated to the improvement of the PROW in Grafton, Dinedor and Lower Bullingham , thus
increasing and expanding public access to the local PROW network.

Proposed Country Park

This is arable land of around 15.3 acres. The topography of the proposed area is noteworthy. This
is a relatively steep gradient on eastern side of a small valley and is probably a more difficult site
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on which to build, because of the gradient of the slope. The proposed Country Park is also
adjacent to a flood risk area of 1:100 +35% on the totality of it's western flank

National Planning Policy Framework published 12 Dec 2024, is still promoting the use of LGS
(local green spaces). This is considered inadequate, because the land only has the same
protection as green belt, and cannot be designated unless the neighbourhood or local plan is
being prepared or updated.

It is recommended that if this planning application is accepted , use should be made of the most
appropriate way to protect the proposed Country Park Area from future development. This is best
done by the Council or the Developers Voluntary registering the 15.3 acres as a Town or Village
Green for Lower Bullingham.

No objection is raised to this proposal
Forestry Commission: December 2024 Standing advice

https://myaccount.herefordshire.gov.uk/documents?id=1d975f66-cdac-11ef-9089-
005056ab1lcd:

Hereford Enterprise Zone comments: December 2024

Thank you for giving me the opportunity to comment on this outline application on behalf of the
Hereford Enterprise Zone.

I'm writing in support of the application with regards to the employment land provision and the
sustainable travel measures proposed to connect this development into Skylon Park , Hereford
Enterprise Zone (HEZ ) and the wider Rotherwas Industrial Estate.

In particular, | support the 5.57 hectares of employment land proposed with an indicative 13,850
sgm of workspace constructed, which is very much in keeping with the Local Plan. | can confirm
that this quantum of land will be needed; demand for employment land remains strong at the HEZ,
with over 2/3rds of the employment land allocated built out or committed to development with
considerable interest in the remaining plots. | note that the exact mix of uses will be determined
through market testing of demand as part of future reserved matters applications. This is sensible,
but | can confirm that B and E Class Uses are at the core of the development at the HEZ next
door to this site and remain relevant in terms of market demand there.

Turning to access and movement, | support the provision for access to active travel mode and
buses only onto Rotherwas Industrial Estate via a link from Watery Lane onto Twyford Road. This
will greatly facilitate sustainable access to employment opportunities on the Estate for future
occupants of the housing on this development. The bus link should also help the broader provision
of services into the City from this site and Rotherwas.

| note that the proposal is that these works should be delivered via a S106 contribution from the
applicant as the land required to implement the project is outside the applicant's land ownership.
My strong preference is for this project to be delivered by the applicant as part of their required
early works on site, ensuring efficiency and certainty of delivery. | note this would likely require
the transfer of the relevant land from Herefordshire Council ownership to do so.

NHS Primary Care Comments: November 2024
Due to length of comments see Appendix 9

Summary

In its capacity as the primary healthcare commissioner, Herefordshire and Worcestershire ICB
has identified that the development will give rise to a need for additional primary healthcare
provision to mitigate impacts arising from the development. The capital required through
developer contribution would form a proportion of the required funding for the provision of capacity
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to absorb the patient growth generated by this development. Assuming the above is considered
in conjunction with the current application process, Herefordshire and Worcestershire ICB would
not wish to raise an objection to the proposed development. Otherwise the Local Planning
Authority may wish to review the development’s sustainability if such impacts are not satisfactorily
mitigated. The terms set out above are those that Herefordshire and Worcestershire ICB deem
appropriate having regard to the formulated needs arising from the development. Herefordshire
and Worcestershire ICB is satisfied that the basis and value of the developer contribution sought
is consistent with the policy and tests for imposing planning obligations set out in the National
Planning Policy Framework (NPPF). Herefordshire and Worcestershire ICB looks forward to
working with the applicant and the Council to satisfactorily address the issues raised in this
consultation response.

Representations

Hereford City Council Comments: March 2026: Objection
The HCC planning committee objects to this application as the amendments do not provide a
satisfactory solution for vehicular traffic including abnormal loads, pedestrians, cyclists etc

Previous Comments January 2025

Hereford City Council Planning Committee OBJECTS to the outline planning application 242558.
CliIrs have significant concerns around flooding and traffic impact on local roads - the site is very
land-locked, severed from the City by the rail line which has only very narrow road bridges under
it, all of which have a propensity to flood, and severed from the countryside by a 60mph road.

Members were appreciative of, and wish to broadly support, the objection from Lower Bullingham
Parish Council, but Hereford City Council would additionally wish to see a much more stronger
provision for public and active travel and that advice from Active Travel England should be
awaited and taken on board in line with the advice ATE gave in respect of the 240422 (350 houses
by Lugg Meadow off the A438 Ledbury Road) application. To address these issues and to support
affordability and sustainability, the scheme needs a rethink.

Lower Bullingham Parish Council: March 2026: Objection

Lower Bullingham Parish Council objects to the application and reiterates it's comments made on
04th July 2025 & 20th December 2024

Lower Bullingham Parish Council: July 2025: Objection
Lower Bullingham Parish Council object to the application due to the lack of infrastructure to
support the additional traffic

Previous comments: Objection; December 2024

Lower Bullingham Parish Council Object to the application, and make the following comments
Due to the current roads infrastructure, there must be no development of the site in any form until
the current inadequate infrastructure is addressed in the form of a Bypass or /and a second river
crossing.

Reasons:

1.Holme Lacy road is as we know already at capacity as National Highways have already advised
Herefordshire Council.

2. Other roads affected considerably by flooding are Lower Bullingham Lane — from Green Crise
through to the junction onto Holme Lacy Road & the junction from Lower Bullingham Lane leading
down Watery Lane. The areas are also within the proposed development site area. Local
residents have access problems in these areas when flooding occurs.

3. The application site where the proposed access field onto the C261 also floods.
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4. The current road infrastructure is not sustainable to carry such an increase in traffic onto the
C1261, the proposed access to & from the site for the 110 dwelling s is not suitable or safe as it
is located near a bend, is narrow, and currently has a 60mph limit

5. The proposed access site and immediate surrounding roads network B4399 Holme Lacy Road
& C1261 Hoarwithy road are already affected by flooding, which has exacerbated over the last
few years and will increase with climate change.

6.Traffic coming onto & off the development will have a detrimental impact on the surrounding
area, which is open countryside, it will also have an environmental impact upon wildfire with the
removal of established hedgerows.

7.There will also be a further impact upon the minor roads network leading to Dinedor Village &
Ridgehill leading onto the A49 as these will be used as a rat run when the C1261 floods under
the railway bridge at The Pastures.

The proposed access is not in conformity with the following polices (listed below) of Herefordshire
Councils Core strategy or Lower Bullingham Parish Council Neighbourhood Plan polices (listed
below) .

Policy HD6 - Southern Urban Expansion (Lower Bullingham)

Land at Lower Bullingham will deliver a comprehensively planned sustainable urban expansion.
The new development will be sensitively integrated into both the existing urban fabric of Hereford,
and the wider landscape, through high design and sustainability standards. The development will
be expected to provide: 2a minimum of 1,000 new homes, at an average density of up to 35
dwellings per hectare, comprising a mix of market and affordable house sizes and types that meet
the requirements of policy H3 and the needs identified in the latest version of the Herefordshire
Local Housing Market Assessment; « a target of 35% of the total number of dwellings shall be
affordable housing; ¢ around 5 hectares of employment land comprising a mixture of use class
B1, B2 and B8 to complement Hereford Enterprise Zone; ¢ suitable vehicular access to the site
principally from the B4399; « Park and Choose site (land and infrastructure) adjacent to the A49/
Rotherwas Access Road roundabout.

Movement 4.2.83 The provision of new road infrastructure, along with a package of sustainable
transport measures, is necessary for Hereford to deliver its full housing and economic growth.
Sustainable transport measures are also required to assist in creating a development which is
less dependent on the private car. New growth areas will be designed to inhibit traffic and
encourage more sustainable modes of travel and contribute to new and the enhancement of
existing highway and sustainable transport infrastructure.

4.2.84 1t is expected that the principal vehicular access to the development is via Rotherwas
Access Road and likely to take the form of a new roundabout. Access to the north into the city
and to the employment to the east will be restricted to and/or prioritised for buses, walking and
cycling.

Policy HD3 - Hereford movement

A Relief Road to the west of Hereford to reduce the volume of traffic from the city centre and
enable the delivery of walking, cycling and bus improvements on the existing highway network.
The road will be designed and developed in such a way which avoids and mitigates adverse
impacts or physical damage to or loss of habitats, noise pollution and vibration, light pollution, air
pollution, flood risk and water quality on the River Wye SAC, as well as residential amenity and
business interests. Consideration of the impact of the road on heritage assets, their significance
and setting, as well as the historic character of the wider landscape will also be required. Further
assessments will be undertaken as part of the Hereford Area Plan and subsequent planning
application(s).

Policy MT1 - Traffic management, highway safety and promoting active travel Development
proposals should incorporate the following principle requirements covering movement and
transportation: 1. demonstrate that the strategic and local highway network can absorb the traffic
impacts of the development without adversely affecting the safe and efficient flow of traffic on the
network or that traffic impacts can be managed to acceptable levels to reduce and mitigate any
adverse impacts from the development;
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4. ensure that developments are designed and laid out to achieve safe entrance and exit, have
appropriate operational and manoeuvring space, accommodate provision for all modes of
transport, the needs of people with disabilities and provide safe access for the emergency
services;

6. have regard to with both the council’'s Highways Development Design Guide and cycle and
vehicle parking standards as prescribed in the Local Transport Plan - having regard to the location
of the site and need to promote sustainable travel choices. Where traffic management measures
are introduced they should be designed in a way which respects the character of the surrounding
area including its landscape character. Where appropriate, the principle of shared spaces will be
encouraged.

Lower Bullingham Parish Council Neighbourhood Development plan

Policy LB6 — Integrating the Southern Urban Extension (SUE) with Existing Communities
To ensure that the new Southern Urban Extension integrates with, and does not have a
detrimental impact on existing communities in Lower Bullingham proposals for the development
of the site should include: a) Infrastructure improvements to mitigate any identified impacts on the
existing community are addressed; b) Green infrastructure corridors from the site to Lower
Bullingham, in particular along Norton Brook, Withy Brook and Red Brook. These should be used
to provide natural help to flood defences, through the use of Sustainable Urban Drainage features;
c) Effective road, public transport, pedestrian and cycle links from Lower Bullingham to the
proposed Country Park, Primary School and Community Hub; d) Sustainable urban drainage and
flood mitigation measures that take in to account impacts on existing communities where possible
within the legal requirements for section 106 agreements, reduce flooding within the parish at
Lower Bullingham Lane and Watery Lane; and e) A flood alleviation scheme with improvements
to reduce flooding within the parish at Lower Bullingham Lane and Watery Lane.
Background/Justification Lower Bullingham will see significant new development over the next
fifteen years. This development should not be at the expense of the quality of life of existing and
future residents. In conjunction with Policy HD6 in the Herefordshire Core Strategy, Policy LB6 of
the neighbourhood plan will be used to ensure that new infrastructure is in place to support the
needs arising from the new community that will grow in the parish and that any impacts such as
flooding are fully taken in to account in the planning of the urban extension.

Policy LB8 — Reducing the Risk of Flooding

All new development in the Neighbourhood Plan Area is required to include adequate surface
water drainage measures to protect existing and new development from flooding. Development
should be designed to reduce the consequences of flooding and to facilitate recovery from the
effects of flooding. Particular importance will be attached to any development that could lead to
an increased risk to flooding of areas subject to existing flooding problems.

These include: Rotherwas Industrial Estate; Watery Lane; Lower Bullingham Lane.
Background/Justification This policy seeks to ensure that any new development includes
appropriate surface water drainage measures and design features that reduce the consequences
of flooding and measures that facilitate recovery from the effects of flooding

Callow & Haywood Group Parish Council comments: March 2026
Callow & Haywood Group Parish Council Objects to the application and reiterates the comments
submitted by the PC on 23/12/2025

Previous comments: Objection; July 2025
https://myaccount.herefordshire.gov.uk/documents?id=59c69c32-6265-11f0-9090-
005056abllcd

Previous comments: Objection December 2024

Callow & Haywood Group Parish Council Object to the application and make the following
comments. Holme Lacy road (B4399) & The A49 are already at capacity with high volumes of
traffic, and would not be able to cope with an overbearing increase in traffic that this development


https://myaccount.herefordshire.gov.uk/documents?id=59c69c32-6265-11f0-9090-005056ab11cd
https://myaccount.herefordshire.gov.uk/documents?id=59c69c32-6265-11f0-9090-005056ab11cd
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would significantly contribute too . Sections of Holme Lacy Road & Watery Lane frequently flood
. The local experience from residents of how often areas such as Watery Lane and the Withy
Brook flood are far in excess of the estimates used in the Flood Risk Assessment included in the
application - the 1 in 100 and 1 in 1000 annual probabilities figures as based on Environment
Agency data. Consequently the basis of the flood risk assessment is flawed, even if it is based
on national guidance, and it should be revisited, taking into account local knowledge and evidence
of actual floods that have happened.

Dinedor Parish Comments: July 2025
Dinedor Parish Council has reconsidered this application in the light of the amended plans now
submitted and wishes to reiterate it's earlier comments contained in our letter of January 2025

Previous comments: Objection January 2025

Dinedor Parish Council has considered this application at a meeting of the parish council held on
19th December which was attended by 19 members of the public and now wishes to make the
following comments/observations. We understand that this application refers to access
arrangements only and we have therefore limited our comments to matters relating to access as
outlined in the supporting documents for this application.

The outline plans refer to two main vehicular access points to the development with one access
off Green Crize for a section of the proposed development of approximately 100 houses and a
second, larger access off the B4399, Rotherwas Access Road. There is separate provision for
walking and cycling for the larger area of the proposed development towards Putson/Hinton.

Turning firstly to the access from Green Crize, this proposed access appears to be located on a
narrow section of the road immediately before the railway bridge when travelling towards
Hereford. The bend in the road at this point is well known for being hazardous due to the limited
visibility, frequently flooding and speed of traffic. We believe this access point will need to cater
for some 200+ additional vehicles with a minimum of some 400+ additional vehicle movements
each day, excluding visitors and deliveries, representing an unacceptable hazard. Flood
mitigation measures and a widening of the road at this location would be required to ensure the
safety of all road users at this junction.

The proposed access through the B4399 includes a new roundabout which will, inevitably, slow
through traffic through that route. The road is used by heavy goods vehicles accessing the
Rotherwas Estate as well as other vehicles and slowing the traffic with the resultant speed
increase after the roundabout will have a negative impact on air quality at this location and for
those living in the immediate vicinity of the roundabout.

The development will create a significant increase in traffic volume along the B4399 which is
already a busy road during peak periods, serving businesses on the Industrial Estate as well as
access to Holme Lacy village and the Holme Lacy bridge. Two years ago when commenting on
the outline application for this development, we noted that an expansion of the Industrial Estate
was limited as a result of a lack of investment in the road network by Highways England. There
remains no progress on this item.

We have already experienced the road through Dinedor Village, which is a single-track road,
being used as a rat run by residents attempting to by-pass the pinch points that already exist with
regard to access to and from the B4399. The increase in traffic volumes will exacerbate this issue.

The B4399 route has been closed due to flooding on some occasions this year and flooding on
the Hoarwithy Road and Holme Lacy Road has impacted significantly on the B4399 during the
past months. It is acknowledged that this is an increasingly frequent issue and not likely to improve
over the coming years. We believe a significant investment in flood mitigation will be required if
the proposed access routes are to remain viable throughout the year.
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Finally, we question the calculation by the applicant of the average number of vehicles
movements per household. We believe the actual figure will be higher, particularly in a
predominantly rural location where not all residents will work, shop or attend schools within
walking distance. We further question the assumption that there will be a significant number of
residents from the estate who will use the footpath or cycle route as an alternative to the car as
those figures are based on the speculative, but not evidenced, assumption that there would be
around a 50% increase in bicycle journeys reducing the number of vehicle ingresses and exits
to/from the development site from present averages for such a site.

Previous comments: Objection; July 2025
https://myaccount.herefordshire.gov.uk/documents?id=b1b417c7-695c-11f0-908e-
005056ab3a27

Other Consultee Comments

3 Party representation

In response to publicity (Hereford Times) and display of site notices: 3 Rounds of Public
Consultation. Representations have been received during the processing of this application which
raise a range of concerns, summarized below. 53 public comments are registered for this
application, of which 50 object to the proposal. As noted in the applicants Statement of
Community Involvement considerable public engagement was undertaken by the applicant prior
to submission of their planning application. All of the comments have been made available on the
planning website separately, and should be read in full, but the main comments and concerns
raised are summarised as follows: The matters raised are summarised as follows:

Principle

e Unsustainable

¢ Build in Hereford City rather than destroying ‘green fields’

¢ Rotherwas being the centre of the county’s commerce shouldn’t this land be preserved to
allow businesses to grow and expand

¢ Housing will not be affordable for local residents

e Look to build on brownfield

e better use of the area is more conducive to creating a reservoir, leisure, and business
centre.

Transport/Access:
e Excessive traffic and congestion everywhere
Increase in traffic from houses opposite The Wye Inn and people accessing Rotherwas
Effects on the flow of traffic
Be a complete standstill on the Holme lacy road
Relief road is not suitable for all the extra traffic
100 homes equal to 200 vehicles.
Hoarwithy Road is narrow, plagued by boy racers and used by
Exit for 100 houses onto Hoarwithy Road
The increase in traffic there will cause even more problems, especially during school run
times as there will not be a school within the development unless and until Phase 2 is
built.
e Priority must be given to a second major road bridge over the river Wye.
The only exit for the estate off St Clare's will be Home Lacy Road after the building begins,
and a good portion of the new estate will also use this road which is at capacity already.
Current traffic across town ridiculous
Not everyone can cycle or walk. Public transport is unreliable
Bypass required
Safety aspect for equestrians
Construction Traffic will impact on equestrian access


https://myaccount.herefordshire.gov.uk/documents?id=b1b417c7-695c-11f0-908e-005056ab3a27
https://myaccount.herefordshire.gov.uk/documents?id=b1b417c7-695c-11f0-908e-005056ab3a27
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PROW:

How will the development protect and enhance the PROW
No bridleways

Environment

Wildlife habitat impact

Continual destruction of more land

Taking away green space

Land home to many species eg Owls

Once land gone and houses bult land is lost forever
No more destruction

Eco houses

POS could be upgraded for horse riders and cyclists

Water Environment

Watery Lane is constantly flooding & ground saturation

This area floods regularly, flooding made worse by building on farmland

Floods prevent people leaving their homes as all routes from here flood

Flood defences may be built, and may protect these houses when built, but will cause
flooding to other properties in the area.

Until the risk of flooding to this area is dealt with there should be no further planning
permission granted for properties

Trying to build in what is basically a floodplain. Should be illegal

Flooding has increased significantly.

Area Floods every time theirs torrential Rainfall making access difficult for those of us who
reside in the neighbouring area Holme Lacy Road between Winston Road and St
Vincents Close Floods deeply on a regular basis.

Residents and Businesses within close proximity have to ensure Flood Defences are in
place. Building on Floodplains is irresponsible and damaging towards those that
potentially end up moving there and those who already exist.

Land by watery lane floods all the time which is only going to get worse if all these houses
are built which will also affect Holme lacy road

Rotherwas relief road was impassable due to flooding

Get marooned 3 or 4 times a year every winter

Resolve the flooding on Bullingham Labe between Windsor Roads and the Railway Bridge
Any plans to resolve the flooding on Holme Lacy Road outside the Wye Inn

Access to the new estate from Bullingham Lane onto Hoarwithy Road giving access for
residents on Warwick Road if flooding on Holme Lacy Road.

Drainage system needs to be updated and replaced; we have sewage running into our
rivers.

Amenity

Huge influx of housing and people leading to potential crime
The building of additional properties will lead to an increase of anti-social behaviour that
is already high in the Saxon Gate area

Infrastructure

Extra stress out of the capacity of the local school (places), dentists leisure and hospital,
medical centre, ambulance time delays

There are not enough services for this area now and the roads around the area are ill
equipped for the traffic travelling them

Putting further pressure on already struggling Road Network

Pressure on Sewage System

Need to complete the relief road, build another bridge
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e What is needed is another river crossing to alleviate the situation before you can think
about adding to the chaos

e Park and Ride

¢ Increase of care home places

Other matters including non-material planning considerations

¢ House Insurance will become abhorrently expensive

o Loss of HGV operating Centre and no properties to accommodate HGV operations. Will
have to cease trading. Need to be relocated.

e Business owner which employs 50+ workers, the traffic is getting so bad that it is making
deliveries late and often they don’t even collect goods as they can’t get to us on time, we
are losing customers due to this. We would have no option but to move our business out
of Hereford and there would be a lot of jobs lost. This would apply to a lot of other
businesses on the Rotherwas so there would be a lot of workers without work.

e Businesses on that land that have been there years and them having to find new places
is very stressful for them

e Compensation for houses if flooding occurs

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/planning-
search/details?id=242558&search-term=lower%20bullingham

Officer’s Appraisal
Policy context
Section 38 (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.”

In this instance the adopted development plan comprises the Herefordshire Local Plan — Core
Strategy 2011-2031 (CS) (adopted by the Council on 16 October 2015) and the Minerals and
Waste Local Plan (adopted by the Council on 8 March 2024). Lower Bullingham NDP and Callow
and Haywood NDP.

The Town and Country Planning (Local Planning) (England) Regulations 2012 (as amended) (the
2012 Regulations) and paragraph 34 of the National Planning Policy Framework requires a review
of local plans be undertaken at least every five years in order to determine whether the plan
policies and spatial development strategy are in need of updating, and should then be updated
as necessary. The Herefordshire Local Plan Core Strategy was adopted on 15 October 2015, and
a review was required to be completed before 15 October 2020. The decision to review the Core
Strategy was made on 9th November 2020. The level of consistency of the policies in the local
plan with the NPPF will be considered by the Council in deciding any application. In this case the
relevant policies of the Core Strategy have been reviewed and are considered generally
consistent with the NPPF with regards to promoting sustainable types and patterns of
development. As such, it is considered that they can still be attributed significant weight.

The Council is currently in the process of preparing a new local plan. A draft was published in the
March 2024 for Regulation 18 consultation. Following the changes to the NPPF made at national
level in December 2024 however, the Council decided to cease further work on the Draft
Regulation 18 Local Plan because a new spatial strategy is required to address the significant
uplift in housing growth. The council will now progress its Local Plan under the new plan making
process introduced by the Levelling up and Regeneration Act (LURA) 2023. No draft of the plan


https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242558&search-term=lower%20bullingham
https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242558&search-term=lower%20bullingham
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under the new plan making system has yet been published. As such, there is no emerging plan
to which any weight can currently be attributed.

