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What is a personal interest? 
 

You have a personal interest in a matter if that 
matter affects the well-being or financial position of 
you, your relatives or people with whom you have a 
close personal association more than it would 
affect the majority of other people in the ward(s) to 
which the matter relates. 
A personal interest can affect you, your relatives or 
people with whom you have a close personal 
association positively or negatively. If you or they 
would stand to lose by the decision, you should 
also declare it. 
You also have a personal interest in a matter if it 
relates to any interests, which you must register. 
 
What do I need to do if I have a personal 
interest? 
 

You must declare it when you get to the item on the 
agenda headed “Declarations of Interest” or as 
soon as it becomes apparent to you. You may still 
speak and vote unless it is a prejudicial interest. 
If a matter affects a body to which you have been 
appointed by the authority, or a body exercising 
functions of a public nature, you only need declare 
the interest if you are going to speak on the matter. 
 

What is a prejudicial interest? 
 

You have a prejudicial interest in a matter if; 
a)  a member of the public, who knows the 

relevant facts, would reasonably think your 
personal interest is so significant that it is 
likely to prejudice your judgment of the public 
interest; and 

b)  the matter affects your financial interests or 
relates to a licensing or regulatory matter; 
and 

c)  the interest does not fall within one of the 
exempt categories at paragraph 10(2)(c) of 
the Code of Conduct. 

 
What do I need to do if I have a prejudicial 
interest? 
 

If you have a prejudicial interest you must withdraw 
from the meeting. However, under paragraph 12(2) 
of the Code of Conduct, if members of the public 
are allowed to make representations, give evidence 
or answer questions about that matter, you may 
also make representations as if you were a 
member of the public. However, you must withdraw 
from the meeting once you have made your 
representations and before any debate starts. 

GUIDANCE ON DECLARING PERSONAL AND PREJUDICIAL INTERESTS AT MEETINGS 
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AGENDA 
 Pages 
  
   
1. APOLOGIES FOR ABSENCE     
   
 To receive apologies for absence.  
   
2. NAMED SUBSTITUTES (IF ANY)     
   
 To receive details any details of Members nominated to attend the meeting 

in place of a Member of the Committee. 
 

   
3. DECLARATIONS OF INTEREST     
   
 To receive any declarations of interest by Members in respect of items on 

the Agenda. 
 

   
4. MINUTES   1 - 22  
   
 To approve and sign the Minutes of the meeting held on 16 May 2012.  
   
5. CHAIRMAN'S ANNOUNCEMENTS     
   
 To receive any announcements from the Chairman.  
   
6. APPEALS   23 - 24  
   
 To be noted.  
   
7. S120237/FH - TRECORRAS FARM, LLANGARRON, ROSS ON WYE, 

HEREFORDSHIRE, HR9 6PG   
25 - 30  

   
 Extension to existing farmhouse and erection of garage/office/store.  
   
8. S113491/F - 1 BIRTLETONS, UPTON BISHOP, HEREFORDSHIRE, HR9 

7UF   
31 - 36  

   
 Erection of 3 bedroom house.  
   
9. DATE OF NEXT MEETING     
   
 Date of next site inspection - 26 June 2012 

 
Date of next meeting - 27 June 2012 

 

   





The Public’s Rights to Information and Attendance at Meetings  
 
YOU HAVE A RIGHT TO: - 
 
• Attend all Council, Cabinet, Committee and Sub-Committee meetings unless the business 

to be transacted would disclose ‘confidential’ or ‘exempt’ information. 

• Inspect agenda and public reports at least five clear days before the date of the meeting. 

• Inspect minutes of the Council and all Committees and Sub-Committees and written 
statements of decisions taken by the Cabinet or individual Cabinet Members for up to six 
years following a meeting. 

• Inspect background papers used in the preparation of public reports for a period of up to 
four years from the date of the meeting.  (A list of the background papers to a report is 
given at the end of each report).  A background paper is a document on which the officer 
has relied in writing the report and which otherwise is not available to the public. 

• Access to a public Register stating the names, addresses and wards of all Councillors with 
details of the membership of Cabinet and of all Committees and Sub-Committees. 

• Have a reasonable number of copies of agenda and reports (relating to items to be 
considered in public) made available to the public attending meetings of the Council, 
Cabinet, Committees and Sub-Committees. 

• Have access to a list specifying those powers on which the Council have delegated 
decision making to their officers identifying the officers concerned by title. 

• Copy any of the documents mentioned above to which you have a right of access, subject 
to a reasonable charge (20p per sheet subject to a maximum of £5.00 per agenda plus a 
nominal fee of £1.50 for postage). 

• Access to this summary of your rights as members of the public to attend meetings of the 
Council, Cabinet, Committees and Sub-Committees and to inspect and copy documents. 

 
 
 

Public Transport Links 
 
• Public transport access can be gained to Brockington via the service runs approximately 

every 20 minutes from the City bus station at the Tesco store in Bewell Street (next to the 
roundabout junction of Blueschool Street / Victoria Street / Edgar Street). 

• The nearest bus stop to Brockington is located in Vineyard Road near to its junction with 
Old Eign Hill.  The return journey can be made from the same bus stop. 

 
 

 
 



HEREFORDSHIRE COUNCIL 
 
 

BROCKINGTON, 35 HAFOD ROAD, HEREFORD. 
 
 
 

FIRE AND EMERGENCY EVACUATION PROCEDURE 
 
 

 

In the event of a fire or emergency the alarm bell will ring 
continuously. 

You should vacate the building in an orderly manner through the 
nearest available fire exit. 

You should then proceed to Assembly Point A which is located in the 
circular car park at the front of the building.  A check will be 
undertaken to ensure that those recorded as present have vacated 
the building following which further instructions will be given. 

Please do not allow any items of clothing, etc. to obstruct any of the 
exits. 

Do not delay your vacation of the building by stopping or returning to 
collect coats or other personal belongings. 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Where possible this agenda is printed on paper made from 100% Post-Consumer 
waste. De-inked without bleaching and free from optical brightening agents (OBA). 
Awarded the Nordic Swan for low emissions during production and the Blue Angel 
environmental label 
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Further information on the subject of this report is available from the relevant case officer 
 
 

 
 
 
 

CLASSIFICATION: Open 

Wards Affected 
Countywide  

Purpose 
To note the progress in respect of the following appeals. 

Key Decision 
This is not a key decision  
 

Recommendation 

That the report be noted 

APPEALS DETERMINED 
 

Application No. N111382/O  
 

• The appeal was received on 3 February 2012 
• The appeal was made under Section 78 of the Town and Country Planning