The NPPF makes clear that all decisions need to apply the presumption in favour of sustainable
development as set out at Paragraph 11 of the NPPF. This states that development which accords
with an up-to-date development plan should be approved without delay. Where there are no
relevant policies or the most relevant policies are considered to be ‘out-of-date’, then the
presumption in favour of sustainable development as set out by Paragraph 11 d) (‘the tilted
balance’) is engaged. This means that planning permission should be granted, unless:

l. the application of policies in this Framework that protect areas or assets of
particular importance provides a strong reason for refusing the development
proposed; or

Il. [I. any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework taken as a
whole, having particular regard to key policies for directing development to
sustainable locations, making effective use of land, securing well-designed places
and providing affordable homes, individually or in combination.

Footnote 8 makes clear that, for applications involving the provision of housing, policies should
be regarded as being out of date if the Local Planning Authority is unable to demonstrate a five-
year supply of deliverable housing sites. Following changes to the standard method for calculating
housing targets which accompanied the revised NPPF in December 2024, the Council is no longer
able to demonstrate a five-year supply of housing land. The current supply figure in the county is
3.11 years (April 2025). The relevant policies of the development plan should therefore be
regarded as being ‘out of date’ and the positive presumption as set out at Paragraph 11 d) is
engaged.

All other policies within the Core Strategy as itemised above have been assessed against the
NPPF and are considered to be consistent such that they continue to attract significant weight in
decision making. The National Planning Policy Framework and Planning Practice Guidance are
also material considerations, alongside specific topic based technical guidance and
documentation.

Principle of development
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Core Strategy Policy SS1 identifies a presumption in favour of sustainable development. This
means, when considering development proposals Herefordshire Council will take a positive
approach that reflects the presumption in favour of sustainable development contained within
national policy, as set out in Paragraph 11 of the National Planning Policy Framework.

Core Strategy Policy SD2 relates to delivering new homes and establishes the overarching
requirement for the delivery of homes in Herefordshire within the 2011-2031 plan period. The
policy identifies Hereford as the focus for housing development. Outside Hereford, the focus for
residential development is within the market towns.

Policy SS2 makes an overall provision for the delivery of a minimum 16,500 homes in
Herefordshire between 2011 and 2031 to meet market and affordable housing need. Of these,
just over two thirds are directed to Hereford City and the market towns.

HD6 Southern Urban Expansion (Lower Bullingham)) of the Core Strategy identifies that the site
as a sustainable urban expansion area for a minimum of 1000 homes at an average density of
up to 35 dwellings per hectare and comprising a mix of open-market and affordable provision.
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The policy advises that the development should include, but not be limited to the following:

* a minimum of 1,000 new homes, at an average density of up to 35 dwellings per hectare,
comprising a mix of market and affordable house sizes and types that meet the requirements of
policy H3 and the needs identified in the latest version of the Herefordshire Local Housing Market
Assessment;

* a target of 35% of the total number of dwellings shall be affordable housing;

» around 5 hectares of employment land comprising a mixture of use class B1, B2 and B8 to
complement Hereford Enterprise Zone;

* suitable vehicular access to the site principally from the B4399;

* Park and Choose site (land and infrastructure) adjacent to the A49/ Rotherwas Access Road
roundabout;

* green infrastructure corridors through the area to include strategic greenways along Red Brook
and Norton Brook and links with Withy Brook;

* creation of a country park to incorporate new footpaths linking with the existing public right of
way network in the locality, woodland and orchard planting;

* development of bespoke, high quality and inclusive design, including accommodation that will
meet the needs of older persons and contributes to the distinctiveness of the site and surrounding
environment;

* the provision on site of appropriate sports and play facilities, open space, community orchards
and allotments;

» 210 primary school places and where appropriate contributions towards new additional pre-
school facilities;

* a neighbourhood community hub, including small scale convenience retail and provision of
and/or contributions towards any identified need for other community infrastructure/facilities,
including community meeting space and health provision, indoor and outdoor sports, where
appropriate;

* sustainable urban drainage and flood mitigation solutions to form an integral part of the green
infrastructure network;

* new direct walking, cycling and bus links from the urban extension to the Park and Choose to
the west, Hereford Enterprise Zone to the east and existing communities and the city centre to
the north; « sustainable standards of design and construction; and

* the protection, conservation and, where possible, enhancement of the heritage assets, their
significance and setting. An evaluation of the archaeological importance of the area should be
provided to ensure appropriate protection of heritage assets and inform the detailed development
proposals.

The area will be planned in a comprehensive manner to show the layout of development and the
required infrastructure.

The principle of housing delivery at this site is accepted, as it is located in a sustainable location
in accordance with NPPF paragraphs 61-71. While the proposal represents a first phase of
development and does not fully comply with all aspects of the aforementioned policy, this does
not outweigh the overall acceptability of the site in principle.

The proposal is in line with Core Strategy policy SS2 and HD1 which relates to the development
of housing and Hereford is identified as a focus for sustainable housing growth and plays an
important part in meeting the target housing growth for the city and county as well as being in line
with Policy HD6 which states within the Appendix 5 that up to 540 dwellings can be delivered as
phase 1 of the identified allocation which can be delivered prior to the infrastructure known as
the Western Bypass.

It is necessary, however, to determine the extent to which the proposal is capable of complying
with other relevant development plan policies.

The report therefore considers the following key planning issues relevant in the assessment of
this application and they are as follows and in no particular order of importance):
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Access, highway safety and connectivity
Landscape and visual impact including trees
Heritage Assets and Historic Environment
Biodiversity and Ecology and HRA
Design, layout and impact on residential amenity
o Air Quality
o Noise and Disturbance
o Contaminated Land
Public open space/ Open Space provision
Flood Risk and Water Management
Affordable Housing / Housing Mix
Employment Land
Local Centre
Country Park
PROW
Minerals and Waste
Climate Change
Planning Obligations
Canceling if the relief Road
Loss of Agriculturally Productive Land
Park and choose, and new school provision
Education, Community Facilities and Employment

This planning application, which forms a large part of the strategic allocation HD6, includes the
main development components which are required by the policy to facilitate a comprehensive
scheme to be delivered across the developable area and allowing for infrastructure to be planned
comprehensively in accordance with the requirements.

In this regard, Officers consider that the application proposals address the strategic ambition of
policy HD6 in accordance with the adopted Development Plan.

In terms of the decision making context for the proposed development, legislation requires that
the application is to be determined in accordance with the Development Plan unless material
considerations indicate otherwise with the application being assessed on its own merits. As
advised above this application is accompanied by an Environmental Statement (ES) which details
the environmental effects of the proposal and suggested mitigation where required. Officers are
satisfied that the ES provides a comprehensive assessment of the significant environmental
effects likely to arise as a result of this development by virtue of its size, nature, location and the
cumulative effects with other developments in the locality during and beyond the construction and
operation of the proposed development. Mitigation measures have been identified that aim to
bring environmental impacts to an acceptable level and the mitigation can if necessary be secured
either through the imposition of planning conditions or as obligations in a S106 Agreement.
Officers can confirm that the environmental information submitted with this application has been
taken into account as part of the consideration of this application and in terms of formulating the
officer recommendation, overall, the level of environmental assessment that has been carried out
is considered to be comprehensive and proportionate in terms of the scale and nature of the
proposed development.

The principle of residential development is therefore considered acceptable, however as the latest
published 5 year housing land supply figure is 3.11 years (April 2025), paragraph 11d of the NPPF
is also engaged which states that where there are no relevant development plan policies, or the
policies which are most important for determining the application are out-of-date, granting
permission unless:
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i. the application of policies in this Framework that protect areas or assets of
particular importance provides a strong reason for refusing the development
proposed; or

. any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework taken as a
whole, having particular regard to key policies for directing development to
sustainable locations, making effective use of land, securing well-designed places
and providing affordable homes, individually or in combination.

On the basis of the above the proposal is considered to represent sustainable development and
given the Governments requirement to deliver a significant number of new homes during the plan
period, will within that balance of meeting housing need and addressing climate change,
contribute significantly to meeting both objectives. As such Core Strategy policies SS1 and SS7
and the associated aims and objectives of the NPPF are satisfied.

The overall planning balance is undertaken at the end of the report.

Access, Highway Safety and Connectivity
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As detailed above, access is the only detailed matter (other than principle) that is being
considered as part of this outline proposal. As defined in Article 2 of the Town and Country
Planning (Development Management Procedure) (England) Order 2015, ‘Access’ refers to the
accessibility to and within the site for vehicles, cycles, and pedestrians, including the positioning
and treatment of access and circulation routes and how these integrate with the surrounding
access network.

Core Strategy Policy MT1 requires development proposals to demonstrate that both strategic and
local highway networks can accommodate the traffic impacts of a development without adversely
affecting the safe and efficient flow of traffic, or that such impacts can be managed to acceptable
levels through mitigation. Developments must also ensure safe entrance and exit and provide
appropriate operational and manoeuvring space.

The National Planning Policy Framework emphasises the need for developments to offer genuine
choice in movement. Core Strategy Policy SS4 similarly requires developments to minimise
impacts on the transport network.

Acknowledging that the spatial strategies have identified this area for development, there are then
parts of policy HD6 that relate to this matter. Policy HD6 further supports transport provision
through the delivery of:

e Suitable vehicular access to the site principally from the B4399;

¢ Park and Choose site (land and infrastructure) adjacent to the A49/ Rotherwas Access Road
roundabout;

e Green infrastructure corridors through the area to include strategic greenways along Red
Brook and Norton Brook and links with Withy Brook;

e Creation of a country park to incorporate new footpaths linking with the existing public right
of way network in the locality, woodland and orchard planting; and

e New direct walking, cycling and bus links from the urban extension to the Park and Choose
to the west, Hereford Enterprise Zone to the east and existing communities and the city centre
to the north.

Paragraph 116 of the NPPF states that development should only be refused on highway grounds
if there would be an unacceptable impact on highway safety or if residual cumulative impacts on
the road network, after mitigation, would be severe.
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The Environmental Statement includes chapters and updated chapters on the Transport
Assessment, addendums, technical notes, a full Travel Plan, vehicular access drawings, other
design drawings, and off-site highway proposals.

Full details of the proposed access are assessed as part of this application; internal road
arrangements are reserved for assessment at the reserved matters stage as part of the ‘layout’
submission. Nevertheless, the submitted concept masterplan demonstrates how the dwellings,
employment, community building and retail units could be delivered, showing a circular spine
street, secondary streets, lanes, and recreational pedestrian and cycle routes.

The Land Use and Access Parameter Plan show the key vehicular and non-vehicular access
points as well as highlighting emergency vehicular access points and bus routes.

Officers have consulted with both the Local Highway Authority (LHA) and National Highways who,
following extensive discussions and revisions to the scheme, now confirm that they raise no
objections, subject to conditions. Active Travel England, as a statutory consultee, has also
reviewed the application and raises no objection.

The site is located approximately 2.5km to the south of Hereford. The application site is bounded
to the north by the Welsh Marches railway line and the B4399 Rotherwas Access Road to the
south. As such existing access is limited and the surrounding road network comprises a mixture
of rural and urban streets, with limited footway and cycling provision in places. As highlighted
with the LHA commentary key constraints include:

e Absence of continuous pedestrian and cycle infrastructure on the B4399 and A49

o Flood risk affecting existing routes during extreme events

e Unsuitability of Lower Bullingham Lane and Watery Lane for general development traffic
These constraints have materially informed the design of the proposed access and
mitigation strategy

Whilst the application is submitted in outline form, it seeks detailed approval of the Primary
Vehicular Access off B4399 Rotherwas Access Road.

This primary access is proposed via a new four-arm roundabout on the B4399 Rotherwas Access
Road. This accords with Policy HD6.

The roundabout would:

e Serve residential, employment and local centre parcels
e Include accommodation for pedestrians and cyclists
e Retain a route for abnormal load movements along the B4399

A reduction and extension of the existing speed limit is proposed to support the safe operation of
the access, subject to detailed design and statutory processes. Furthermore, a Stage 1 Road
Safety Audit has been undertaken, and its recommendations have been accepted in principle and
final design, construction and dedication of the roundabout would be secured via condition and a
Section 278 Agreement.

A secondary access via Green Crize is proposed to serve up to approximately 100 dwellings, with
emergency access safeguarded to the wider site.

This access is critical not only for vehicular movements but for enabling safe, direct and dry
pedestrian and cycle access towards local schools and communities to the north, including
Hereford Academy.

The proposal includes:
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e A new priority T-junction
e Shared pedestrian and cycle provision
o Off-site improvements along Hoarwithy Road

Subiject to further design development and delivery secured by condition, the LHA is satisfied that
safe access can be achieved.

The provision of the link referenced as ‘The Twyford Road Link’ is a policy requirement of the
Herefordshire Local Plan Core Strategy Policy HD6 — Southern Urban Expansion (Lower
Bullingham) which requires;

e New direct walking, cycling and bus links from the urban extension to the Park and Choose
to the west, Hereford Enterprise Zone to the east and existing communities and the city
centre to the north

This link between the site and Twyford Road, via Watery Lane, is proposed for buses,
pedestrians, cyclists and emergency vehicles only. This connection is essential to meet Policy
HD6 requirements for direct sustainable links to the Hereford Enterprise Zone. While further
design refinement is required to address Road Safety Audit matters (particularly visibility and
access control), the LHA is satisfied that a suitable arrangement is achievable and can be secured
by condition.

The application also proposes to stop up Lower Bullingham Lane and Watery Lane to general
vehicular through traffic, while retaining essential access for existing landowners, residents and
businesses.

These measures are necessary to:

. Prevent unsuitable rat-running
. Improve safety for pedestrians and cyclists
. Ensure roads operate within their physical limitations

Final layouts, access management arrangements and enforcement mechanisms have not yet
been fully detailed; however, the LHA considers these matters capable of resolution through
planning conditions and separate legal processes and as advised above does not object on this
basis.

The proposal includes multiple new and enhanced pedestrian and cycle connections, as well as
access to the Phase 1 Country Park. A new crossing of Green Crize will be required to safely
accommodate increased pedestrian and cycle demand. While further design work and a bespoke
Road Safety Audit are required, the principle of the access is supported, and the details can be
secured by condition. Cycle parking provision and integration with Public Rights of Way will also
be addressed at subsequent stages.

As noted in the LHA comments, given the scale of the development, phased delivery is
considered to be a key material consideration. Also the applicant has committed to:

e Providing a temporary high-quality pedestrian and cycle route through the site from early
phases
e Replacing this with permanent routes as development progresses

A detailed phasing and access strategy will be required by condition to ensure safe and
sustainable access at all stages of build-out.

The Transport Assessment uses a combination of strategic and microsimulation modelling to
assess traffic impacts. The modelling approach is considered acceptable for this application.
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With the proposed mitigation measures as detailed below:

B4339 Main Access Roundabout General Arrangement — PJA drawing 07129-A-0001
(PO7);

Abnormal Load management strategy;

Green Crize General Arrangement — PJA drawing 07129-A-0020 (Rev P07);
Hoarwithy Road Shared Footway — PJA drawing 07129-CI-A-SK08 (P03);

Proposed Bus Gate and on-road cycle facility for movements north/south Feasibility
Option — PJA drawing 07129-CI-A-SKO03 (P10);

Green Crize / Lower Bullingham Crossing — PJA drawing 07129-A-0060 (Rev P07);
Holme Lacy Road/A49 Junction Improvements (Concept for proposed mitigation
scheme) — PJA drawing 07129-CI-A-0003 (PO1);

Signal changes at the A465/ A49 junction, to be agreed with National Highways and
the Highway Authority, to enable achievement of the benefits intended from the Holme
Lacy Road / A49 Junction improvement;

Phasing strategy — to include the proposed safe, suitable and direct access
arrangements for each phase within the Phase 1 development;

Appropriate highway layouts and management arrangements to support the proposed
stopping up of Watery Lane and Lower Bullingham Lane, to remove general through
movements, in a way that retains essential vehicular access;

An internal, direct, accessible, surfaced and lit, temporary pedestrian and cycle route
connecting each phase of the proposed Phase 1 development to the Green Crize
secondary vehicular access and to Watery Lane (opposite the Twyford Road Link);
Agreement and delivery of Travel Plans covering the residential and employment
occupiers;

S106 contribution of £2,655,758.05, to support trip the trip banking strategy through
the delivery of Offsite Active Travel Route;

Planning Obligations SPD S106 payment, from which a contribution would be taken
to deliver a bus service for site occupants; and

Provision of quality walking and cycling links and bus infrastructure within the site’s
internal layout (to be agreed at reserved matters stages and through S38
Agreement(s) with the Highway Authority as applicable) to serve the future occupants
and bus services through the site.

With these measures in place, and subject to delivery of sustainable travel interventions, the LHA
considers that traffic impacts can be accommodated without unacceptable harm to the network.

The development will be supported by:

e Residential and Employment Travel Plans

e S106 funding to secure bus service provision

e A substantial off-site active travel contribution (£2.66m) to support trip-banking and wider
modal shift

These measures are considered necessary, reasonable and directly related to the development.

As detailed above the application places significant emphasis on active travel connectivity. New
pedestrian and cycle routes are proposed linking the site to existing infrastructure, employment
areas, schools and Hereford City. A key element is the provision of a flood-resilient (“dry”) route
via Green Crize, including a shared footway/cycleway beneath the railway line. This connection
is essential to ensure safe and suitable access by non-car modes and must be delivered prior to
first occupation.
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The LHA, National Highways and Active Travel England raise no objection to the proposal,
subject to conditions and agreed Section 106 obligations. They are satisfied that a safe and
suitable access strategy can be achieved for all modes, and that, with mitigation in place, the
development would not result in a severe residual impact on the highway network or give rise to
unacceptable highway safety issues.

Following the submission of additional transport information, officers consider that the access and
movement arrangements are acceptable and that sustainable transport options have been
appropriately prioritised. The scheme includes a comprehensive package of mitigation measures,
alongside a Section 106 contribution of approximately £2.66m to support active travel
improvements, wider transport mitigation, and bus service enhancements.

Overall, the development is considered to comply with relevant national and local planning policy,
including NPPF paragraphs 109-118 and objectives of Policies SS1, SS4, SS7, HD6, MT1, LB7,
and CH2 of the Neighbourhood Plan to a sufficient and appropriate level. Officers conclude that
there are no highway or transport grounds on which to refuse the application.

Landscape and visual impact including trees

Whilst Landscape is a Reserved Matter, it is important, in the context of policies HD6 and LD1 of
the Core Strategy, policy LB6 of the Lower Bullingham Neighbourhood Development Plan,
policies CH1 and CH4 of the Callow and Haywood Neighbourhood Development Plan and the
NPPF to assess the proposals environmental impacts.

The ES assesses the likely significant effects of the proposed development on the site and
surrounding context in terms of landscape and visual amenity. This chapter outlines the
assessment methodology, baseline conditions for the site and immediate surrounding context,
mitigation measures and the likely residual significant landscape and visual effects. A Landscape
and Visual Impact Assessment (LVIA) has also been carried out and submitted. Green
infrastructure is also covered by Policy LD3, which requires development proposals to protect,
manage and plan for the preservation of existing and delivery of new green infrastructure; and to
protect valued landscapes, trees and hedgerows. Proposals will be supported where the provision
of green infrastructure enhances the network and integrates with and connects to the surrounding
green infrastructure network.

Policy LD1 requires proposals to demonstrate that the character of the landscape and townscape
has positively influenced the design, scale, nature and site selection of the development, as well
as the protection and enhancement of the setting of settlements and designated areas.
Development proposals should conserve and enhance the natural, historic and scenic beauty of
important landscapes and features (specifically designated assets) through the protection of the
area’s character and by enabling appropriate uses, design and management. New landscape
schemes along with their management should ensure development integrates appropriately into
its surroundings and maintains tree cover. In wider terms, Policy SS6 sets out that development
proposals should conserve and enhance environmental assets that contribute towards the
county’s distinctiveness, in particular its settlement pattern, landscape, biodiversity, heritage
assets, and especially those with specific environmental designations. All proposals should be
shaped through an integrated approach to planning to ensure environmental quality and local
distinctiveness.

Policies SS2 and SD1 seek to ensure that proposals make efficient use of land taking into account
the local context and site characteristics. Whilst layout is a matter for future consideration, the
illustrative plan submitted with the application seeks to demonstrate that a medium density
scheme (35 dwellings per hectare) is acceptable and in line with policy HD6. Policy HD6 also
requires the new development is expected to provide green infrastructure corridors through the
area to include strategic greenways along Red Brook and Norton Brook and links with Withy
Brook as well as the creation of a country park.



9.62

9.63

9.64

9.65

9.66

9.67

9.68

9.69

126

Policy HD6 specifically states: “Land at Lower Bullingham will deliver a comprehensively planned
sustainable urban expansion. The new development will be sensitively integrated into both the
existing urban fabric of Hereford, and the wider landscape, through high design and sustainability
standards

The Lower Bullingham Neighbourhood Plan (LBNP) Policy LB6 Design Integrating the Southern
Urban Extension (SUE) with Existing Communities. The proposal includes a comprehensive Gl
Strategy plan which responds to recommendations in the Herefordshire Green Infrastructure
Strategy and the requirements of Policy HD6 of the Core Strategy and The Callow and Haywood
Neighbourhood Plan (C&HNP) Policy CH1 Protecting and Enhancing the Rural Landscape and
Policy CH4 Policy.

Protecting the Sensitive Landscape Assets in the Urban Fringe Policy CH1 seeks to protect and
enhance the rural landscape by requiring development to maintain the area’s tranquillity through
sensitive design, appropriate access arrangements and consideration of traffic impacts. The
policy also supports the retention of trees and hedgerows, the use of native planting, and the
delivery of high-quality green infrastructure that strengthens ecological and recreational networks.
Policy CH4 recognises the sensitivity of the urban fringe landscape adjoining the southern edge
of Hereford and seeks to protect these landscape assets from inappropriate development
pressures associated with urban expansion.

The Callow and Haywood Neighbourhood Plan (C&HNP) Policy CH1 Protecting and Enhancing
the Rural Landscape and Policy CH4 Policy: Protecting the Sensitive Landscape Assets in the
Urban Fringe

As detailed above there are no landscape or environmental designations covering this site. Core
Strategy policy SS6 states that development proposals should be shaped through an integrated
approach to planning certain listed environmental components from the outset. This needs to be
based upon sufficient information to determine the effect upon each of these. Of these the
following are considered relevant: landscape, townscape and local distinctiveness biodiversity
and geodiversity especially Special Areas of Conservation and Sites of Special Scientific Interest,
the network of green infrastructure; local amenity (including light pollution, air quality and
tranquillity) and the loss of agricultural land and food productivity.

As covered section 3 this site is situated to the south of the residential suburb of Lower
Bullingham. To the east lies the Rotherwas Industrial Estate and Herefordshire Enterprise Zone
(HEZ) which constitutes largely of large industrial, commercial and warehouse buildings. To the
south of the Site lies further agricultural land, which also forms part of the wider site allocation.
To the west lies further agricultural land as well as some limited residential development to the
west of Green Crize. Therefore, the site can be considered to be well related to existing
development.

As detailed within the submission, the Green Infrastructure (Gl) Strategy for the site proposes a
series of linked multi-functional spaces that will deliver landscape, amenity and biodiversity
benefits as well as perform SuDS functions, responding to flood risk, pollution control and climate
change issues.

The green spaces of the site will be seeded with locally appropriate grass seed mixes and
managed as neutral meadow grassland. Retained hedgerows will be reinforced and new native
tree planting will be implemented around the site boundaries, within hedgerows and along the
watercourse corridors to provide a robust landscape structure and extend so as to link the existing
habitat network. The Green Infrastructure Plan demonstrates how the proposed Country Park
could be delivered to include a picnic area, informal orchard tree planting, wildflower meadow and
native wet woodland planting. As well as enhancing the landscape around Bullinghope this will
improve local habitat linkages, particularly benefiting the Norton Brook corridor.
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The proposals will assist in integrating the proposed development as well as contributing
positively to the wider green infrastructure between the southern edge of Hereford and the
countryside beyond. The proposals reinforce the biodiversity value of linear brook features,
reinstate field pattern with species rich hedgerows, create species rich grassland and establish
habitat linkages, mitigate visual impact of proposed development on landscape through careful
and considered planting of small woodlands, integrate landscaping with industrial plots,
incorporate tree and shrub planting also streetscape and provide linear buffers along transport
corridors, incorporate suds, and to incorporate biodiversity features in recreational spaces. The
green spaces of the Site will be seeded and managed as wildflower grassland or amenity
grassland, retained hedgerows will be reinforced, new mixed native hedgerow planting
introduced, and new native tree planting will be implemented around Site boundaries, within
hedgerows and along the watercourse corridors to provide a robust landscape structure and
extend and link the existing habitat network.

As set out in the Heritage Assets and Historic Environment section, the “Rotherwas Ribbon” is
identified as an unusual linear feature of prehistoric origin and is of archaeological significance.
In response, a 40-metre-wide corridor, centred on the alignment of the Rotherwas Ribbon, is
proposed to form a green corridor. This will secure the preservation of the asset in situ, while also
enhancing its legibility and appreciation as a distinctive landscape feature within the site.

The Council’'s Landscape Officer has reviewed the application. The Gl Strategy demonstrates a
landscape-led approach that has informed the outline design and responds positively to Policy
LD1, the NPPF and Policy CH4 of the C&HNP (in respect of the Country Park element).

The strategy seeks to retain and enhance key existing site features, including watercourses,
public rights of way, hedgerows and trees, and to establish a coherent green infrastructure
framework. This would deliver multifunctional green spaces providing landscape, biodiversity,
recreational and SuDS benefits, alongside strengthened habitat connectivity through meadow
creation, native woodland planting and reinforcement of hedgerows.

Existing views, including towards Dinedor Hill, are identified for retention, and the proposed
Country Park would convert existing fields into neutral meadow grassland with associated
woodland, orchard and riparian planting, together with informal paths, seating and interpretation.
The proposals also incorporate play provision and new pedestrian and cycle links through the
green infrastructure network.

Whilst the application is in outline and detailed design is reserved for future consideration, the
submitted strategy provides an acceptable framework for ensuring that the detailed landscape
proposals are brought forward in a manner that conserves and enhances the character and visual
qualities of the area, including within the high sensitivity landscape of the country park.

An assessment of landscape and visual effects has been undertaken within Volume 3, Chapter 7
of the ES. The Site lies outside any statutory or non-statutory landscape designations and forms
part of the urban fringe context to the south of Lower Bullingham and adjacent to the Rotherwas
Industrial Estate.

The assessment identifies that the proposed development would extend the existing settlement
pattern and give rise to localised adverse landscape effects. At the wider scale, effects on national
and county landscape character areas are not considered significant.

At the site level, some hedgerow and tree removal would be required to facilitate access, including
along the B4399 and proposed active travel routes. However, the majority of existing vegetation,
watercourses and waterbodies would be retained and integrated into a strengthened green
infrastructure framework, supplemented by new hedgerow, tree and waterbody creation with
biodiversity enhancements and replacement planting where losses occur.
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While the introduction of built development within existing arable fields would give rise to
significant initial landscape effects, these would be temporary. As green infrastructure establishes
and matures, it is assessed that mitigation would be effective, resulting in residual landscape
effects reducing to not significant.

Within the LVIA it concludes that residual visual effects will be effectively mitigated through
implementation of the Gl Strategy and detailed reserved matters planting and management plans,
such that no significant long-term residual effects are predicted. The development is considered
capable of being accommodated without significant adverse effects on landscape character or
visual amenity and is not in conflict with Policy LD1 of the Core Strategy.

Policy LD1 of the Core Strategy requires proposals to maintain and extend tree cover where
important to amenity, through the retention of important trees, appropriate replacement of trees
lost through development and new planting to support green infrastructure.

Paragraph 136 of the NPPF states that trees make an important contribution to the character and
quality of urban environments and can also help mitigate and adapt to climate change. It requires
planning policies and decisions to ensure that new streets are tree-lined, that opportunities are
taken to incorporate trees elsewhere in developments (such as parks and community orchards),
that appropriate measures are in place to secure the long-term maintenance of newly planted
trees, and that existing trees are retained wherever possible.

An Arboricultural Assessment of existing trees supports the application, and this presents the
results of an assessment of the existing trees’ arboricultural value, based on their current
condition and quality as well as providing an assessment of impact arising from the Proposed
Development of the Site. This Assessment confirms that the Proposed Development will result in
the retention of a high proportion of the existing tree cover as shown on the Gl Parameter Plan.

However, the Landscape Officer acknowledges that some tree and hedgerow removals will be
required, and these trees are largely identified as category B and C and U. A large proportion of
the required losses are primarily associated with the proposed access points. However, a suitable
guantity of structured tree planting has been identified within the submitted Gl Plan to mitigate for
the proposed tree removal. This new tree planting has been identified within or close to hard
landscaped areas, alongside the primary access roads, within the roadside verges and within
proposed areas of POS. It is noted that the Forestry Commission has not objected to the proposal,
whilst providing standing advice in relation to ancient woodland. Officers are satisfied that the
proposed development would not give rise to adverse impacts upon the nearby areas of ancient
woodland, namely Camp Wood and the woodland located to the south-east of the site, having
regard to the degree of separation from the development and the nature of the proposal.

The detail of the landscaping shall form part of the reserved matters submissions. Landscaping
in this Reserved Matters context is defined in Article 2 of the Town and Country Planning
(Development Management Procedure) (England) Order 2015 as ‘the treatment of land (other
than buildings) for the purpose of enhancing or protecting the amenities of the site and the area
in which it is situated and includes: (a) screening by fences, walls or other means; (b) the planting
of trees, hedges, shrubs or grass; (c) the formation of banks, terraces or other earthworks; (d) the
laying out or provision of gardens, courts, squares, water features, sculpture or public art; and (e)
the provision of other amenity features;

Given the sensitivities of the site, whilst the main roundabout access is supported from a
landscape perspective, it will be necessary to give very careful consideration to any reserved
matter application to ensure that the landscape character is taken into account at design stage
and make careful reference to the reports that support this application. It is also noted that the
Landscape Officer has requested detailed information on site levels and proposals that address
pedestrian and place making to inform future reserved matters applications.
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Officers are satisfied that, on the basis of the information provided any future development on the
site can be provided that both respects the townscape, landscape and green infrastructure of the
area, as well as enabling landscape buffers to mitigate the impact of the development on the
wider landscape. A scheme can be delivered that is in accordance with the expectations of Policy
SS6, LD1, LD2, LD3 and HD6 of the Core Strategy and NDP policies C&HNP Policy CH1 and,
CH4 and LBNP Policy LB6 subject to detailed design being secured at reserved matters stage.

Heritage Assets and Historic Environment

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a general
duty as respects listed buildings in exercise of planning functions. Section 66(1) provides: "In
considering whether to grant planning permission for development which affects a listed building
or its setting, the LPA or, as the case may be, the Secretary of State shall 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."

Section 72 of the act refers to the councils’ need to pay special attention to the desirability of
preserving or enhancing the character or appearance of and building of land in a Conservation
Area in the exercise of their duties.

Paragraph 208 of the NPPF goes on to state that local planning authorities should identify and
assess the particular significance of any heritage asset that may be affected by a proposal
(including by development affecting the setting of a heritage asset) taking account of the available
evidence and any necessary expertise. They should take this into account when considering the
impact of a proposal on a heritage asset, to avoid or minimise any conflict between the heritage
asset’s conservation and any aspect of the proposal.

Core Strategy Policy SS6 is a strategic policy relating to environmental quality and local
distinctiveness. The policy outlines development proposals should conserve and enhance those
environmental assets that contribute towards the county’s distinctiveness, and notes heritage
assets and specifically those with environmental designations.

Core Strategy Policy LD4 of the Core Strategy requires that development proposals protect,
conserve, and where possible enhance heritage assets and their settings in a manner appropriate
to their significance. Additionally, to contribute to the character and local distinctiveness of the
townscape or wider environment, especially within Conservation Areas.

Core Strategy Policy HD6 requires that development is expected to protect, conserve and, where
possible, enhance the heritage assets, their significance and setting. It also advised an evaluation
of the archaeological importance of the area should be provided to ensure appropriate protection
of heritage assets and inform the detailed development proposals.

Policy CH3 of the Callow and Haywood requires that development proposals affecting buildings
or structures on the Local Heritage List must demonstrate how the significance of the heritage
asset will be protected or enhanced.

The National Planning Policy Framework also includes guidance in terms assessing impact of
proposals on designated and non-designated heritage assets. Paragraph 207 sets out that in
determining applications, local planning authorities should require an applicant to describe the
significance of any heritage assets affected, including any contribution made by their setting. The
level of detail should be proportionate to the asset’s significance and no more than is sufficient to
understand the potential impact of the proposal on their significance. Paragraph 208 identifies
local planning authorities should identify and assess the particular significance of any heritage
asset that may be affected by a proposal (including by development affecting the setting of a
heritage asset). Paragraph 210 goes onto advise, in determining applications, local planning
authorities should take account of a) the desirability of sustaining and enhancing the significance
of heritage assets, the positive contribution that conservation of heritage assets can make to
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sustainable communities and the desirability of new development making a positive contribution
to local character and distinctiveness, amongst other things.

The Framework then goes onto advise to how to consider potential impacts. Paragraph 212 states
when considering the impact of a proposed development on the significance of a designated
heritage asset, great weight should be given to the asset’s conservation (the more important the
asset is, the greater the weight should be). Paragraph 213 outlines any harm to or loss of a
designated heritage asset should require clear and convincing justification. Paragraph

214 deals with considering proposals which would lead to substantial harm. Paragraph 215
relates to less than substantial harm to a designated heritage asset and sets out the harm should
be weighed against the public benefits. Paragraph 216 relates to non-designated heritage assets
and confirms the effect of an application on the significance of a non-designated heritage asset
should be taken into account in determining the application. In weighing applications that directly
or indirectly affect non-designated heritage assets, a balanced judgement will be required having
regard to the scale of any harm or loss to the significance of the heritage asset.

No Scheduled Monuments, Registered Parks and Gardens or Registered Battlefields are present
within or in the vicinity of the site and whilst there are no Listed Buildings within the site, although
there are a number of Listed Buildings within its proximity. As such, as part of the submission a
Heritage Impact Assessment (HIA) prepared by Headland Archaeology, has been submitted to
accompany the application and to assist in the assessment of the proposal upon both
archaeological and heritage assets. These reports have been reviewed by both Historic England,
the Council’s Archaeology Advisor and Historic Buildings Officer.
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The HIA also concludes that there are 16 known non-designated heritage assets within the site
and these are characterised by areas of Iron Age or Roman settlement evidence and of Bronze
Age activity, all of which are considered to be of local to regional importance.

Furthermore the “Rotherwas Ribbon”, an unusual linear feature of prehistoric date, has been
identified as being of national importance. As such a 40m wide corridor centred on the line of the
Rotherwas Ribbon is proposed to create a “green corridor” which will preserve the heritage asset
in situ and increase awareness of it as a landscape feature.

As advised above the site does not contain any designated heritage assets, but there are a
number of designated assets in close proximity namely:

Scheduled monuments
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UID 1005357 Bullingham Old Church
UID 1005320 Lower Bullingham deserted medieval village

Listed Buildings

UID 1301543 Barn about 20 yards w of Watery Lane Farmhouse
UID 10999576 St Charles House

UID 1157557 Manor Cottage

UID 1472533 Medieval Hall and Cross Wings of Freedom Church
UID 1099575 Barn 20 yards NW of Green Crize

UID 1099562 Bullinghope Court

UID 1348848 Ruins of Church of St Peter

UID 1348849 Church Cottage

UID 1099560 Church of St Peter

Both Historic England and the Council’s Historic Buildings Officer have been consulted on the
application. Historic England have advised that due to the limited nature of the detailed elements
in the current application there is no known impact on the aboveground heritage assets and as
such are therefore not offering advice at this stage.

However, they do acknowledge and note the positive engagement with your archaeological
adviser and the creation of the protection buffer for the 'Rotherwas Ribbon' and recommend that
the views of the Council’s conservation and archaeological advisers are sought in relation to this
current application and the progression of design of reserved matters. Their comment concludes
that they have no objection to the application on heritage grounds and will advise further at
reserved matters stages.

The Council's Archaeological Advisor has confirmed in their comments that, the ‘Rotherwas
Ribbon’ is within the current application site and needs to be protected and concludes that the
proposal is acceptable and has recommended conditions. These address matters relating to the
implementation of a programme of archaeological work, completion of archiving reporting and
publication, and a condition requiring detailed design and method statement for the foundation
design and all new groundworks within the employment land over and around the ‘Rotherwas
Ribbon’.

The Councils Historic Building Officer has commentated in respect of the setting of listed buildings
only and concurs with the findings of the HIA and as such has advised no objection to the proposal
in respect of the setting of listed buildings.

Conclusion on Heritage matters

Whilst noting the comments of Historic England, when considering the specific merits of this
scheme, the Archaeological Advisor and Principal Building Conservation Officer advise that the
proposal does not cause harm to the setting, significance or experience of these heritage assets.
As such the proposal adheres to the aims of Core Strategy Policy LD4, alongside the
requirements set out within Chapter 16 of the NPPF and Callow and Haywood NDP policy CH3.
Due to the prominence of the site, the scale of the development and location of proximity to the
heritage assets both above and below ground, officers consider the proposals result in no harm
when considered individually and cumulatively. It is noted that officers are in receipt of a no
objection from both Historic England and the Council’s Principal Building Conservation Officer
and the Archeologically advisor

Biodiversity and Ecology

Core Strategy policies SS6 and LD2 state that development proposals should conserve, restore
and enhance those environmental assets that contribute towards the county’s distinctiveness,
including biodiversity. With regards protected species, LD2 states that development that is liable
to harm nationally protected species will only be permitted if the conservation status of their
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habitat or important physical features can be protected by conditions or other material
considerations are sufficient to outweigh nature conservation considerations. Similarly, the NPPF
states that decisions should contribute to and enhance the natural and local environment by,
amongst other things minimising impacts and achieving net biodiversity gain. It further states that
when determining planning applications, local planning authorities should apply certain, specified
principles, which include that if significant harm to biodiversity resulting from a development
cannot be avoided (through locating on an alternative site with less harmful impacts) adequately
mitigated, or, as a last resort, compensated for, then planning permission should be refused.

The application submission has been supported an Ecological Assessment of the site has been
undertaken by Ecology Solutions which provided an updated baseline to inform the ecology
chapter of the supporting Environment Statement. The necessary habitat surveys were carried
out in order to ascertain the general ecological value of the site and to identify the main habitats
and associated plant species. A suite of Protected Species surveys was also undertaken
throughout the site including Badgers, bats, Hazel Dormice, Otters, Water Voles, breeding birds,
reptiles and Great Crested Newts. The illustrative plans do indicate the retention of scrub,
hedgerows and trees within the site will be retained. New areas of landscape planting will also be
provided at RM stage and will provide, maintain and enhance foraging and commuting
opportunities for bats and birds. The creation of species-rich wildflower grassland will provide
improved foraging habitat for badger, reptiles, and amphibians, contributing to increased site
biodiversity. Furthermore, the establishment of scrub planting along Norton Brook will strengthen
habitat connectivity, particularly for dormice, and deliver enhanced nesting and shelter
opportunities for a range of fauna. The addition of Public Open Space along retained green
infrastructure and ecology corridors will assist in adding to the biodiversity of the site.

The Council’'s Ecologist has identified potential impacts arising from the scale and nature of the
proposed construction works. In particular, there is potential for both direct and indirect effects on
the River Wye Special Area of Conservation (SAC), including those associated with hydrological
connectivity. The development also has the potential to affect mobile and opportunistic protected
species, as well as wider ecological interests.

These impacts must be appropriately assessed and mitigated. Accordingly, a condition is
recommended requiring the submission and approval of a Construction Environmental
Management Plan (CEMP) prior to the commencement of any development. This shall be
informed by an updated ecological assessment and walkover survey to ensure that all protected
species and ecological receptors are fully considered and safeguarded during construction. In
addition, the proposal has the potential to adversely affect local dark skies, which contribute to
the amenity of the area and the wider Wye Valley landscape. A further condition is therefore
recommended to control external lighting, ensuring the protection of light-sensitive species and
the preservation of the intrinsically dark landscape. Ecological enhancements which would come
forward through conditions and landscaping reserved matter(s). The proposals have sought to
minimise impacts and subject to the implementation of appropriate avoidance, mitigation and
compensation measures, it is considered unlikely that the proposals will result in significant harm
to biodiversity. Indeed, it should provide net gains for biodiversity as such the proposal will ensure
accordance with Policies SS6 and LD2, policy CH2 of the CHNDP and the NPPF.

Biodiversity Net Gain (BNG)

As confirmed by the Councils Ecologist the submitted information relating to Biodiversity Net Gain
appears relevant and appropriate as the proposal will achieve a minimum of 10% BNG as detailed
within the submission. However, as the proposed onsite BNG is considered to be significant in
scale and nature a relevant legal agreement to secure the required 30-year Habitat Management
and Monitoring Plan (HMMP). This will be included and secured within the S106 Agreement. The
Habitat Management and Monitoring Plan (HMMP) outlines how the developer will manage,
maintain, and monitor the onsite habitats to achieve mandatory Biodiversity Net Gain (BNG). It
ensures legal compliance with the Environment Act 2021 by detailing habitat creation, monitoring
frequency, and corrective actions. In the event of excess BNG units being created under the
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Biodiversity Gain Plan which are not required to satisfy BNG these will be secured on a BNG site
register via an ‘Excess BNG agreement’.

Finally, there are no reasons why the Local Planning Authority should consider that full details,
specifications, locations and future management of any required mitigation, compensation and
Biodiversity Net Gain cannot be secured within the development site should outline consent be
granted or in combination with appropriate landscaping, included in any reserved matters
scheme. The final BNG submission cannot be made until the site layout has been agreed.

Habitats Regulations Assessment (HRA)

The site lies within the River Wye SAC catchment, and a Habitat Regulation Assessment has
been completed. Natural England has confirmed that they are able to conclude there will be no
adverse effects. This is explained in more detail below.

The application site is within the catchment of the River Wye which is part of the River Wye
Special Area of Conservation (SAC) which is a European designated site and therefore has the
potential to affect its interest features. European sites are afforded protection under the
Conservation of Habitats and Species Regulations 2017 (as amended), the ‘Habitats
Regulations’. The SAC is notified at a national level as the River Wye Site of Scientific Interest
(SSSI). As a site located within the catchment of the River Wye SAC, there the requirement for
an assessment under the Habitat Regulations is triggered.

The HRA screening and appropriate assessment was completed by the Local Planning Authority
and submitted by a formal consultation with Natural England. Natural England has confirmed in
their formal response that the proposed development will not have significant adverse impacts on
designated sites and has no objection. As part of the submitted mitigation to secure no effect on
the integrity of the designated site, conditions have been included within the HRA, and these have
been incorporated into the recommendation and conditions at the end of this report for
completeness. Based on the information which has been submitted and comments received from
Natural England and the Council’s Ecologist, the proposal is considered acceptable in terms of
its ecological impacts in the context of LD2, guidance contained in the NPPF and Natural
England’s Standing Advice, subject to the various conditions suggested which are included within
this recommendation.

Design, layout and impact on residential amenity

Chapter 12 of the NPPF relates to achieving well designed and beautiful places. Paragraph 131
states that the creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve. Good design is a
key aspect of sustainable development, creates better places in which to live and work and helps
make development acceptable to communities. Paragraph 135 identifies that planning policies
and decisions should ensure that developments meet a number of criteria.

Core Strategy policy SD1 (Sustainable Design and Energy Efficiency) seeks to secure high quality
design and well-planned development, that contributes positively to the character of the area and
that development successfully integrates into the existing built, natural and historic environment.
This policy also seeks the inclusion of physical sustainability measures, including orientation of
buildings, provision of water conservation measures, storage for bicycles and waste, including
provision for recycling and enabling renewable energy and energy conservation infrastructure.

Policy HDE6 is expected to deliver a comprehensively planned sustainable urban expansion that
is sensitively integrated into both the existing urban fabric of Hereford, and the wider landscape,
through high design and sustainability standards. As well as creating a development of bespoke,
high quality and inclusive design.
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At a local level Policy LB2 of the LBNP requires all new development proposals to be of good
guality design. It also states that proposals will be expected to meet a number of criteria including,
amongst other things, that they have been designed to take account of site characteristics and
surroundings (as detailed in points i—ix of the policy) and that they will have no significant adverse
impact on residential amenity for existing and future residents. It also states that new
developments should create safe environments that minimise opportunities for crime.

The application has been submitted in outline form which reserves all details apart from access
for further consideration. As such, detailed information regarding the layout of the site, and the
design of the proposed residential and commercial development, is not provided at this stage.
These matters would be considered as part of subsequent Reserved Matters applications, where
detailed design proposals would be submitted for assessment. Many of the issues raised will
need to be carefully considered at the Reserved Matters Stage, in particular as highlighted in the
Principal Building Conservation Officer's comments that care needs to be taken with the
roofscape in terms of design and materials, to assimilate the new development when viewed from
higher ground. The policy also requires consideration in relation to matters of the amenity of
residents / occupants of the new dwellings and this will again be a matter for consideration at a
later stage.

Herefordshire Local Plan Core Strategy SD1 is also relevant in assessing amenity impacts of
development proposals. The policy requires development to safeguard residential amenity for
existing and proposed residents and ensure new development does not contribute to, or suffer
from, adverse impacts arising from noise, light, or air contamination, land instability or cause
ground water pollution. Paragraphs 196 to 201 of the National Planning Policy Framework also
relate to ground conditions and pollution.

Policy SS6 of the Core Strategy outlines that development proposals should support the local
distinctiveness of an area. As such it is felt that the design of any housing should respond to the
character of traditional buildings within the locality and the wider area. It is also acknowledged
that policy HD6 requires an average density of up to 35 dph across the site.

Policy LB6 of the Neighbourhood Development Plan (NDP) sets out that the Southern Urban
Extension should be planned and delivered in a way that supports integration with existing
communities and seeks to minimise impacts on areas such as Lower Bullingham. The policy is
largely prescriptive, with an emphasis on requirements relating to infrastructure provision,
connectivity, sustainable drainage systems (SuDS), flood risk mitigation, and green infrastructure,
rather than specifying detailed design outcomes.

As part of the submission an lllustrative Masterplan has been submitted which demonstrates how
a suitable design and layout could be achieved at the Site to accommodate the proposed
development as well as a series of parameter plans which inform future reserved matters
applications.

A Parameters Plan showing proposed submitted Building heights can be seen in Appendix 3.

The proposed development will comprise two-storey dwellings in accordance with Policy HD6,
with buildings within the neighbourhood community hub/local centre and the employment area
limited to three storeys (12m), reflecting existing heights in the Rotherwas Industrial Estate and
the Hereford Enterprise Zone (HEZ). Heights have been informed by a landscape-led approach
to minimise visual impact. No dwellings are in immediate proximity that would be directly affected,
and while some properties in the wider area may experience minor changes to outlook, significant
harm is not anticipated. Conditions will safeguard residents during construction. The development
is also not expected to adversely affect the setting of any listed buildings, with detailed matters of
layout, design, height, and materials addressed at the reserved matters stage.

The submitted Land Use and Access Parameter Plan indicates that the development would
include connections through the site for walking, cycling, and other non-motorised modes of
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travel. It also shows potential linkages to existing communities, local facilities, and the Public
Rights of Way (PRoW) and wider leisure network.

Officers would note that there is also potential for the introduction of additional boundary planting
subject to an appropriate layout and orientation of houses at the Reserved Matters Stage, and
as such any adverse impact can be mitigated but note that the Reserved Matters submissions, in
relation to scale, layout, appearance and landscaping will need to carefully consider the impacts
of the proposals having regard to the amenity of proposed and existing dwellings to ensure
compliance with policy SD1 of the Core Strategy and Paragraph 135 of the NPPF.

Air Quality

The proposed development has been assessed for potential air quality impacts. The Site lies
approximately 150 m south of the Hereford Air Quality Management Area (AQMA) but is outside
any designated AQMA itself.

The application is supported by an air quality assessment prepared by BWB dated August
2024.The report considered:

o the potential impact of dust emissions during the construction phase on
surrounding receptors (including PM10).

¢ the potential impact that the proposed development would have on air quality from
increased traffic emissions around the development site and in locations where
traffic movement is predicted to increase including the AQMA. Pollutants that were
assessed where Nitrogen dioxide, PM10 and PM2.5.

The detailed air quality assessment did not predict any exceedances of the air quality objective
levels for Nitrogen Dioxide and particulate matter at the modelled locations in 2031.An Air Quality
Assessment (AQA) confirms that predicted pollutant levels (NO,, PM10, PM2.5) will remain below
national objectives both during construction and operation. Mitigation measures will minimise dust
emissions during construction.

As highlight by the EHO the application site is predominantly agricultural fields, but the proposal
will generate a significant number of additional vehicle movements during the operational phase
of the development. They have also acknowledged that there will be potential dust impacts during
the construction phase. The report concludes that mitigation measures would be required to
minimise emissions of dust during the construction phase. Therefore, a condition to control dust
during the construction phase has been added and included at the end of this report.

The EHO has not objected to the proposal and the development is considered to have negligible
impact on local air quality and Officers are satisfied that the proposal accords with Policies SD1
and SS6 of the Herefordshire Local Plan — Core Strategy and the relevant provisions of the
National Planning Policy Framework (NPPF).

The proposal is therefore considered acceptable in terms of safeguarding residential amenity and
ensuring that adverse impacts arising from air contamination are minimised for both future
occupiers and neighbouring residents.

Noise and disturbance

The proposed development will introduce residential use to land that is currently in agricultural
use. Based on the siting of the proposed dwellings adjacent to existing residential properties, the
proposed development is considered entirely compatible with the surrounding context.

As part of the submission, a Noise Impact Assessment (ref. BULL-BWB-ZZ-ZZ-RP-YA 05) has
been submitted with this outline application and reviewed by the Council’s technical
Environmental Health (Noise) Officers. Noise consideration has been assessed from the
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perspective of impact on current residential receptors and future occupants of the site. Sources
covered include road and rail traffic, development noise and existing and proposed commercial
and industrial activities.

The Council's EHO has reviewed the noise assessment methodology and findings including
mitigation measures, and raises no objection to the proposed development, subject to the
inclusion of appropriately worded condition to ensure that any future reserved matters
applications to include an updated noise impact assessment based on a more detailed site layout.

Accordingly, Officers are satisfied that, subject to the proposed condition, the development
accords with Policies SD1 and SS6 of the Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework (NPPF) in terms of safeguarding residential amenity.

Contaminated Land

The application is accompanied by “Bloor Homes (Western) Limited. Bullingham, Hereford.
Phase 1 Geo-Environmental Assessment.” Prepared by BWB Consulting, dated August 2024,
Doc Ref: BUL-BWB-BGT-xx-RP-LE-0008_DS, BWB Ref: BWM2135.

The Council’'s EHO has been consulted on the submission and acknowledges although significant
contamination is considered to be unlikely, further works are required, particularly in consideration
of potential risks from ground gases and unexploded ordnance. As such the Council’s EHO has
confirmed that he has no objection to the proposed development, subject to the imposition of
appropriately worded conditions. Subject to the inclusion of this condition, Officers are satisfied
that the requirements of Policy SD1 of the Herefordshire Local Plan — Core Strategy have been
met.

The proposal is therefore considered acceptable in respect of land contamination, ensuring that
the development will safeguard human health, controlled waters, and the wider environment.

Public open space/ Open space provision

Policies OS1 and OS2 of the Herefordshire Core Strategy require the provision of open space for
all new developments, with requirements assessed on a site-by-site basis and in accordance with
applicable standards. Given the scale of the proposed development, there is a requirement to
provide on-site play and open space provision.

In addition, Policy HD6 of the Core Strategy expects the development to provide:

¢ the provision on site of appropriate sports and play facilities, open space, community orchards
and allotments

e green infrastructure corridors through the area to include strategic greenways along Red
Brook and Norton Brook and links with Withy Brook;.

This proposal incorporates these requirements as well as the inclusion of a new country park,

Policy CH8 of the CHNDP identifies that the provision of proposals for local community facilities,
such as community gardens and greens will be supported in principle.

Paragraph 102 of the NPPF reaffirms that access to a network of high-quality open spaces and
opportunities for sport and physical activity is important for the health and well-being of
communities. It states that the provision of open space, sports and recreational opportunities in a
local area should be based on robust and up-to-date assessments of need.

Provision of open space is shown indicatively on submitted plans:
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o Concept Masterplan: drawing no. BL-M-11 Rev N
e Green Infrastructure Parameter Plan drawing no. BL-M-18 Rev F
e Green Infrastructure Plan drawing no. 07930-FPCR-XX-ZZ-DR-L-0001_D

The above demonstrate that the proposed areas of open space are integral to the design of the
development.

The Council’'s Open Space Officer has highlighted that for a development of 540 houses and an
occupancy rate of 2.3 (population 1,242) the developer would be required to provide as a
minimum on-site green infrastructure comprising:

e 3.7ha (37,260sq m) of Accessible Green Space @ 3ha per 1000 population
¢ 0.31ha (310sqg m) of Provision for Children and Teenagers @ 0 @ 0.25ha per 1000 population

This is in accordance with Core Strategy policies OS1, OS2, and HD6, and would be secured
through the Section 106 Agreement

The proposed open space as detailed within the supporting information is more than the minimum
requirement. A total of 14.28ha is proposed to include accessible green space, informal and
formal play opportunities and attenuation ponds and an addition of 6.28ha is proposed for a
country park.

The Council’'s Open Space Officer has agreed the principle of the approach detailed above but
more detail will be required at Reserved Matters stage with particular reference to the
recommendations included in the Herefordshire Green and Blue Infrastructure Strategy and the
Open Space Strategy for the delivery of quality on-site accessible green space, children's play
areas and green infrastructure.

Maintenance of the on-site public open space is proposed to be undertaken by a management
company which is a matter that will be addressed through the S106 Agreement. However, the
general distribution of play areas across the site is acceptable. Further details of location,
accessibility, specifications, and design, as well as associated cost values, will be provided at
Reserved Matters stage.

Regarding off-site Outdoor Sports Contribution the submission has acknowledged pre-application
comments regarding sports provision and the current preference for an off-site contribution. The
sum of One Thousand Two Hundred and Ninety Seven Pounds (£1,297) Index Linked per Open
Market Unit in each Reserved Matters Area towards the Outdoor Sports Facilities would be
required to meet the policy expectations

On this basis, officers are satisfied that the site is capable of being developed in accordance with
the requirements of Core Strategy Policies OS1, OS2, and HDG6, ensuring appropriate public open
space, play provision, and green infrastructure enhancements.

Flood Risk and Water Management

Chapter 14 of the National Planning Policy Framework relates to meeting the challenge of climate
change, flooding and coastal change. Paragraphs 170 to 182 deal with planning and flood risk.

NPPF paragraph 161 requires that the planning system should support the transition to a low
carbon future in a changing climate taking full account of flood risk.... It should help to: shape
places in ways that contribute to radical reductions in greenhouse gas emissions, minimise
vulnerability and improve resilience; encourage the reuse of existing resources, including the
conversion of existing buildings; and support renewable and low carbon energy and associated
infrastructure.



9.157

9.158

9.159

9.160

9.161

9.162

9.163

9.164

138

Policy SD3 of the Core Strategy states that measures for sustainable water management will be
required to be an integral element of new development in order to reduce flood risk, avoid an
adverse impact on water quality, protect and enhance groundwater resources and to provide
opportunities to enhance biodiversity, health and recreation and will be achieved by many factors
including developments incorporating appropriate sustainable drainage systems to manage
surface water.

Paragraph 170 of the NPPF states "inappropriate development in areas at risk of flooding should
be avoided by directing development away from areas of highest risk (whether existing or future).
Where development is necessary in such areas, the development should be made safe for its
lifetime without increasing flood risk elsewhere."

Paragraph 181 of the NPPF states "when determining planning applications, local planning
authorities should ensure that flood risk is not increased elsewhere. Where appropriate,
applications should be supported by site-specific flood-risk assessment. Development should
only be allowed in areas at risk of flooding where, in the light of this assessment (and the
sequential and exception tests, as applicable) it can be demonstrated that:

e Within the site, the most vulnerable development is located in areas of lowest flood risk
unless there are overriding reasons to prefer a different location;

e The development is appropriately flood resistant and resilient such that, in the event of a
flood, it could be quickly brought back into use without significant refurbishment;

e It incorporates sustainable drainage systems, unless there is clear evidence that this
would be inappropriate;

e Any residual risk can be safely managed; and

e Safe access and egress routes are included where appropriate, as part of an agreed
emergency plan.

Policies SD3 and SD4 of the Core Strategy deal with issues relating to sustainable water
management, wastewater treatment and river quality. SD3 sets out measures for sustainable
water management will be required to be an integral element of new development to reduce flood
risk; to avoid adverse impact on water quantity; to protect and enhance groundwater resources
and to provide opportunities to enhance biodiversity, health and recreation. SD4 seeks to ensure
development does not undermine the achievement of water quality target for rivers within the
county, through the treatment of wastewater. The policy sets out a hierarchy in terms of the
approach to wastewater. In the first instance, developments should seek to connect to the existing
mains wastewater infrastructure.

As required, the application is supported by a Flood Risk Assessment (FRA) (amended during
the application) and an associated drainage strategy.

Policy HD6 expects development to provide sustainable urban drainage and flood mitigation
solutions as an integral part of the green infrastructure network.

Policy LB8 (Reduce the Risk of Flooding) of the LBNP expects the development to provide
suitable surface water drainage measures to protect existing and new development from
flooding. It seeks to ensure that any new development includes appropriate surface water
drainage measures and design features that reduce the consequences of flooding and
measures that facilitate recovery from the effects of flooding. Policy LB6 identifies that Lower
Bullingham will see significant new development and in particular the Southern Urban Extension
development should not be at the expense of the quality of life of existing and future residents’
and any impacts such as flooding are fully taken in to account in the planning of the urban
extension.

The application has been assessed in accordance with policies HD6, SD3 and SD4 as well as
Section 14 of the NPPF, specifically paragraphs 180 and 181. These outline that local planning
authorities should ensure that flood risk is not increased elsewhere when determining planning



applications. Additionally, applications should be supported by a site-specific flood risk
assessment where appropriate and built forms should only be placed in the lowest risk areas.

9.165 As detailed above drainage colleagues including the Flood Risk Management & Drainage
Officer have been involved in extensive discussions about this application. During these
discussions updated information and evidence has been submitted as a key element with this
proposal is the assessment of potential flood risk benefits as required under Policy HD6 of the
Core Strategy.

9.166 Paragraph 180 of the National Planning Policy Framework (NPPF) states: “Where planning
applications come forward on sites allocated in the development plan through the sequential
test, applicants need not apply the sequential test again. However, the exception test may need
to be reapplied if relevant aspects of the proposal had not been considered when the test was
applied at the plan-making stage, or if more recent information about existing or potential flood
risk should be taken into account.”.

9.167 As highlighted elsewhere within this report this application forms part of an allocated site (Policy
HD®6) within the adopted Herefordshire Core Strategy (2015). As such a sequential test has
already therefore been undertaken as part of the Local Plan process and as per Paragraph 180
of the NPPF, the sequential test is therefore not required to be applied again. Notwithstanding
the above, it is noted the proposed development has been sequentially arranged to avoid the
existing floodplain. During the course of the application, officers requested that consideration be
given to the potential need for either an updated Sequential Test or the submission of an
Exception Test in relation to the proposed development.

9.168 As detailed within the submission (FRA) and confirmed by the Lead Local Flood Authority
(LLFA), the application site is at medium and high risk of flooding. The northern part of the urban
extension adjacent the railway line and along the brook corridor is designated as Flood Zone 3
and the site has multiple watercourses present within the application site (including the Withy
and Red Brooks).

9.169 As noted previously there are a number of watercourses flow through the site and local area, and
their associated floodplains are present within the site. However, the site’s varied topography
restricts floodplains to low-lying areas, enabling development to be directed to higher-elevation
land.

9.170 The Environment Agency (EA) released updated fluvial (river) and surface water flood maps
between January and April 2025. A review of the Flood Zones confirms that they remain
unchanged from the dataset used at the time of the site’s allocation. The EA’s Risk of Flooding
from Surface Water dataset indicates a reduction in the mapped extent of surface water flooding
in the updated mapping. This reflects a clearer distinction between the fluvial floodplain and
areas at risk of surface water flooding within the revised dataset

139



Figure 6: Environment Agency Flood Map for Planning (Rivers and Sea), 2024
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Paragraph 180 of the NPPF states that the Exception Test may need to be reapplied where
relevant aspects of a proposal were not considered at the plan-making stage, or where more
recent information on flood risk should be taken into account. The requirement for an Exception
Test is determined by the development’s flood risk vulnerability classification and its location
within the Flood Zones, as set out in Table 2 of the PPG. The proposed residential led
development is classified as ‘more vulnerable’.

The development is shown to encroach into the Environment Agency (EA) Flood Zones.
However, the BWB site-specific Flood Risk Assessment (FRA) incorporates detailed hydraulic
modelling, which demonstrates that the majority of the development lies outside and above the
1in 100-year flood extent (Flood Zone 3). The development does, however, marginally encroach
into the 1 in 1,000-year flood extent (Flood Zone 2).

The NPPF confirms that ‘more vulnerable’ development is appropriate within Flood Zone 2, and
therefore an Exception Test is not required in respect of these areas.

The limited exceptions to this position are set out below:

e Works to Watery Lane and Twyford Road fall within Flood Zone 3; however, these relate
to existing highway infrastructure and are constrained by their fixed alignment.

e The proposed road crossings of Red Brook and a minor eastern tributary necessarily
pass over watercourses and associated Flood Zone 3 extents. These crossings are
essential to the delivery of the allocated development and would have been anticipated
at the plan-making stage. The designs will be elevated above design flood levels and
include appropriate floodplain compensation to ensure no net loss of floodplain storage.

e Areas of amenity, landscaping, and biodiversity within Flood Zone 3 are classified as
water-compatible development and are appropriately located within higher risk areas,
reflecting a sequential approach to site layout.

The modelled flood extents are derived from detailed topographical survey data and site-specific
hydraulic modelling. The EA Flood Zones are based on strategic-scale modelling and are
therefore more indicative. The site-specific modelling is considered to provide a more refined
representation of flood risk. Paragraph 178 of the NPPF confirms that it is appropriate to base
the application of the Exception Test on a site-specific Flood Risk Assessment.
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As identified within the drainage officer comments access and egress from the site can be
restricted during flood events. In the FRA the following flood mechanisms are identified

» Watery Lane and Holme Lacy Road flood from the Wye. Also in some cases the entrance
to Rotherwas Estate is blocked due to surface water flooding at the railway bridge.

* The B4399 can flood from the Norton Brook, making the road impassable.

* Lower Bullingham Lane becomes inaccessible due to water held behind a raised section
of roadway.

» The Withy Brook can flood Green Crize resulting in deep water at the railway bridge.

Drainage Officers have reviewed the application in detail and confirmed no objection. Albeit their
review has identified a number of matters that will need to be addressed in relation to the detailed
layout at the Reserved Matters stage, these are not considered to be fundamental in terms of the
principle of development.

These matters include the provision of open drainage ditches and the alignment of Basin 8.
Accordingly, a drainage condition has been included, requiring the submission of detailed
drainage information alongside any Reserved Matters application for layout. This will ensure that
the outstanding matters are addressed in a coordinated and comprehensive manner.

During the application process, the Lead Local Flood Authority (LLFA) requested feedback from
a Flood Emergency Plan (FEP) perspective. The LLFA advised that, although information had
been provided regarding access and egress to and from the site and how these routes are
affected by, and may affect, flood risk, no standalone FEP had been submitted consolidating this
information and formally defining emergency procedures for the site.

Given the nature of the site and the identified flood risks, an appropriate FEP is considered
integral to the acceptability of the proposals in their current form. The purpose of any FEP is to
raise awareness of flood risk within the Lower Bullingham area, encourage future residents and
users of the Southern Urban Expansion site to sign up for flood alerts and weather warnings, and,
in the event of flooding, guide occupants to areas of safe refuge and, where necessary, direct
them to use access and egress routes that are at the lowest risk of flooding. In response, the
applicant has submitted an Outline Flood Emergency Plan setting out procedures for safe access
and egress, as well as occupant response in the event of flooding. The plan identifies trigger
levels, warning mechanisms, and evacuation routes. This document has been reviewed by the
LLFA, who have confirmed that the outstanding matters raised in their original consultation
response have been addressed. Confirmation has been provided that the proposed culvert will
be constructed as a box culvert, thereby reducing flood risk, and that the FEP will act as mitigation
in relation to residual off-site risk.

On this basis, and subject to the implementation of the recommended mitigation measures, the
LLFA no longer objects to the proposal. The Drainage Officer, who previously noted that access
to the site may be compromised during a flood event and suggested that off-site measures could
be implemented to mitigate risk to future residents, also raises no objection. As set out above,
the requirement for a formal FEP has been secured by condition following discussions with the
LLFA, thereby addressing this concern.

The proposal accords with Policy LB8 of the LBNP and Policy LB6, as it incorporates appropriate
surface water drainage measures to ensure that both existing and proposed development are
adequately protected from flooding. The scheme has been designed to reduce flood risk and its
consequences through the implementation of mitigation. The Proposed Development would not
increase flood risk within areas already identified as being susceptible to flooding, including
Rotherwas Industrial Estate, Watery Lane, and Lower Bullingham Lane. As such, the
development complies with Policy LB8 of the LBNP. Furthermore, in accordance with Policy LB6
(d) and (e), the scheme incorporates measures that contribute to flood risk reduction.
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Foul Water Drainage

The FRA confirms that it is proposed to drain foul water from the development separately to
surface water. Welsh Water sewer records (which are included in Appendix 3 of the SDS) show
the presence of an existing 150mm foul sewer approximately 240m north-east of the site. The
sewer records also demonstrate a foul pumping station adjacent to the north-west of the site.

With respect to foul drainage Welsh Water have confirmed in their comments they have no
objection to the proposed scheme as the disposal of foul flows from the site will be to the mains
sewer and a bespoke condition has been requested and added stating that only foul water from
the development site shall be allowed to discharge to the public sewerage system and this
discharge shall be made at the 450mm foul sewer manhole reference number SO53372701.

Drainage colleagues have confirmed that foul sewerage would be facilitated by means of a
pumping station, utilising a rising main. The route of the rising main is shown along part of the
B4339 and detail the construction of the pumping station and its use as detailed by the Drainage
Officers is a consideration for the Reserved Matters Stage and have requested that this is
installed using no-dig techniques due to the risk of damaging the B4399.

Water Supply

Welsh Water, in their most recent consultation response, confirm that the application site is not
located within an area affected by any strategic water supply constraint. However, they advise
that there is currently insufficient capacity within the local network in the vicinity of the site to
serve the proposed development, which could result in detriment to existing customers’ water

supply.

Welsh Water advise that, in the event of a future application for a water connection under
Section 41 of the Water Industry Act 1991, a hydraulic modelling assessment may be required.
This assessment may identify the need for reinforcement works to the network, which would be
delivered alongside the provision of new water mains under Sections 41 and 51 of the Water
Industry Act 1991.

These requirements fall outside the Town and Country Planning Act 1990 and would be
addressed through the separate statutory water connection process.

Notwithstanding the above, Welsh Water confirm that they withdraw their previous objection in
respect of water supply and raise no objection to the determination of the application.

Following the submission of additional details to satisfy earlier concerns raised by drainage
colleagues the drainage objection has been removed, and officers have confirmed no objection
subject to suitably worded conditions to address earlier concerns which can be secured under a
under future Reserved Matters application.

Officers are satisfied that a Sequential Test regarding planning and flood risk as per the NNPF
paragraph 172 is not required. To conclude both Welsh Water and the Land Drainage team have
requested some further clarification so far as a future Reserved Matters application is concerned,
but in principle have raised no objection. Having regard to the details submitted and that this is
an outline application Officers are satisfied that there is likely to be a technical solution, and further
drainage details can be required by condition alongside the RM application to ensure this is
considered holistically.

Overall, Officers consider following the most recent drainage and flood information which has
been shared with the EA, the LLFA and drainage team, that with the addition of a number of
prescriptive conditions to address sustainable urban drainage, its management, and future flood
risks associated with subsequent reserved matters, the development would be acceptable. All of
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these conditions have been incorporated into the recommendation below and as such the
proposal is considered acceptable in terms of Core Strategy Policies SD3 and SD4, and HD6,
LBNDP Policy LB6 and LB8 and guidance within Chapter 14 of the NPPF.

Affordable Housing / Housing Mix

Affordable Housing

Paragraph 8 of the NPPF states that the planning system needs to perform a number of roles,
including a social role in supporting strong, vibrant and healthy communities, by providing a
supply of housing required to meet the needs of present and future generations. Paragraph 66 of
the NPPF states that where major development involving the provision of housing is proposed,
planning policies and decisions should expect that the mix of affordable housing required meets
identified local needs, across social rent, other affordable housing for rent and affordable home
ownership tenures.

Policy H1 of the Core Strategy establishes that affordable housing is required on sites of more
than 10 dwellings. This proposal, comprising up to 540 units, therefore, triggers a requirement for
affordable housing provision.

Policy HD6 of the Core Strategy requires that the mix, size and tenure of new housing meet the
needs identified in the latest version of the Herefordshire Local Housing Market Assessment
(HLHMA), which in this case is the HLHMA 2021.

Policy H3 of the Core Strategy also requires that larger housing sites provide dwellings to meet
the needs of younger single people, create adaptable housing for residents with additional needs,
and tailor housing for the elderly including offering a mix of house types such as bungalows.

The applicants have constructively engaged with officers during the determination of the
application and have provided an affordable mix which would significantly contribute towards the
area’s affordable housing needs.

The application proposal also includes for the provision of 35% affordable housing as required by
Policy H1 and Policy HD6 of the Core Strategy. As the application is made in outline, discussions
regarding the mix and tenure of affordable housing provision have been undertaken during the
application process to ensure accordance with Policies H1 and Policy HD6.

The provision of affordable housing would be secured through a Section 106 agreement. The
siting and design of the affordable dwellings would be secured as part of any forthcoming
reserved matters submissions. The Affordable Housing Units shall be for the following affordable
housing tenures:

(a) 67.7% Social Rented Units; and
(b) 32.3% Intermediate Units

The development will have a local connection to Lower Bullingham in the first instance, followed
by Hereford City and then, the County of Herefordshire.

The affordable housing units will be secured through the S106 legal agreement exact mix of
affordable and open market units be agreed prior to submission of Reserved Matters including
the tenures of Social Rent and Affordable Home Ownership and in addition to wheelchair
accessible bungalows and National Space Standards. Officers consider that the provision of this
amount of affordable housing, particularly the provision of social rent units, is a substantial benefit
of the proposals.

Open Market Housing Mix




9.202

9.203

9.204

9.205

9.206

9.207

9.208

9.209

144

Policy H3 and HD6 requires all new housing development to provide an appropriate mix of
dwellings sizes, types and tenures to contribute to mixed and balanced communities and a
balanced housing market.

Housing mix should be based on the most up to date evidence of local housing need and market
demand. The Herefordshire Local Housing Market Assessment (HLHMA) the HLHMA 2021
provides the most up to date evidence based to inform the housing mix on residential applications.
Although this application has been made in outline, discussions have taken place to agree a mix
a of unit types acceptable to the Council and a condition has been added at the end of this report
to secure the number, size and type of open market housing on any individual phase of the
development in line with agreed parameters. However, the housing mix is not detailed and will be
identified as part of future reserved matters applications. Accordingly, subject to this condition
requiring agreement of the housing mix either in advance or as part of a reserved matters (layout)
submission and alongside the Section 106 agreement which secures the affordable housing,
officers are satisfied that the proposal will comply with Core Strategy policies H1, H3, and HD6
and Paragraphs 8 and 60 of the NPPF. by delivering an appropriate mix of dwelling sizes and
supporting a balanced and inclusive community.

Employment land (Use Class B and E)

Policy HD6 requires the provision of approximately 5 hectares of employment land, incorporating
a mix of Use Classes B1, B2 and B8, to support and complement the Hereford Enterprise Zone.

In line with Policy E1 this proposal will enhance employment provision and contribute to the
diversification of the Herefordshire economy. As well as being compatible with surrounding land
uses and supports the planned growth of employment activity in this location.

Policy SS5 promotes employment provision with the delivery of new strategic employment land
in tandem with housing growth.

Paragraph 11 of the NPPF sets out a presumption in favour of sustainable development. This
proposal aligns with that principle by delivering clear economic benefits, supporting employment
growth, and making efficient use of land.

In compliance with this requirement, the proposed development provides approximately 5.57
hectares of employment land, as identified on the Indicative Masterplan. This employment area
is located to the eastern part of the site, adjacent to Watery Lane, and is proposed to
accommodate a flexible mix of Use Classes B and E. This flexibility is considered appropriate in
responding to changing market demands and supporting a broad range of employment-
generating uses.

The development proposals involve the demolition of approximately 2,968 sqm of existing
employment floorspace, comprising agricultural and industrial buildings, located to the east of the
site on the northern side of the B4399.

Following demolition, the scheme will deliver a net increase of 10,882 sqm of employment
floorspace, contributing to the provision of modern, flexible business premises in line with local
employment and economic growth objectives. This application will use underutilised land into
productive employment use, while creating new job opportunities. It will also help support
business growth and economic diversification.

The Council’s Economic Development Officer has confirmed support for both the principle and
scale of the proposed employment land. This aligns with the employment land allocation and
strategic objectives set out in the Core Strategy, as discussed at the pre-application stage. While
the proposal involves the demolition of an existing storage building, it will deliver additional
employment space and generate significantly greater economic benefits overall. Furthermore, the
development complements the recently constructed units within the Hereford Enterprise Zone
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(HEZ), which adjoins the site. It represents a logical continuation of the successful regeneration
of the Rotherwas area, providing much-needed business rental space within the local market.

The parameter plans submitted alongside the application confirm that building heights within the
employment area will not exceed 12 metres (3 storeys). This reflects the prevailing scale and
character of development within the adjoining Rotherwas Industrial Estate and the wider
Enterprise Zone, thereby ensuring visual and contextual compatibility.

As this is an outline application, with all detailed matters reserved, the precise configuration and
mix of employment uses will be determined at the Reserved Matters stage. This will allow the
development to adapt to market requirements and ensure the delivery of a viable and diverse
employment offer.

Similarly, details relating to car and cycle parking provision will be established through future
Reserved Matters submissions, ensuring that appropriate levels of parking are delivered in
accordance with the Council’s standards and the final layout of the scheme. The proposed four-
arm roundabout will provide access to two key internal access roads. The western road of these
two will provide main vehicular access to the wider Site, and the eastern road will provide access
to the employment units at the east of the Site.

Overall, the Proposed Development accords with the requirements of Policy HD6, SS5 and E1
and makes a policy compliant and meaningful contribution towards the delivery of employment
land within the area.

Local Centre

Policy HD6 requires the provision of a neighbourhood community hub, including small scale
convenience retail and provision of and/or contributions towards any identified need for other
community infrastructure/facilities, including community meeting space and health provision.

The submitted Land Use and Access Parameter Plan indicates that the local centre
(neighbourhood community hub) will extend to a maximum area of 0.79 hectares. However, the
precise mix and disposition of uses within the local centre/neighbourhood community hub would
be determined at the reserved matters stage. The proposal anticipates the delivery of a new local
centre / neighbourhood hub providing approximately 1,650 sgm of floorspace. The scheme would
accommodate a flexible mix of uses, including community and social infrastructure (Use Class
F.2), potential healthcare provision and other local services and convenience retail (Use Class
E), with residential accommodation above (Use Class C3). This part of the development is
intended to function as a focal point for the wider neighbourhood, contributing to local service
provision and supporting a sustainable, mixed-use environment in accordance with the principles
of accessible, walkable neighbourhood planning.

As detailed above the proposed development establishes a structured height strategy informed
by a landscape led approach. Development is arranged across three parameter height zones with
the Local Centre/Neighbourhood Community Hub at up to 12m (3 storeys).

Country Park

As part of the proposal, an area has been designated for a new Country Park, located within the
south-western portion of the site. This is identified on the Land Use and Access Parameter Plan
(Figure 7 below). The Country Park is bordered to the east by residential development running
parallel to Hoarwithy Road, and to the south by the B4399. The western boundary is defined by
Norton Brook and adjacent agricultural land rising towards the hamlet of Bullinghope, with further
agricultural land to the north and scattered residential development beyond. The site comprises
predominantly arable farmland, with existing hedgerows, scrub, rough grassland, and ruderal
vegetation also present
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Figure 7: Green Infrastructure plan parameter plan

9.218 Policy HD6 requires the provision of a Country Park to include new footpath connections linking
into the existing Public Right of Way (PRoW) network, together with woodland and orchard
planting. The application proposes a Country Park area of approximately 6.28 hectares to deliver

these requirements.

9.219 The proposed Country Park would incorporate informal paths and provide pedestrian and cycle
connections to the wider network of open spaces within the development. The existing PRoW
within the northern part of the Country Park would be retained and enhanced, with additional
connections formed to the main development area. The Indicative Green Infrastructure Plan
(drawing 07930-FPCR-XX-ZZ-DR-L-0001 D) demonstrates how the Country Park could be
delivered, including provision for a picnic area, informal orchard planting, wildflower meadow
creation, and native wet woodland planting along Norton Brook. These measures provide
biodiversity enhancement and strengthen ecological connectivity, particularly along the Norton
Brook corridor would provide biodiversity enhancement and strengthen ecological connectivity,

particularly along the Norton Brook corridor.

9.220 Overall, the Country Park is designed to enhance the landscape setting around Bullinghope,
provide accessible recreational space for future residents, and contribute positively to local green
infrastructure and habitat networks. The detailed design and delivery of infrastructure within the

Country Park would be secured at reserved matters stage.

9.221 Interms of delivery and long-term management, it is proposed that the Country Park would remain
in private ownership (Bloors), with ongoing management and maintenance undertaken by a
management company. This approach is consistent with the Council’s established policy position
that it will not adopt or take responsibility for new areas of public open space. Accordingly, whilst
Policy HD6 refers to land being transferred to the Council, the current proposal provides for the
Country Park to be delivered and retained within private ownership, with public access secured
and maintained through appropriate legal and management mechanisms. As such, the proposed
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delivery and long-term stewardship arrangements are consistent with the Council’'s position,
notwithstanding the inconsistency in the supporting text of HD6.

Public Right of Way (PRoW)

9.222 The layout under consideration would impact on the current definitive route of the PRoW. This is

highlighted by the Public Rights of Way Officer in their comments, as the proposal shows the
diversion of public footpath LOB1.

9.223 This process would take place outside and separate to the determination of this application and

should any issues arise which result in changes to the PRoW not being supported, the applicant
would have to seek alterations to the approved layout utilising the most appropriate mechanism
depending on the scale and nature of the required changes. It is important to emphasise that the
granting of planning permission does not override this other legislation (Highways Act). As such,
any concerns relating to the impact of the layout on the existing PRoW should not delay the
determination of this planning application, nor would it be reasonable to refuse the application on
that basis. However, it is noted that the supporting information advises that the existing rights of
way will be retained, primarily within greenways, and a network of foot/cycle routes will provide
new connections through the green spaces.
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9.224 The layout under consideration would impact on the current definitive route of the PRoW. In such

circumstances, the applicant would need to obtain a separate consent in respect of the rerouting
of the PRoW.

Minerals and Waste

9.225 A Minerals and Waste Local Plan (MWLP) was adopted in March 2024 and guides mineral

extraction and the management of waste in Herefordshire up to 2041 and beyond. The plan
replaces the saved minerals and waste policies of the Unitary Development Plan. As advised
within the minerals and waste officer comments the proposal is in an area designated for the
safeguarding of minerals. The relevant policy is that of policy M2 with in the Minerals and Waste
Local Plan (2024) (MWLP).

9.226 The policy sets out a criterion where non-mineral developments can be supported within the
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minerals safeguarding areas. This includes where the non-mineral development is strategic and
can be demonstrated to outweigh the need for the mineral resource and associated infrastructure.
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NPPF Paragraph 223 also advises that locations of specific minerals resources of local and
national significance should be safeguarded, and development avoided in such areas if it might
constrain potential future use for mineral working. The application has been supported with a
Minerals Assessment by BWB Consulting. The minerals and waste officer has reviewed the
submission and concurs with the conclusions of the assessment with regards to the constraints
associated with the site which limit the economic and environmental viability of large-scale mineral
extraction on the site. MWLP, policy M3 is also of relevance as it deals specifically with the
winning and working of sand and gravel and identifies the preferred areas for workings and new
operations. However, this application site is not listed or identified within the policy. There is
currently no identified need for additional sand and gravel resources within the County, with the
preferred areas identified expected to come forward over the plan period. The Minerals and Waste
officer has advised no objection and there is no conflict with policies M2 and M3 of the MWLP
with regards to the safeguarding of minerals

In addition to policy M2 within the MWLP, policy M3 is also considered to be relevant as it deals
specifically with the winning and working of sand and gravel and identifies the preferred areas for
workings and new operations. The application site is not listed or identified within the policy. There
is currently no identified need for additional sand and gravel resources within the County, with the
preferred areas identified expected to come forward over the plan period.

This proposal involves the construction of a significant major development and demolition of
approximately 2,968 sqm of existing employment floorspace, comprising agricultural and
industrial buildings, located to the east of the site on the northern side of the B4399. Therefore,
the proposal will generate significant volumes of construction materials and waste from demolition
and as such compliance with policy SP1 in the MWLP is required. Policy SP1 seeks to ensure
that developments are designed to increase the potential for recycling and minimising waste and
that resources are directed to contribute positively to addressing climate change. The main
principle of policy SP1 is to ensure that development is delivered sustainably when it comes to
the sourcing of construction materials and minimising waste generated through the construction.
This application has been supported with the following documents which set out the commitment
of the applicants to deliver low carbon housing whilst managing waste generated through the
construction sustainably:

e Sustainability and Energy Statement dated March 2024
e Bloor Homes Sustainability Strategy
e Framework Waste Management Plan

Following the review of the supporting information to address the requirements of Policy SP1, it
is considered that should the application be approved, a Resource Audit will be required to set
out end of life considerations for the materials used in the proposed development and this has
been secured by an appropriately worded condition.

Accordingly, officers are satisfied that, subject to the proposed condition, the development
accords with Policies M2, M3 and SP1 of MWLP and the National Planning Policy Framework
(NPPF).

Waste - Refuse and Recycling

The Council’'s Refuse and Recycling team has been consulted and raised no objection. Refuse
and recycling bins and the locations of bin collection points will be secured under any forthcoming
reserved matters applications. Also, under the RM applications tracking for refuse vehicles will be
assessed as part of the layout. A financial contribution of £80.00 (index linked) per dwelling has
also been secured to provide 1 x black bin and 1 x green bin and this is detailed within the draft
heads of terms.

Climate change
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Core Strategy Policy SS7 requires focus on measures to address the impact that new
development in Herefordshire has on climate change, outlining how development proposals
should include measures which will mitigate their impact on climate change, with policy SD1 also
seeking to support these measures. Herefordshire Council has unanimously passed a motion
declaring a Climate Emergency, signalling a commitment to ensuring that the council considers
tackling Climate Change in its decision-making, with this resolution came a countywide aspiration
to be zero carbon by 2030; and a Climate Change Checklist to aid the consideration of
development proposals.

Proposals for residential development are considered by the Council to need to help redress the
climate emergency, and so notwithstanding the sustainable location of the development thus
reducing the need to travel for services, the proposal is considered to need to include measures
to support low-carbon ways of living and sustainable modes (as defined by the NPPF). The NPPF
sets out at paragraph 115 that in assessing sites for specific applications for development Local
Planning Authorities should ensure that appropriate opportunities to promote sustainable
transport modes can be, or have been, taken up. Further to this Paragraph 117 sets out that
developments should be designed to enable the charging of plug-in and other ultra-low emission
vehicles, with such vehicles contributing to the objectives of reducing reliance on fossil fuels and
so climate change.

The proposed development is located in close proximity to Hereford City and benefits from good
access to a range of facilities and opportunities to utilise a number of sustainable travel modes
(including train station, bus links and pedestrian and cyclist travel options).

A condition is recommended to ensure electric vehicle charging points alongside details in terms
of cycle parking provision and these matters would be considered at the reserved matters stage,
setting out how design measures will be incorporated as part of the development.

Overall, the proposed development incorporates a range of sustainability measures and is
considered in compliance with CS Policies SS7 and SD1.

Planning Obligations

Core Strategy Policy ID1- Infrastructure Delivery, states that provision for new and/or the
enhancement of existing infrastructure, services and facilities to support development and
sustainable communities, will be achieved through a co-ordinated approach. Where compliant
with Regulation 122(2) of the Community Infrastructure Levy Regulations 2010, as set out in
paragraph 58 of the NPPF, contributions can be sought to mitigate the impacts of development
on infrastructure through a planning obligation (section 106 agreement). To meet the tests
obligations, satisfy all of the following:

a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.

To mitigate impacts on infrastructure contributions are considered to meet these tests in respect
of highways, education, open space and by the Clinical Commissioning Group (GP services) and
the Wye Valley Trust (primary health care), Contributions to the Wye Valley Trust are necessary
to bridge an initial funding gap resulting from the unplanned for increased population resulting
from the development.

The Planning Obligations Manager has confirmed the required contributions and the
infrastructure projects that would benefit. The application is accompanied by a draft Heads of
Terms and the proposed contributions, that makes provision for contributions towards education,
sustainable transport, libraries, waste on-site play equipment, a surgery contribution and the
provision of and eligibility for occupation of the affordable housing. Officers are satisfied that the



contributions are fair, reasonable and necessary to make the development acceptable and thus
compliant with the CIL Regulations.

9.240 Itis also noted Network Rail have requested contributions. This is due to a change in Government
funding towards railway stations in that any bids for funding need to be accompanied by developer
contributions towards rail. Whilst the SUE policies do not reference rail requirements, policy SS4
does reference that Herefordshire Council will work with Network Rail in bringing improvements
to the network. The consultation response does not identify railway trips associated with the
development or the costs of any schemes. To enable contributions to be requested towards
Hereford train station, Network Rail will need to provide additional information to meet the
statutory CIL tests which are:

e necessary to make the development acceptable in planning terms;
o directly related to the development; and
o fairly and reasonably related in scale and kind to the development.
From the proposed development:
1. How many trips are generated from the proposed development that will use the rail network
that require works to the station to make the development acceptable?
2. What is the cost of the works identified in the consultation response as:
e Accessible Facilities: Provision of fully compliant accessible toilets and improved
waiting shelters.
o Wayfinding Enhancements: Clear, legible signage throughout the station and
approaches to assist all users, including those with mobility challenges.
e Drop-off/Pick-up Zone: Improvement of the forecourt to ensure safe and efficient
passenger movements.
e Cycle Parking: Additional secure cycle parking to encourage active travel and reduce
car dependency.
3. How are the costs of the works and the number of rail users from the development calculated
to make them fairly and reasonably related in scale and kind to the development?
9.241 A summary of the list of obligations are listed below:
Infrastructure Quantum of contribution
Affordable Housing The developer covenants to provide 35% of on-site affordable

housing

The developer covenants with Herefordshire Council that the
Affordable Housing Units shall be for the following affordable
housing tenures;

e 67.7% social rented units

e 32.3% intermediate units

The developer covenants with Herefordshire Council to deliver 2
units of affordable housing as a wheelchair accessible bungalow to
M4(3) regulation standard.

The Affordable Housing Units must be allocated in accordance with
the Herefordshire Allocation Policy for occupation as a sole
residence to a person or persons in affordable housing need to the
parish of Lower Bullingham in the first instance.
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Biodiversity Net Gain

The developer covenants that the development leaves biodiversity in
a better state than before it took place and an approach where the
Owner shall work with local authorities, wildlife groups and other
stakeholders to support their priorities for nature conservation to
ensure a net increase in biodiversity to mitigate the adverse effects
arising from the Development

Biodiversity Excess
Credits

Herefordshire Council covenants to work with the developer to
establish a Biodiversity Net Gain credit bank if excess credits are
established through the Biodiversity Net Gain Plan

Public Open Space and
Country Park

The developer covenants with Herefordshire Council to provide public
open space and the country park to include:

e 4.01 hectares (37,570 sqgm) of on-site green infrastructure
comprising:

e 3.7 hectares (37,260 sgm) of accessible green space; and
e 0.31 hectares (310 sqm) of children's and teenager's play.

The maintenance of any on-site Public Open Space (POS) will be by
a management company which is demonstrably adequately self-
funded or will be funded through an acceptable on-going
arrangement; or through local arrangements such as the parish
council and/or a Trust set up for the new community for example.
There is a need to ensure good quality maintenance programmes are
agreed and implemented and that the areas remain available for
public use.

Off-site Active Travel
Measures

The developer covenants to provide a financial contribution of
£2,655,758.05 (index linked) to provide transport infrastructure
projects arising from the councils Local Transport Plan and the Local
Cycling, Walking and Wheeling Infrastructure Plan or such
subsequent successor council transport plan.

Standard Transport
Supplementary
Planning Document
Contribution

The developer covenants to provide a financial contribution of;

e £1,720.00 (index linked) for each 2-bedroom open market

dwelling

e £2,580.00 (index linked) for each 3-bedroom open market

dwelling

e £3,440.00 (index linked) for each 4-bedroom open market

dwelling

e £4.300.00 (index linked) for each 5-bedroom open market

dwelling
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to deliver the requisite active travel measures required to mitigate

the impact of the development

Bus Service
Contribution

The developer covenants to provide a financial contribution of
£100,000.00 (index linked) to provide bus infrastructure

Hospital Contribution

The developer covenants to provide a financial contribution of
£416,748.48 (index linked) to provide additional capacity, equipment,

facilities and/or infrastructure at Hereford County Hospital

Outdoor Sports

The developer covenants to provide a financial contribution of

contribution

Contribution £1,297.00 (index Linked) per open market dwelling to provide
Outdoor Sports Facilities in accordance with the Herefordshire Playing
Pitch and Outdoor Sports Strategy and Action Plan February 2023 as
amended from time to time

Health Care The developer covenants to provide a financial contribution of

£355,200.00 (index linked) to provide infrastructure for the provision
of primary and community healthcare services at South and West
Herefordshire Primary Care Network, the Hereford City WBC and
Hereford Medical Group Primary Care Network.

Education contribution

The developer covenants to provide financial contributions of:

e £207,020.00 (index linked) towards pre-school education

infrastructure

o £1,546,506.00 (index linked) towards primary education

infrastructure

o £1,534,221.00 (index linked) towards secondary education

infrastructure

e £48,438.00 (index linked) towards post-16 education

infrastructure

e £472,376.00 (index linked) towards youth education

infrastructure

e £262,057.00 (index linked) towards special education needs

and alternative provision
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Recycling and waste The developer covenants to provide a financial contribution of £80.00
contribution

(index linked) per dwelling to provide 1 x black bin and 1 x green bin

for each dwelling.

Library contribution The developer covenants to provide a financial contribution of;

e £146.00 (index linked) for each 2-bedroom open market

dwelling

e £198.00 (index linked) for each 3-bedroom open market

dwelling

e £241.00 (index linked) for each 4-bedroom open market

dwelling

to provide improved library infrastructure at Hereford library.
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Cancelling of the relief road and impact on the deliverability of strategic housing sites

This application is for a smaller quantum of development, known as Phase 1. The application for
the larger site 194402/0 is still under consideration following confirmation of the future transport
strategy for Hereford and the cancellation of proposals known as The Western Bypass Phase 1
(previously known as ‘Southern Link Road (SLR)) which was formerly proposed as a new highway
link along with a new river crossing to the west of Hereford City Centre. The aim of the Western
Bypass Phase 1 and new river crossing was to ease congestion on the existing network,
particularly on the A49. Prior to submission and during pre-application discussions, work was
undertaken to establish and confirm the amount of development which could come forward,
without having an unacceptable impact on the local and strategic highway network, in line with
relevant planning policy. Those discussions confirmed that a proposal for up to 540 dwellings and
circa 5 ha of employment land could be delivered in advance of any bypass, link road, or wider
‘strategic’ highway improvements (subject to several on and off-site mitigation measures and
assuming an active travel strategy is in place). This conclusion also generally aligns with the Core
Strategy which anticipates a similar number of dwellings being delivered prior to the delivery of
the Western Bypass Phase 1 (previously known as the SLR) and a river crossing associated with
the bypass.

As confirmed by the LHA the traffic generated from this first phase is considered capable of being
accommodated on the existing transport network without the requirement for additional city-wide
measures to be put in place, and therefore able to be brought forward in advance of the alternative
transport strategy for Hereford being confirmed.

Loss of Agriculturally Productive Land

The NPPF emphasises that planning decisions should contribute to and enhance the natural
environment. This includes recognizing the intrinsic character and beauty of the countryside and
the wider benefits derived from natural capital and ecosystem services, including the economic
and other benefits of the best and most versatile (BMV) agricultural land.
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The Planning Practice Guidance (PPG) advises that this approach aims to protect BMV
agricultural land and soils in England from significant, inappropriate, or unsustainable
development proposals, and to manage soils sustainably.

The Agricultural Land Classification Map confirms that the site comprises Grades 1, 2, 3a, and
3b land, which are considered the highest quality agricultural land. Both the NPPF and Core
Strategy Policy SS7 encourage the use of lower quality agricultural land where development on
agricultural land is necessary.

While the NPPF acknowledges the economic benefits of BMV land, paragraph 180 of the NPPF
states that planning policies and decisions should contribute to and enhance the natural and local
environment by, amongst other things, recognising ‘...the wider benefits from natural capital and
ecosystem services — including the economic and other benefits of the best and most versatile
agricultural land...’. the use of agricultural land is only one material consideration in the
determination of planning applications.

A Soil Assessment report has been submitted to support the application. The Soil Assessment
has indicated that soils at the Site have been classified as Grade 1, Grade 2, and Grade 3b.

The proposed development will involve the loss of approximately 33.3 hectares of BMV
agricultural land. However, the western area which forms the proposed Country Park
(approximately 6.28 ha) would remain undisturbed and in-situ. Whilst the loss of agricultural land
results in some harm, the site is within an area where the land has already been identified for
development within the Core Strategy which has undergone examination. The loss of BMV and
other agricultural land in this location has already been considered at the plan-making stage, and
the principle of development on this site, including the loss of BMV land, is therefore already
accepted. Consequently, although the loss of agriculturally productive land is a factor in the
planning balance, officers consider that an objection to the scheme solely on the basis of the loss
of BMV land would be unsound.

Park and Choose site adjacent to the A49/ Rotherwas Access Road roundabout and New
school provision

The site is part of the larger allocation under Core Strategy Policy HD6, and this policy should
provide for at least 1,000 dwellings over the Plan period together with key associated social
infrastructure requirements. These infrastructure specific requirements include:

e Park and Choose site (land and infrastructure) adjacent to the A49/ Rotherwas Access
Road roundabout.

o The Proposed Development is for Phase 1 of the wider site allocation. While it
does not propose a Park and Choose facility at this stage, the Phase 1 indicative
masterplan has been designed so as not to preclude Phase 2 which could include
the delivery of a Park and Choose facility. This approach is deemed to be
acceptable.

e 210 primary school places and where appropriate contributions towards new additional
pre-school facilities.

o pre-application discussions prior to the submission established that the Proposed
Development does not meet the thresholds for the provision of a new 1FE school.
Education contributions will be secured through a S106 legal agreement

As this submission has been brought forward as the ‘first phase of the wider allocated site’, the
above elements have not been included, however in line with planning policy where the
development is expected to have the potential for an adverse effects due to the additional
pressure put on existing facilities by the increased local population, the implementation of
mitigation in the form of Section 106 obligations has been secured and this has been detailed
with the draft heads of terms as per para 9.237 and the proposed mitigation measures proposed
will ensure that the development in accordance with Policy SC1.
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Other Matters

For this phased mixed-use development, the deadline for the submission of reserved matters
relating to subsequent phases has, unusually, been extended to eight years. This extended
timeframe reflects the scale, complexity, and phased delivery of the development, which will come
forward over a longer implementation period than would typically be expected for a conventional
scheme.Officers are satisfied that the longer period for the submission of reserved matters is
justified in this instance and would provide sufficient flexibility to enable the comprehensive
delivery of the development across its various phases. The extended timeframe is not considered
to prejudice the timely delivery of housing within the authority area, nor is it considered to
undermine the Council’s ability to demonstrate a five-year housing land supply.

Planning Balance and Conclusion

The application proposal plays a significant role in the Lower Bullingham Strategic Allocation and
delivering this site provides substantial benefits, including:

o Addressing the urgent need for housing, including affordable housing, within the allocated
plan period up to 2031 and beyond, by providing 540 homes on part of an allocated site.

o Generating economic benefits through on-site employment during the construction
phases and provision of employment land

o Provision of a local centre

Providing infrastructure for the wider allocation as well as a Country Park

o In environmental terms the scheme offers the ability to mitigate flooding locally and also
offers improved access to public transport and opportunities for cycling and walking to
prospective inhabitants and wider population.

O

However, it is not surprising that a development proposal of this scale raises various issues and
concerns, leading to potential conflicts with other policy interests. Consequently, a considerable
amount of time has been invested in reviewing, assessing, and refining the submission
documents to understand and shape the necessary mitigation strategies. These strategies are
intended to ensure that the new homes, and other components of this development proposal are
capable of being sustainable.

This process included extensive discussions with consultees regarding the planning obligations
needed to make the development acceptable from a planning perspective. These obligations
must be directly related to the development and should be fair and reasonable in scale and kind.

As advised above the proposed development forms part of a strategic site and would deliver 540
dwellings, employment land, a local centre and a Country Park together and the application is for
outline permission with all matters reserved except for access. Therefore, it is only the principle
of development and the principal means of access that is to be assessed. The quantum of
development is considered capable of being accommodated on the site but the detail of this is
not currently under consideration.

It has been demonstrated that a satisfactory access strategy for all modes can be provided and
the proposals therefore meet the objectives of Policy HD6 to a sufficient or appropriate level. With
the proposed mitigation measures, it has been demonstrated that the local highway network can
absorb the traffic impacts of the development without adversely affecting the safe and efficient
flow of traffic on the network and that traffic impacts can be managed to acceptable levels to
reduce and mitigate any adverse impact from the development. The submission demonstrates
that the proposed development can be made sustainable through the provision of improved public
transport, walking and cycling infrastructure, of a level commensurate with the level of
development proposed. It therefore satisfies Policy SS4 of the core strategy.
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The site is close to Hereford City and within walking and cycling distance of the Hereford as well
as the local highway network and existing services and facilities within Hereford City. It is
therefore considered to be a sustainable location. The proposed layout as shown within the
illustrative masterplan part of first phase of a strategic site is considered broadly acceptable
whereby it would provide, and allow for, the requisite level of open-space and associated
infrastructure without compromising visual amenity or resulting in any notable adverse landscape
impacts. Highways and connectivity matters have largely been satisfactorily resolved; the
proposal would enable active travel links to surrounding residential areas and services and
facilities and; would not sterilise the ability for further development of the remainder of the
strategic site as per policy HD6. The LHA has concluded that the local highway networks can
absorb the traffic impacts of the development without adversely affecting the safe and efficient
flow of traffic on the network, that the proposals as before us now are designed and laid to achieve
safe entrance and exit and have appropriate operational and manoeuvring space.

In terms of the NPPF no harm has been identified to designated heritage assets.

With no five year supply of housing land in Herefordshire, footnote 8 to paragraph 11 of the NPPF
is engaged, which explains that, for applications involving the provision of housing, relevant
policies are considered out-of-date where the Local Planning Authority cannot demonstrate a five
year supply of deliverable housing sites (with the appropriate buffer, as set out in paragraph 77)
or where the Housing Delivery Test indicates that the delivery of housing was substantially below
75% of the housing requirement when measured over the previous three years.

As such the tilted balance set out in paragraph 11 of the NPPF is the measure against which the
development should be assessed. This states that "For decision taking this means, where there
are no relevant development plan policies, or the policies which are most important for
determining the application are out-of-date, granting permission unless:

i. The application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed: or

ii. Any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole."

In this case there are no specific policies in the NPPF that indicate development should be
restricted and therefore paragraph 11di) is considered not to be engaged for the purposes of this
application. Accordingly, an assessment must be made as to whether the adverse impacts of the
development significantly and demonstrably outweigh the benefits.

The contribution the scheme makes to the supply and delivery of housing in the county is a
significant material consideration in favour of the scheme. In environmental terms the scheme
offers the ability to mitigate flooding locally and also offers improved access to public transport
and opportunities for cycling and walking not just to prospective inhabitants, but the wider
population. These opportunities arise from upgrades to walking and cycling infrastructure that will
be delivered through the securing of financial contributions secured by the S106 and include a
bus route from the via the proposed new Twyford.

Officers acknowledge that the proposed development would result in the loss of agriculturally
productive land and would have an impact on the amenity of existing public rights of way. It is
further recognised that the proposal would materially alter the current experience of the open
fields for nearby residents, by introducing a high-density form of development and a consequential
increase in activity within the area. These impacts have been carefully considered in the overall
planning balance.

The LHA has concluded that the local highway networks can absorb the traffic impacts of the
development without adversely affecting the safe and efficient flow of traffic on the network, that
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the proposals as before us now are designed and laid to achieve safe entrance and exit and have
appropriate operational and manoeuvring space.

NPPF Policies require development proposals to give genuine choice as regards movement. Core
Strategy policy SS4 requires developments to minimise the impacts on the transport network.
Following extensive discussions with the Local Highway Authority essential mitigation necessary
as detailed in paras 9.21 to 9.55, key connections to it so there are alternative and safe options
for sustainable travel for future residents of the development site have been secured. The
proposals have addressed these requirements with delivery being secured through mechanism
such as S278 and Section 106. Officers would conclude that, with the appropriate conditions and
legal agreements the proposals meet the requirements of policies SS4 and MT1 of the
Herefordshire Local Plan Core Strategy and guidance contained within the National Planning
Policy Framework.

There are several matters that can be readily satisfied with suitable worded conditions and the
planning conditions as detailed below are further necessary to regulate development in
accordance with the tests prescribed at paragraph 57 of the NPPF are set out below. Conditions
will include provisions relating to the phasing of the development and requirement that the
Reserved Matters layout is informed by the revised indicative masterplan and associated
parameter plans and the recommendation is subject to the completion of a s106 agreement to
secure the affordable housing and provision of the requisite levels of public open space; and
financial contributions to mitigate impacts arising on educational infrastructure, the local transport
network, off-site sports infrastructure, health care provision and waste collection.

All other matters such as appearance, scale, layout and landscaping will be determined at the
reserved matters stage and officers have identified in this report some key issues that will be key
to informing an acceptable scheme is brought forward. These include, the layout and design of
the dwellings will be crucial at that stage to ensure there is no adverse impact upon any
neighbouring properties and as referenced above due the sites location on the edge of the city,
high quality design that address climate change as well as recognising key constraints such as
existing landscape and biodiversity features and integrating them into the development
successfully whilst addressing technical matters such as highway layouts and drainage.

The proposed development will result in a change to the landscape character and therefore create
conflict with policy LD1 of the Core Strategy, however this change is to be expected with such
change to of use. The impact on visual amenity is only considered to be minor, and there are
opportunities for tree and other green infrastructure retention and enhancement alongside
biodiversity enhancement in accordance with policies LD2 and LD3. The application was
submitted prior to Biodiversity Net Gain becoming mandatory and it is not a policy requirement
for this Site to provide a 10% net gain. Nonetheless, the application proposals will result in BNG,
and this is a further benefit of the scheme which attracts moderate weight.

Concerns raised by local residents and the Parish Councils in respect of flooding and drainage,
including the are acknowledged and have been taken into consideration in the assessment of the
application. During the course of the application, additional information and clarification were
sought from the applicant and subsequently reviewed by the Lead Local Flood Authority (LLFA).
Following this review, the LLFA has confirmed that the principle of the development is acceptable,
subject to the imposition of appropriately worded planning conditions, as set out below. The
Environment Agency, having reviewed the information submitted and have not raised an
objection. The LLFA’s emergency planning officer has confirmed no objection subject to the
insertion of a FEMP condition which has been included at the end of this report.

As detailed above this site forms part of an allocated strategic site and the application site area
for this application has been reduced which has removed previous concerns in the form of
highway impact. The proposal is for development of part of one of the three strategic allocations
around Hereford that are crucial to delivery of the requisite homes over the lifetime of the Core
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Strategy. It is important to stress that this application would deliver housing, and this includes
affordable housing in Hereford City where there is currently under delivery of dwellings.

The Core Strategy recognises the key role played by the city and states that Hereford will
accommodate a minimum of 6,500 new homes within the plan period. This site offers a significant
contribution to that total. The principle of development is supported via the Council’'s adopted
policies. The site has been considered in line with the aims of policy requirements as set out in
HDG6 as reported above. Overall, officers consider that the scheme is well-conceived and capable
of delivering the high-quality sustainable development that the Core Strategy envisages.

There would be both economic and social benefits of providing dwellings which would include but
not be limited to the initial boost to the local economy during the construction phase, the
associated contribution this makes to community vitality and wellbeing, affordable housing,
expenditure during construction and additional dwellings to increase choice within the market
including affordable provision. The securing of an appropriate mix of open-market and affordable
housing would also help to contribute towards a mixed and balanced community. Subject to a
well-planned reserved matters scheme, it is reasonable to conclude that there would be no
adverse environmental impact; or if any do arise, that they would be of insufficient magnitude to
outweigh the benefits of providing dwellings within a sustainable location.

As advised, the application has undergone various revisions during the course of its assessment.
This has resulted in several periods of public consultation relating to the proposals, during which
representations have been received from local residents and parish councils. It is acknowledged
that the vast majority of respondents do not support the proposed development. The matters
raised within these representations have been considered as part of the assessment process and
have led to requests for further information and amendments to the scheme.

Notwithstanding the number of local objections, no other areas of harm have been identified by
statutory consultees, notably the LHA. Material planning considerations in respect of highways,
drainage, ecology, landscape, heritage, possible contamination, and neighbour amenity can be
addressed through reserved matters submissions and/or suitably worded planning conditions
and/or S106 requirements. Overall, officers’ assessment of the scheme concludes the proposal
accords with the development plan and there are no material considerations to indicate that
planning permission should not be granted.

To conclude, subject to a well-considered reserved matters application(s), it is reasonable to
conclude that there would be no discernible adverse environmental impacts; or if any do arise,
that they would be of such insufficient magnitude to outweigh the benefits of providing residential
development, including affordable housing, in a sustainable location and the proposals are
considered to represent sustainable development and are generally in accordance with the
development plan. Given all the above and having due regard to the 'tilted balance’, for the
reasons set out above, it is considered that the identified harms do not significantly and
demonstrably outweigh the benefits of the scheme and, as such, outline planning permission
should be granted. In conclusion, the recommendation is to permit the planning application,
subject to completion of a Section 106 Agreement and various planning conditions, which include
those recommended by consultees.

Overall, officers conclude that the adverse impacts of granting planning permission do not
significantly and demonstrably outweigh the benefits of this allocated site, and no grounds for
refusal have been identified and therefore accord with the policies of the NPPF taken as a whole.
It is not considered that the application of policies in the NPPF that protect areas or assets of
particular importance provides a strong reason for refusing the development proposed.

RECOMMENDATION

That subject to the completion of a Section 106 Town & Country Planning Act 1990 obligation
agreement (Draft Agreement to be published for a minimum of 10 working days prior to
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determination) officer named in the Scheme of Delegation are authorised to grant OQutline
planning permission with all matters reserved except access subject to the conditions below and
any other further conditions (or amendments) considered necessary.

That planning permission be granted subject to the following conditions:
Standard

1 Application for approval of the first reserved matters shall be made to the local
planning authority before the expiration of three years from the date of this
permission, or within three years of final completion of any legal challenge under
S288 of the Town & Country Planning Act 1990. The last of the reserved matters
shall be submitted before the expiration of eight years from the date of this
permission.

Reason: Required to be imposed by Section 92 of the Town and Country Planning
Act 1990

2 The development hereby permitted shall be begun either before the expiration of
three years from the date of this permission, or before the expiration of two years
from the date of the approval of the last reserved matters to be approved, whichever
is the later.

Reason: Required to be imposed by Section 92 of the Town and Country Planning
Act 1990.

3 Approval of the details of the layout, scale, appearance and landscaping (hereinafter
called "the reserved matters") for a phase shall be obtained from the Local Planning
Authority in writing before any development on that phase commenced.

Reason: To enable the Local Planning Authority to exercise proper control over
these aspects of the development and to secure compliance with Policy SD1, LD1,
LD2, LD3, LD4, HD6, MT1, OS1, OS2 of the Herefordshire Local Plan Core Strategy
and the guidance contained within the National Planning Policy Framework.

4 The development shall be carried out strictly in accordance with the approved plans
as far as it relates to access:
e Site Location Plan: BL-M-12 Rev G
e Roundabout General Arrangement Plan: ref 07129-A-0001-P07
e Green Crize General Arrangement Plan: ref: 07129-A-0020-P07
except where otherwise stipulated or approved by conditions attached to this
permission.

Reason. To ensure adherence to the approved plans in the interests of a satisfactory
form of development and to comply with Policy, SD1, MT1 and HD6 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework.
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The reserved matters applications should be in general in accordance with the
following plans:

e Land Use and Access Parameter Plan: ref 35304 BL-M-16 Rev J

e Scale Parameter Plan: ref 35304 BL-M-17 Rev F

e Green Infrastructure Parameter Plan: ref 35304 BL-M-18 Rev F

Reason. To ensure adherence to the approved plans in the interests of a satisfactory
form of development and to comply with Policy SD1, MT1 and HD6 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework.

Site wide pre-commencement conditions

Drainage matters

The reserved matters submission relating to layout, scale, appearance and
landscaping for residential development (or a phase thereof) submitted pursuant to
Condition 3 shall be accompanied by detailed surface water and foul water drainage
design drawings/construction plans and approved in writing by the Local Planning
Authority in consultation with Welsh Water.

The scheme shall be implemented in accordance with the approved details.

Reason: To ensure drainage conforms with Policies SD3, SD4 and HD6 of the
Herefordshire local Plan - Core Strategy and the national planning Policy Framework

Internal Roads

Details of internal access, estate roads, pedestrian/cycle routes, and circulation
arrangements within the development shall be reserved for future approval as part
of the submission of reserved matters. No development shall commence on any
phase of the development until full details of the internal access and circulation
layout for that phase have been submitted to and approved in writing by the local
planning authority. The development shall thereafter be carried out in accordance
with the approved details.

Reason: Reason: To clarify the delivery of the proposed development (in relation to
conditions and RM submissions) and ensure the acceptable phasing of the
construction so as to ensure no detriment to the safe operation of the highway
network and the timely provision of necessary infrastructure. This is to ensure
compliance with Herefordshire Local Plan — Core Strategy Policies SD1, SS4, SS7,
HD6, MT1 and the National Planning Policy Framework

Phasing Plan
Prior to the commencement of development of any phase, a detailed development
Phasing Plan shall be submitted to and approved in writing by the Local Planning
Authority identifying the phasing, if any, for the development and shall specify the
following:
o Residential phase(s)
Employment phase(s)
Country Park
Local Centre
Timing of delivery of on-site highway works (including but not limited to on-
site roads, footways, cycleway, emergency access opening) and timing
Timing of delivery of offsite highways improvements (Section 278 works)
e Timing of delivery of public open space
Procedures for amending the phasing plan if subsequently deemed
necessary.
e Delivery of drainage infrastructure
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The development, including the completion and delivery of infrastructure shall be
constructed in accordance with the agreed phasing plan, unless an alternative plan
is submitted to and agreed in writing by the Local Planning Authority.

Reason: To clarify the delivery of the proposed development (in relation to
conditions and RM submissions) and ensure the acceptable phasing of the
construction so as to ensure no detriment to the safe operation of the highway
network and the timely provision of necessary infrastructure. This is to ensure
compliance with Herefordshire Local Plan — Core Strategy Policies SD1, SS4, SS7,
HD6, MT1 and the National Planning Policy Framework.

Highway Access works

Prior to commencement of any development to which this permission relates,
details of the proposed access works [with the B4339, Green Crize and Watery Lane
(including the Twyford Road Link)] must be submitted to and approved by the Local
Highway Authority in writing. Development shall not begin in relation to any of the
specified access works until details of these accesses and associated off-site
highway improvement works (e.g. Hoarwithy Road) have been submitted to and
approved by the Local Planning Authority in writing following the completion of the
technical approval process by the Local Highway Authority. No dwelling shall be
occupied in a particular phase until these schemes have been constructed in
accordance with the approved Phasing Plan for the associated phase of
development.

Reason: To ensure the safe and free flow of traffic on the highway and to conform
to the requirements of Policy MT1 of Herefordshire Local Plan — Core Strategy Plan
and the National Planning Policy Framework.

Any future reserved matters application should include an updated noise impact
assessment based on a more detailed site layout and demonstrate how a good
design process has been followed in accordance with ProPG. Should the
assessment identify that an overheating assessment is required, this should also
be provided.

Reason: In order to protect the amenity of the area so as to comply with policy SD1
of the Herefordshire Local Plan Core Strategy 2011-31.

Pedestrian/cycle link

Prior to commencement of development within each phase, details of a temporary,
direct, pedestrian and cycle link connecting each Phase with the Green Crize,
Watery Lane and B4339 accesses must be submitted to and approved by the local
highway authority in writing. Development shall not begin until details of the
temporary pedestrian and cycle link have been submitted to and approved by the
Local Planning Authority in writing, following the completion of the technical
approval process by the local highway authority.

No dwelling shall be occupied until the approved temporary pedestrian and cycle
link serving that phase, has been provided in accordance with the approved details.

Reason: In order to ensure that the development is carried out in combination with
a scheme aimed at promoting the use of a range of sustainable transport initiatives
and to conform with the requirements of Policies HD6, SD1 and MT1 of Herefordshire
Local Plan — Core Strategy and the National Planning Policy Framework.
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Bus stop Infrastructure

Prior to the commencement of development within each phase, details for the
provision of bus stop infrastructure required to serve that phase (including exact
locations and full design specifications for shelters, raised kerbs, and real-time
information displays) shall be submitted to and approved in writing by the Local
Planning Authority, in consultation with the Local Highway Authority.

The submitted details shall include:

e Locations sited on straight sections of highway, avoiding interference with
junctions or private accesses. Bus cages to have a TRO to prevent parking
in them.

e Shelter Designs that maintain a minimum clear footway width of 1.5m to the
rear and are set back at least 0.5m from the kerb edge.

e Accessibility Features including a 2m x 2m clear boarding area and raised
kerbs (minimum 125mm height) for level boarding.

e Programme for installation.

Any bus stops and shelters approved for the relevant phase shall be installed in
accordance with the approved details prior to the first occupation of that phase,
unless otherwise agreed in writing by the Local Planning Authority.

Reason: In order to ensure that the development is carried out in combination with
a scheme aimed at promoting the use of a range of sustainable transport initiatives
and to conform to the requirements of Policies SD1 and MT1 of Herefordshire Local
Plan — Core Strategy and the National Planning Policy Framework.

FFL

No development within a phase, other than demolition and site clearance, shall
commence until a plan showing the finished floor levels of the proposed
development in relation to the existing and proposed ground levels of the
surrounding land has been submitted to and approved in writing by the Local
Planning Authority. The development shall be constructed in accordance with the
approved details. Ground floor levels should be set so that, should groundwater
emerge in extreme conditions, water would not be able to enter directly into the
building.

Reason - for the avoidance of doubt and to ensure that the levels of the buildings
are built to ensure protection from groundwater flooding in accordance with Policy
SD3 of the Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework

Contamination

Prior to any works or site preparation commencing on a phase, the following
information shall be submitted to and approved in writing by the Local Planning
Authority:

a) Therisk assessment submitted in support of the application (BWB, Ref:BMW2135,
August 2024) confirmed the possibility of a significant pollutant linkage(s), a site
investigation (as recommended) should be undertaken to characterise fully the
nature and extent and severity of contamination, incorporating a conceptual model
of all the potential pollutant linkages and an assessment of risk to identified
receptors

b) if the risk assessment in (a) identifies unacceptable risk(s) a detailed scheme
specifying remedial works and measures necessary to avoid risk from
contaminants/or gases when the site is developed shall be submitted in writing. The
Remediation Scheme shall include consideration of and proposals to deal with
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situations where, during works on site, contamination is encountered which has not
previously been identified. Any further contamination encountered shall be fully
assessed and an appropriate remediation scheme submitted to the Local Planning
Authority for written approval.

Reason: In the interests of human health and to comply with policy SD1 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework.

CEMP

Prior to any works or site preparation commencing within a phase, including site
clearance or demolition works, and storage of equipment and materials on the site,
a Construction Environmental Management Plan (CEMP) shall be submitted to and
approved in writing by the Local Planning Authority, in consultation with the
Environment Agency.

The CEMP shall include:

¢ named ‘responsible person’

e ecological risk avoidance measures based on current site conditions and all
protected species known to be locally present (ecological surveys and site
assessments under two years old from date of CEMP

e Pollution Prevention: Details of fuel storage, bunding, and spill response
procedures.

¢ \Water Management: Measures to control surface water run-off and sediment,
including the use of silt traps or settlement tanks.

e Protection of Watercourses: Identification of buffer zones: details of a
detailed scheme to demonstrate that all areas within 50m of any watercourse
and any crossings or other works to watercourses are fully compliant with
best practice in respect of Otter movement and safety and passage of fish
and crayfish

e Groundwater Protection: Methods to prevent contamination of underlying

aquifers, especially during intrusive works like piling

Hours of working

Tree protection (and arb report)

Dust management and mitigation measures

Storage of materials

consider and detail mitigation and working methods in respect of all non-
ecological/wider potential environmental effects from site preparation, soil
storage and management, and construction works

The approved CEMP shall be approved in writing and implemented in full for the
duration of all construction works at the site unless otherwise approved in writing
by the Local Planning Authority.

Reason: To ensure that all species are protected and habitats enhanced having
regard to the Conservation of Habitats and Species (Amendment) (EU EXxit)
Regulations 2019’ (the ‘Habitats Regulations’), Wildlife and Countryside Act 1981,),
National Planning Policy Framework (2021), NERC Act (2006) and Herefordshire
Local Plan - Core Strategy policies HD6,SS1, SS6, LD1, LD2 and LD3 and the
council’s declared Climate Change & Ecological Emergency.

Ecology

No more than 3 months prior to the commencement of development within any
phase, including site clearance, demolition, material or equipment storage on site,
the following shall be submitted for approval by the Local Planning Authority:
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a) Updated ecological assessment/walkover to consider all protected species and
general ecological interests.

b) Updated results and report, where required by the updated ecological
assessment/walkover, shall be supplied and used to inform a specific Ecological
Working Methods Scheme; and

c¢) detail any specific licences or other ‘external’ permissions that may be required.

Reason: To ensure that all species are protected and habitats enhanced having
regard to the Conservation of Habitats and Species (Amendment) (EU EXxit)
Regulations 2019’ (the ‘Habitats Regulations’), Wildlife and Countryside Act 1981,),
National Planning Policy Framework (2021), NERC Act (2006) and Herefordshire
Local Plan - Core Strategy policies HD6,SS1, SS6, LD1, LD2 and LD3 and the
council’s declared Climate Change & Ecological Emergency

CTMP

Prior to any works or site preparation commencing on a phase of the development
hereby permitted, a Construction Traffic Management Plan shall be submitted to
and approved in writing by the Local Planning Authority (in consultation with the
Highway Authority for the A49 trunk road). The plan shall include as a minimum:

a) Construction phasing

b) An HGV routing plan to include likely origin/destination information, potential
construction vehicle numbers, construction traffic arrival and departure times,
signage, accesses and construction delivery times (to avoid peak hours), parking
for site operatives

c¢) Details of any special or abnormal deliveries or vehicular movements.

d) Clear and detailed measures/method to prevent debris, mud and detritus being
distributed onto the Local highway and SRN.

e) Details of signage including type, drawings, timescales and locations

f) Mitigation measures in respect of noise and disturbance during the construction
phase including vibration and noise limits, monitoring methodology, screening, a
detailed specification of plant and equipment to be used and construction traffic
routes.

g) A scheme to minimise dust emissions arising from demolition/construction
activities on the site. The scheme shall include details of all dust suppression
measures and the methods to monitor emissions of dust arising from the
development.

h) Waste management.

i) Wheel washing measures

j) Protection measures for hedgerows and grasslands.

Thereafter all construction activity in respect of the development shall be
undertaken in full accordance with such approved details unless otherwise
approved in writing by the Local Planning Authority in consultation with the
Highways Authority.

Reason: To mitigate any adverse impact from the development on the A49 trunk
road and road network and in the interests of highway safety and to conform to the
requirements of Policy MT1 of Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework.

Contamination

The Remediation Scheme, as approved pursuant to condition no. 14 above, shall be
fully implemented before the development is first occupied. On completion of the
remediation scheme the developer shall provide a validation report to confirm that
all works were completed in accordance with the agreed details, which must be
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submitted and agreed in writing before the development is first occupied. Any
variation to the scheme including the validation reporting shall be agreed in writing
with the Local Planning Authority in advance of works being undertaken.

Reason: In the interests of human health and to comply with policy SD1 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework.

Housing Mix

Proposals for the number, size and type of open market housing on any individual
phase of the development shall be submitted to the Local Planning Authority for
approval either prior to or as part of any reserved matter application(s) relating to
Layout.

The size and type of the open market housing shall comply with the following Table:

Dwelling Type Quantity (%)
2-bed 20-25
3-bed 30-50
4-bed 25-35
5-bed 0-5

The development shall thereafter be implemented in accordance with the approved
scheme.

Reason: The permission is outline only and this condition is imposed to ensure the
development meets the present and future housing by requiring delivery of the most
appropriate size and type of additional housing in accordance with the requirements
of policies HD6 and H3 of the Herefordshire Local Plan — Core Strategy and National
Planning Policy Framework.

Sport England

No development in relation to any phase shall commence until details have been
submitted and approved in writing by the Local Planning Authority to demonstrate
how Active Design principles have been met within that phase.

Reason: To promote healthy lifestyles through physical activity and to accord with
Development Plan policy and the National Planning Policy Framework.
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Archaeology

No development shall take place until the developer has secured the implementation
of a programme of archaeological survey and recording [to include recording of the
standing historic fabric and any below ground deposits affected by the works]. This
programme shall be in accordance with awritten scheme of investigation which has
been submitted by the applicant and approved by the Local Planning Authority and
shall be in accordance with a brief prepared by the County Archaeology Service.
The development shall not be occupied in full until the programme of archaeological
work, including agreed archiving reporting and summary publication, has been
completed.

Reason: To allow for recording of the building/site during or prior to development
and to comply with the requirements of Policy LD4 of the Herefordshire Local Plan
— Core Strategy. The brief will inform the scope of the recording action and the
National Planning Policy Framework. The commencement of development in
advance of such approval could result in irreparable harm to any identified heritage
asset.

Resource Audit

Prior to any development including demolition commencing on site a Resource
Audit to identify the approach to materials and waste prevention should be
submitted to the Local Planning Authority. The Resource Audit shall include the
following;

The Resource Audit shall include the following:

. The amount and type of construction aggregates required and their likely
source;
. The steps to be taken to minimise the use of raw materials (including

hazardous materials) in the construction phase, through sustainable design and the
use of recycled or reprocessed materials;

. The steps to be taken to reduce, reuse and recycle waste (including
hazardous wastes) that is produced through the construction phase;

. The type and volume of waste that the development will generate (both
through the construction and operational phases);

. On-site waste recycling facilities to be provided (both through the
construction and operational phases);

. The steps to be taken to ensure the maximum diversion of waste from landfill
(through recycling, composting and recovery) once the development is operational;
. End of life considerations for the materials used in the development; and

. Embodied carbon and lifecycle carbon costs for the materials used in the

development.

Construction works shall thereafter be carried out in full accordance with the details
of the approved Resource Audit unless agreed in writing by the Local Planning
Authority.

Reason: The treatment/handling of any site waste is a necessary initial requirement
before any groundworks are undertaken in the interests of pollution prevention and
efficient waste minimisation and management so as to comply with Policy SP1 of
the Herefordshire Minerals and Waste Local Plan and the National Planning Policy
Framework.

Additional Ecological Enhancements
No development shall commence on site until a detailed plan and specification
showing all proposed ‘species enhancements’ in addition to statutory BNG has
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been submitted to and approved in writing by the Local Planning Authority. The
scheme shall be implemented as approved.

Reason: To ensure that biodiversity net gain is secured and habitats enhanced
having regard to The Conservation of Habitats and Species Regulations 2017, as
amended by the Conservation of Habitats and Species (Amendment) (EU Exit)
Regulations 2019’ (the ‘Habitats Regulations’), Wildlife and Countryside Act 1981,
National Planning Policy Framework, NERC Act (2006) and Herefordshire Local Plan
- Core Strategy (2015) policies HD5, SS1, SS6 LD1, LD2 and LD3; and the council’s
declared Climate Change and Ecological Emergency and the National Planning
Policy Framework

Flood Emergency Plan

Prior to the construction of the development, a Flood Emergency Plan shall be
submitted to and approved in writing by the Local Planning Authority. The plan shall
include full details of the proposed ‘Welcome Pack’, sighage and routing options,
as well as how occupants will be able to sign up to all relevant emergency alerts. It
shall also include a method to retain the plan through property turnover, update the
plan and include a timescale for revision of the plan for the lifetime of the
development.

Reason: To protect the development from flooding and to comply with Policy SD3
of the Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework

Site wide - pre-occupation conditions

LMP

Prior to the first occupation of each phase, a landscape management plan for all
non-private landscaped areas within that phase, including details of
implementation, management responsibilities, and maintenance arrangements,
shall be submitted to and approved in writing by the Local Planning Authority. The
approved LMP shall thereafter be implemented and maintained in accordance with
the approved details.

No development within each phase shall be occupied until a Landscape
Management Plan (LMP) for that phase, including a programme for implementation,
addressing management responsibilities and maintenance schedules for upkeep of
all landscaped areas, other than domestic gardens, has been submitted to and
approved in writing by the Local Planning Authority. The LMP shall be implemented
in accordance with the details of the programme of implementation and shall be
maintained and retained thereafter.

Reason: To ensure the future establishment of the approved scheme, in order to
protect and enhance the visual amenities of the area and setting of heritage assets
hereabouts, to maintain and enhance the character and appearance of the location
and to ensure that the development complies with the requirements of Policy SS6,
HDG6, LD1, LD4 and SD1 of the Herefordshire Local Plan Core Strategy and the
National Planning Policy Framework.

Site wide - compliance conditions

Define permission

In line with the Town and Country Planning (Use Classes) Order 1987 (or in any
provision equivalent to that Class in any statutory instrument revoking and
reenacting that Order with or without modification), the maximum amount of
development permitted comprises:

a) Up to 540 dwellings (Use Class C3),
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b) 5.57 hectares Employment Land Use Class B And E
¢) 1650 sgm of mixed-use local centre (Use Classes F2 and E)

Reason: To define the scope of the permission in the interests of a satisfactory form
of development and to comply with Policy SD1, MT1 and HD6 of the Herefordshire
Local Plan — Core Strategy and the National Planning Policy Framework

Streetlighting
Prior to installation of any streetlighting or lighting in other public areas, details of
the design and luminaire specification should be submitted to an approved.

To ensure that all species and Dark Skies are protected having regard to the Wildlife
and Countryside Act 1981, Conservation of Habitats and Species Regulations
(2017), National Planning Policy Framework, NERC Act (2006), Herefordshire Local
Plan - Core Strategy policies SS6, LD1, LD2 and LD3 and the Dark Skies initiative
(DEFRA-NPPF 2013/18)

Arboricutural

Except where otherwise stipulated by condition, the development shall be carried
out strictly in accordance with the following document:

Arboricultural Assessment BS5837:2012 (September 2024)

Reason: To ensure that the development is carried out only as approved by the
Local Planning Authority and to conform with Policies LD1 and LD3 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework.

Contamination

If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in writing
with the Local Planning Authority) shall be carried out until the developer has
submitted, and obtained written approval from the Local Planning Authority for, an
amendment to the Method Statement detailing how this unsuspected contamination
shall be dealt with.

Reason: In the interests of human health and to comply with Herefordshire Core
Strategy policy SD1.

Foul Water

All foul water from the development site shall discharge through a connection to
the existing public Mains Sewer network at a suitable point agreed with Welsh
Water. No building shall be occupied until it is served by the approved connection.

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 and to comply with Conservation of Habitats and Species
Regulations (2017), National Planning Policy Framework, NERC Act (2006), and
Herefordshire Local Plan - Core Strategy policies LD2, SD3 and SD4

SUDS
Surface water shall be managed by SuDS with no discharge to any mains sewer
system.

Reason: In order to comply with Conservation of Habitats and Species Regulations
(2017), National Planning Policy Framework , NERC Act (2006), and Herefordshire
Local Plan - Core Strategy policies LD2, SD3 and SD4.



32

33

34

35

169

Trees

If within a period of 5 years from the date of planting, the tree, or any tree planted in
replacement of it, is removed uprooted, destroyed, dies or becomes seriously
damaged or defective, another tree of the same size and species shall be planted
within the first planting season, unless the Local Planning Authority gives written
consent to a variation.

Reason: To ensure failing trees are replaced and thereby ensuring that the
development conforms with Policies LD1 and LD3 of the Herefordshire Local Plan —
Core Strategy and the National Planning Policy Framework.

Trees

No retained tree shall be cut down, uprooted, destroyed, pruned, cut or damaged in
any manner during the construction phase and thereafter for 5 years from the date
of occupation of the building for its permitted use, other than in accordance with
the approved plans and particulars.

Reason: To safeguard the character and amenity of the area and to ensure that the
development conforms with Policies LD1 and LD3 of the Herefordshire Local Plan
— Core Strategy and the National Planning Policy Framework.

Stopping up

Prior to the occupation of the 25" dwelling, an application for a Stopping Up Order
under Section 247 of the Town and Country Planning Act 1990 in respect of Lower
Bullingham Lane and Water Lane shall be submitted to the Local Highway Authority.
Evidence of the submission of the application shall be submitted to the Local
Planning Authority together with a programme for implementation of the Stopping
Up Order, a Management and Maintenance Plan and details of the physical design
features and signage to be placed in the highway.

The submitted details shall be approved in writing by the Local Planning Authority
and thereafter be implemented in accordance with the approved details.

Reason: To ensure the safe and free flow of traffic on the highway and to conform
to the requirements of Policy MT1 of Herefordshire Local Plan — Core Strategy Plan
and the National Planning Policy Framework

Highway off Site Works

Highway Improvement /Off Site Works

Development shall not begin in relation to each of the specified highways works to
be undertaken at Hoarwithy Road, Green Crize Crossing, Twyford Road Link and
the A49 Junctions (The A49/ Holme Lacy Road / Walnut Tree Avenue junction and
the A49/A465 junction) until details of the relevant works have been submitted to
and approved by the Local Planning Authority in writing following the completion
of the technical approval process by the Local Highway Authority. It is noted that in
addition to the proposed changes to lane markings at the A49/ Holme Lacy Road /
Walnut Tree Avenue signalised junction, the A49 Junction Works are to comprise
signal timing changes to be agreed with the National Highways and the Local
Highway Authority.

Prior to occupation of the 25th dwelling, the schemes at Hoarwithy Road, Green
Crize Crossing and the Twyford Road Link shall have been constructed in
accordance with the approved details.
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The A49 Junction Improvements shall be implemented in accordance with the
approved details and a programme submitted to and approved with the Local
Planning Authority.

Reason: To ensure the safe and free flow of traffic on the highway and to conform
with the requirements of Policy HD6 and MT1 of Herefordshire Local Plan — Core
Strategy Plan [and the National Planning Policy Framework].

Residential Phases - Pre-occupation conditions

Highway survey

Prior to the first occupation within the residential element of the development, the
details of a survey strategy should be submitted to and approved in writing by the
Local Planning Authority in consultation with National Highways. The survey
strategy shall include, but not be limited to, a suitable programme and location of
new surveys for vehicle, cyclist, and pedestrian movements. Baseline surveys shall
be undertaken in line with the approved strategy prior to occupation of the 100th
dwelling or within 12 months of the first occupation, whichever occurs first, and
repeat surveys thereafter at 50% occupancy (approximately 270 dwellings) or third
year of first occupation, whichever occurs first, and at 80% occupancy
(approximately 430 dwellings) or fifth year of first occupation, whichever occurs
first. The approved programme shall be implemented in accordance with the latest
guidance and good practice documentation published by the Department for
Transport and the Local Planning Authority.

Reason: To ensure that robust travel data is available to inform and monitor the
effective implementation of sustainable transport measures as outlined in the Travel
Plan. and to conform with the requirements of Policies SD1 and MT1 of
Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework.

Travel Plan Coordinator

Prior to the first occupation of the residential element of the development, a Travel
Plan Coordinator shall be appointed for a period of ten years or until one year after
the residential element of the development is fully occupied, whichever is later. The
duration of this post shall depend on whether monitoring and evaluation
demonstrate that the targets detailed in the Travel Plan have been met. If the targets
are not met, the role shall be extended further, including monitoring of targets, until
such time as it can be demonstrated to the Local Planning Authority that the Travel
Plan has achieved its targets and objectives.

Reason: To ensure the development meets the objectives of sustainable
development and promotes sustainable travel behaviour and ensure that the
development is carried out in combination with a scheme aimed at promoting the
use of a range of sustainable transport initiatives and to conform with the
requirements of Policies HD6, SD1 and MT1 of Herefordshire Local Plan — Core
Strategy and the National Planning Policy Framework.

Travel Plan

Prior to the first occupation of the residential element of the development,
implementation of the Travel Plan shall have commenced in accordance with the
approved details. The appointed Travel Plan Coordinator shall provide monitoring
reports to the Local Planning Authority after the 1st, 3rd , 5th, 8th and 10th years
following first occupation (or sooner as provided for by Condition 40) and thereafter
every three years if the targets are not met, and to be audited by the Local Planning
Authority in consultation with National Highways.
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Reason: To ensure the Travel Plan is effectively monitored and achieves its
objectives of promoting sustainable transport and to ensure that the development
is carried out in combination with a scheme aimed at promoting the use of arange
of sustainable transport initiatives and to conform with the requirements of Policies
HD6, SD1 and MT1 of Herefordshire Local Plan — Core Strategy and the National
Planning Policy Framework.

Water Efficiency

Prior to the first occupation of any of the residential development hereby permitted
written evidence / certification demonstrating that water conservation and efficiency
measures to achieve the ‘Housing — Optional Technical Standards —Water efficiency
standards’ (i.e. currently a maximum of 110 litres per person per day) for water
consumption as a minimum have been installed / implemented shall be submitted
to the Local Planning Authority for their written approval. The development shall not
be first occupied until the Local Planning Authority have confirmed in writing receipt
of the aforementioned evidence and their satisfaction with the submitted
documentation. Thereafter those water conservation and efficiency measures shall
be maintained for the lifetime of the development.

Reason: In order to ensure that water conservation and efficiency measures are
secured to safeguard water quality and the integrity of the River Lugg (Wye) SAC in
accordance with policies SS6, SD2, SD3 SD4 and LD2 of the Herefordshire Local
Plan Core Strategy, the National Planning Policy Framework, the Conservation of
Habitats and Species Regulations (2017) and NERC Act (2006).

Cycling
No residential dwelling within a phase of the development shall be occupied until
secure, covered cycle parking for that phase has been provided in accordance with
the approved Phasing Plan submitted pursuant to Condition 8, including the
timescale for delivery of the country park, and in accordance with ascheme that has
first been submitted to and approved in writing by the Local Planning Authority. The
details to be submitted shall include:
e the number, type and location of cycle parking spaces and stands (including
Sheffield stands where applicable); and
e design and construction details of the cycle parking and storage facilities,
including materials, weather protection and lockable access arrangements.
The approved cycle parking facilities shall be provided prior to first occupation of
the relevant phase and shall thereafter be retained, maintained and kept available
for the parking of cycles by residents and visitors at all times.

Reason: In order to ensure that the development is carried out in combination with
a scheme aimed at promoting the use of a range of sustainable transport initiatives
and to conform to the requirements of Policies SD1 and MT1 of Herefordshire Local
Plan — Core Strategy and the National Planning Policy Framework.

Car charging

Prior to the first occupation of any dwelling within any residential phase, a scheme
to enable the charging of plug in and other ultra-low emission vehicles (e.g.
provision of cabling and outside sockets) to serve the occupants of the dwellings
within that phase shall be submitted to and approved in writing by the Local
Planning Authority. The works serving each dwelling shall be carried out in
accordance with the approved details prior to the occupation of that dwelling.

Reason: To address the requirements policies in relation to climate change HD6,
SS7, MT1 and SD1 of the Herefordshire Local Plan Core Strategy, to assist in
redressing the Climate Emergency declared by Herefordshire Council and to accord
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with the provisions at paragraphs 108 and 110 of the National Planning Policy
Framework

Residential Phases - Compliance conditions

No external lighting other than lighting of the highway shall be provided other than
the maximum of one external LED down-lighter above or beside each external door
(and below eaves height) with a Corrected Colour Temperature not exceeding 2700K
and brightness under 500 lumens. Every such light shall be directed downwards
with a 0 degree tilt angle and 0% upward light ratio and shall be controlled by means
of a PIR sensor with a maximum over-run time of 1 minute. The Lighting shall be
maintained thereafter in accordance with these details.

Reason: To ensure that all species and local intrinsically dark landscape are
protected having regard to The Conservation of Habitats and Species Regulations
2017, as amended by the Conservation of Habitats and Species (Amendment) (EU
Exit) Regulations 2019’ (the ‘Habitats Regulations’), Wildlife & Countryside Act (1981
amended); National Planning Policy Framework, NERC Act (2006) and Herefordshire
Local Plan - Core Strategy policies SS1, SS6, LD1-3; and the council’s declared
Climate Change and Ecological Emergency

Open Space

The timing of the delivery of play areas and public open space (POS) within each
phase of the development shall be carried out in accordance with the approved
Phasing Plan for that phase, submitted pursuant to Condition 8. The play areas and
public open space shall be constructed in full accordance with the approved details.
They shall be completed and made available for use in accordance with a timetable
that has been submitted to and approved in writing by the Local Planning Authority.
Once provided, the play areas and public open space shall be retained and
maintained in accordance with the approved details for the lifetime of the
development.

Reason. In order to comply with the requirements of Policies HD6, OS1 and OS2 of
the Herefordshire Local Plan — Core Strategy and the National Planning Policy
Framework.

Employment/non residential Phase (s) — pre-commencement condition.

Hours of use

Any Reserved Matters application containing non-residential buildings shall
provide details of the hours of use and, where relevant, hours for deliveries and
collections for approval in writing by the Local Planning Authority.

The use of the premises shall be implemented in accordance with the details as
approved, unless otherwise agreed in writing by the Local Planning Authority.

Reason: To safeguard the amenity of adjacent properties and the general locality
and to comply with Policy SD1 of the Herefordshire Local Plan — Core Strategy and
the National Planning Policy Framework.

Archaeology

No work on the employment phase of development shall take place until a detailed
design and method statement for the foundation design and all new groundworks
relating to groundwork within the employment land over and around the ‘Rotherwas
Ribbon has been submitted to and approved in writing by the Local Planning
Authority. The development hereby approved shall only take place in accordance
with the detailed scheme approved pursuant to this condition.
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Reason: The development affects a site on which archaeologically significant
remains survive, and a design solution is sought to minimise archaeological
disturbance through a sympathetic foundation design in order to comply with the
requirements of Policy LD4 of the Herefordshire Local Plan — Core Strategy and the
National Planning Policy Framework. The commencement of development in
advance of such approval could result in irreparable harm to any identified heritage
asset.

Employment Phase — Pre-occupation conditions

Travel Plan

Prior to the first occupation/use of the employment development hereby approved,
a Travel Plan which contains measures to promote alternative sustainable means
of transport for staff and visitors of the employment area permitted shall be
submitted to and be approved in writing by the Local Planning Authority. The Travel
Plan shall be implemented, in accordance with the approved details, on the first
occupation of the employment development. A detailed written record shall be kept
of the measures undertaken to promote sustainable transport initiatives and a
review of the Travel Plan shall be undertaken annually for a minimum of five years.
All relevant documentation shall be made available for inspection by the Local
Planning Authority upon reasonable request.

Reason: In order to ensure that the development is carried out in combination with
a scheme aimed at promoting the use of a range of sustainable transport initiatives
and to conform to the requirements of Policies SD1 and MT1 of Herefordshire Local
Plan — Core Strategy and the National Planning Policy Framework.

Floodlighting

Details including illumination areas, luminance levels and control systems of any
floodlighting or external lighting proposed to illuminate any phase of the
employment development, shall be submitted to and approved in writing by the
Local Planning Authority before the use hereby permitted commences and the
building(s) are occupied. Development shall be carried out in accordance with the
approved details and there shall be no other external illumination of the
development.

Reason: To safeguard local amenities and adjoining land uses, Dark Skies and to
comply with Policy SD1, SS6 and LD1 of the Herefordshire Local Plan — Core
Strategy, National Planning Policy Framework and Conservation of Habitats and
Species Regulations (2018)

Car charging

Prior to the first occupation of each unit / building sited within the employment
phase of the development hereby permitted ascheme to enable the charging of plug
in and other ultra low emission vehicles (e.g. provision of outside electric sockets)
to serve the staff and visitors of the employment uses hereby permitted shall by
submitted and approved in writing by the Local Planning Authority. The scheme
shall be completed in accordance with the approved details and provision retained
and kept available for use thereafter.

Reason: To address the requirements policies in relation to climate change SS7 and
SD1 of the Herefordshire Local Plan Core Strategy and the guidance contained
within the National Planning Policy Framework.
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Cycle
Prior to the first occupation of the employment uses/buildings hereby permitted, a
scheme for long and short-stay cycle parking and associated end-of-trip facilities
shall be submitted to and approved in writing by the Local Planning Authority. The
approved scheme shall include:
e Long-Stay Storage: Secure, weatherproof, and well-lit storage for staff.
e Visitor Parking: Conveniently located short-stay stands (e.g., Sheffield
stands) within [15m-20m] of the main entrance.
e Commuter Facilities: Detailed plans for on-site changing rooms, showers,
and drying facilities for clothes and equipment.
e E-Bike Charging: Provision for electric bike charging points for at least [e.g.,
5-10%] of long-stay spaces.

The facilities shall be fully implemented before occupation and retained thereafter
for the lifetime of the development.

Reason: In order to ensure that the development is carried out in combination with
a scheme aimed at promoting the use of a range of sustainable transport initiatives
and to conform to the requirements of Policies SD1 and MT1 of Herefordshire Local
Plan — Core Strategy and the National Planning Policy Framework.

Highway

Prior to the first occupation of each unit / building sited within the employment
phase of the development hereby permitted the access, turning area and parking
facilities (including areas for the manoeuvring, parking, loading and unloading of
vehicles) as detailed within the RM submissions relating to layout and landscaping
(or subsequent conditions) shall have been laid out, consolidated, surfaced and
drained. Such areas shall thereafter be retained and kept available for those uses at
all times.

Reason: In the interests of highway safety and to comply with Herefordshire Core
Strategy policies SS4 and MT1 and the National Planning Policy Framework.

Employment Phase(s) — Compliance Condition

Use class control

The land allocated for the employment phase of the development hereby permitted
shall be used for Class B and E use only of the Schedule to the Town and Country
Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in
any statutory instrument revoking and re-enacting that Order with or without
modification.

Reason: The Local Planning Authority wish to control the specific use of the
employment land/premises on this strategic site, in the interest of local amenity,
highway safety, delivery of economic objectives and to comply with Policy SS5, E1,
HD6, MT1 and SD1 of the Herefordshire Local Plan — Core Strategy and the National
Planning Policy Framework.

INFORMATIVES:

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, including any representations that have been received. It
has subsequently determined to grant planning permission in accordance with the
presumption in favour of sustainable development, as set out within the National
Planning Policy Framework.
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The Authority would advise the applicant (and their contractors) that they have a
legal Duty of Care as regards wildlife protection. The majority of UK wildlife is
subject to some level of legal protection through the Wildlife & Countryside Act
(1981 as amended), enhanced protection for special “protected species” such as all
Bat species, Great Crested Newts, Otters, Dormice, Crayfish and reptile species that
are present and widespread across the County. All nesting birds are legally
protected from disturbance at any time of the year. Care should be taken to plan
work and at all times of the year undertake the necessary precautionary checks and
develop relevant working methods prior to work commencing. If in any doubt it
advised that advice from a local professional ecology consultant is obtained.

Assessment is required to be undertaken in accordance with good practice
guidance and needs to be carried out by a suitably competent person as defined
within the National Planning Policy Framework 2019.

All investigations of potentially contaminated sites are required to undertake
ashestos sampling and analysis as a matter of routine and this should be included
with any submission.

Where ground gas or vapour protection measures are required, they shall be
validated in accordance with current best practice guidance

A public right of way crosses the site of this permission. The permission does not
authorise the stopping up or diversion of the right of way. The right of way may be
stopped up or diverted by Order under Section 257 of the Town and Country
Planning Act 1990 provided that the Order is made before the development is carried
out. If the right of way is obstructed before the Order is made, the Order cannot
proceed until the obstruction is removed.

This permission does not authorise the laying of private apparatus within the
confines of the public highway. The applicant should apply to Balfour Beatty
(Managing Agent for Herefordshire Council) Highways Services, Unit 3 Thorn
Business Park, Rotherwas, Hereford HR2 6JT, (Tel: 01432 261800), for consent
under the New Roads and Streetworks Act 1991 to install private apparatus within
the confines of the public highway. Precise details of all works within the public
highway must be agreed on site with the Highway Authority. A minimum of 4 weeks
notification will be required (or 3 months if aroad closure is involved).

Under the Traffic Management Act 2004, Herefordshire Council operate a notice
scheme to coordinate Streetworks. Early discussions with the Highways Services
Team are advised as a minimum of 4 weeks to 3 months notification is required
(dictated by type of works and the impact that it may have on the travelling
public).Please note that the timescale between notification and you being able to
commence your works may be longer depending on other planned works in the area
and the traffic sensitivity of the site. The Highway Service can be contacted on Tel:
01432 261800.

In connection with Conditions 46 and 38, the applicant is advised that the annual
Travel Plan Review must include a survey of staff/resident travel patterns and
attitudes to travel. (For businesses employing less than 50 people and for
residential developments of less than 50 units, a travel survey will only be required
every two years). For residential developments, the review should also include
traffic counts and an assessment of trips by mode. Applicants are encouraged to
conduct their own monitoring and review process. However, they may choose to
engage outside consultants to manage the process on their behalf. Council officers
can also provide monitoring services for Travel Plan reviews and for this a request
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should be made to the Sustainable Transport Officer, Herefordshire Council
Transportation Unit, PO Box 236, Plough Lane, Hereford, HR4 OWZ

A public right of way crosses the site of this permission. The permission does not
authorise the stopping up or diversion of the right of way. The right of way may be
stopped up or diverted by Order under Section 257 of the Town and Country
Planning Act 1990 provided that the Order is made before the development is carried
out. If the right of way is obstructed before the Order is made, the Order cannot
proceed until the obstruction is removed

The applicant's attention is drawn to the requirement for design to conform to
Herefordshire Council's 'Highways Design Guide for New Developments' and
'Highways Specification for New Developments'

The applicant's attention is drawn to the need to ensure that the provision of the
visibility splay(s) required by this consent is safeguarded in any sale of the
application site or part(s) thereof.

The applicant's attention is drawn to the requirement that, in all cases where an
Agreement under Section 278 of the Highways Act 1980 is entered into, the street
lighting will be installed by the developer of the site in accordance with the design
issued by the Highway Authority and their design shall include any necessary
amendments to the existing system.

Drainage arrangements shall be provided to ensure that surface water from the
driveway and/or vehicular turning area does not discharge onto the public highway.
No drainage or effluent from the proposed development shall be allowed to
discharge into any highway drain or over any part of the public highway.

No work on the site should commence until engineering details of the improvements
to the public highway have been approved by the Highway Authority and an
agreement under Section 278 of the Highways Act 1980 entered into. Please contact
the Senior Engineer, PO Box 236, Plough Lane, Hereford HR4 OWZ to progress the
agreement.

No work on the site should commence until engineering details of the improvements
to the public highway have been approved by the Highway Authority and an
agreement under Section 278 of the Highways Act 1980 entered into. Please contact
the Senior Engineer, PO Box 236, Plough Lane, Hereford HR4 OWZ to progress the
agreement.

This planning permission does not authorise the applicant to carry out works within
the publicly maintained highway and Balfour Beatty (Managing Agent for
Herefordshire Council) Highways Services, Unit 3 Thorn Business Park, Rotherwas,
Hereford, HR2 6JT (Tel: 01432 261800), shall be given at least 28 days' notice of the
applicant's intention to commence any works affecting the public highway so that
the applicant can be provided with an approved specification, and supervision
arranged for the works.

Under the Traffic Management Act 2004, Herefordshire Council operate a notice
scheme to co-ordinate Streetworks. Early discussions with the Highways Services
Team are advised as a minimum of 4 weeks to 3 months notification is required
(dictated by type of works and the impact that it may have on the travelling public).
Please note that the timescale between notification and you being able to
commence your works may be longer depending on other planned works in the area
and the traffic sensitivity of the site. The Highway Service can be contacted on Tel:
01432 261800.



15

16

17

18

19

20

21

22

It is an offence under Section 148 of the Highways Act 1980 to allow mud or other
debris to be transmitted onto the public highway. The attention of the applicant is
drawn to the need to keep the highway free from any mud or other material
emanating from the application site or any works pertaining thereto

This planning permission is pursuant to a planning obligation under Section 106 of
the Town and Country Planning Act 1990.

The applicant should be aware that to be an accredited country park - Natural
England-Green Flag — there are some very specific and detailed criteria that must
be delivered. Careful use of the tern “country park” is requested to ensure there is
no confusion or higher than reality expectations created. Criteria for accreditation
can be found at https://www.gov.uk/government/publications/accredited-country-
parks-in-england

The applicant is reminded that all natural planting should fully consider climate
change and pest-pathogen resilience. To comply with the Highway Design Guide
thorny and spikey species should not be planted adjacent or close to any public
footpath, footway, cycleway of other highway feature

Prior to discharging condition 24, the applicant contacts us via
floodrisk@herefordshire.gov.uk to discuss the ‘detailed design’ of the FEP so that
further guidance can be provided

Consideration should be given to using the Active Design checklist in Sport
England’s Active Design Guidance to assess reserved matters planning
applications”

If you have any queries regarding the archaeological interest of the site or the
requirements of the conditions relating to archaeological work, please contact
HARC, Fir Tree Lane, Rotherwas, Hereford HR2 6LA (Tel: 01432 260470).

In regards to condition 35 Highways Improvement/off site works: the details shall
be in general accordance with the submitted Informative Drawings: Hoarwithy Road
Footway Drawing No. 07129-CI-A-SK08 PO3; Green Crize Crossing Drawing No.
07129-A-0060 P0O7; and Twyford Road Link Drawing No. 07129-CI-A-SK03 P10.
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Background Papers

List of Background Papers (Section 100D of the Local Government Act 1972)
Available at www.herefordshire.gov.uk

Minerals and Waste Local Plan 2024

Lower Bullingham Neighbourhood Plan 2017

Callow and Haywood Neighbourhood Plan 2016

Herefordshire Local Plan — Core Strategy 2011-2031

All internal consultee responses
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All external consultee responses

All public representations received during consultation

Relevant correspondence from the applicant/agent during processing of the application.
Application Documents (including subsequent supporting technical submissions)

Application Forms and Ownership Certificates
Completed Herefordshire Council Biodiversity and Ecology Measures Checklist

Completed Herefordshire Council Climate Change Measures Compliance Checklist
Submitted plans and drawings

Updated Design and Access Statement

Planning Statement (including draft Heads of Terms)

Statement of Community Involvement

Arboricultural Assessment (including Tree Survey)

Heritage Impact Assessment

Flood Risk Assessment

Sustainable Drainage Statement

Water Framework Directive Scoping Report

Phase 1 Geo-Environmental Assessment

Soil Assessment

Minerals Assessment

Noise Impact Assessment

Updated Framework Travel Plan

Air Quality Assessment

Framework Waste Management Plan

Energy and Sustainability Statement and Sustainability Infographic
Statutory Biodiversity Metric Calculation (Excel Spreadsheet)

Outline Flood Emergency Plan
BWB Sequential Test & Exception Test Commentary (BUL-BWB-ZZ-XX-T-W-0016 Rev P02) (13.10.25)

Lower Bullingham, Herefordshire - Amended Scheme — Stage 1 Road Safety Audit and Designer
Response Report (TMS / PJA, 15 December 2025)
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Lower Bullingham, Herefordshire - Twyford Road / Watery Lane — Stage 1 Road Safety Audit and
Designers Response Report (TMS / PJA, 15 December 2025).

’

Email from Agent to Planning Officer 242558 Lower Bullingham - National Highways update
(01.09.2025)

Technical Note: Response to National Highways Comments (07129-T-06-A) 10.03.25 (including
Appendix A — Systra Response)

BWB Review of LLFA Feb 2025 Comments (BUL-BWB-ZZ-XX-T-W-0012 Rev P03) (11.03.25)
Technical Note: Response to Active Travel England Comments (07129-T-05-C) (03.04.25)

Technical Note: Response to Herefordshire Council Highways Comments (07129-T-07-B) 04.04.2025
(including appendices A-E)

Technical Note: HC Modelling Comments - Further Information (07129-T-08-A Rev A) 02.06.25
Technical Note: HC Highways Post Application Engagement Tracker (07129-T-09-A Rev A) (05.06.25)
Landscape and Arboriculture Note — Consultation Comments Response (06.06.25)

BWB Review of LLFA May 2025 Comments (BUL-BWB-ZZ-XX-T-W-0014 Rev 01) (13.06.25)

Updated HC Action Tracker (10.10.25)

Letter from EFM regarding Education Contributions (01.10.25)

‘Letter of Comfort’ provided by the landowners confirming they are satisfied with the proposed
arrangements for continued access to their retained farmland (23.01.2026)

ES Volumes 1 (Main Text), 2 (Figures) and 3 (Appendices)
ES Non-Technical Summary

Heads of Terms/Draft S106

Appendices:

Appendix:1: lllustrative Concept Masterplan (Phase 1) BL-M-11 Rev N;

Appendix: 2: Green Infrastructure Parameter Plan: 35304 BL-M-18 Rev F

Appendix 3: Scale Parameter Plan: 35304 BL-M-17 Rev F

Appendix 4: Green Infrastructure Plan 07930-FPCR-XX-ZZ-DR-L-0001-Rev D (illustrative only)
Appendix 5: Land Use and Access Parameter Plan 35304 BL-M-16 Rev J

Appendix 6: NHS: Herefordshire Clinical Commissioning Group: March 2026

Appendix 7: Herefordshire Playing Pitch and Outdoor Sports (PPOS) Strategy and Action Plan Feb 2023
and Herefordshire Indoor and Built Sports Facilities Strategy and Action Plan Feb 2023

Appendix 8: Education Officer Comments: November 2025

Appendix 9: NHS: Primary Care Comments: November 2024
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This copy has been produced specifically for Planning purposes. No further copies may be made.
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APPLICATION NO: 242558

SITE ADDRESS: LAND TO THE SOUTH OF LOWER BULLINGHAM, WEST OF THE ROTHERWAS
INDUSTRIAL ESTATE, NORTH OF THE ROTHERWAS, HEREFORD, HR2 6JW

Based upon the Ordnance Survey mapping with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright. Unauthorised
reproduction infringes Crown copyright and may lead to prosecution or civil proceedings. Herefordshire Council. Licence No: 100024168/2005
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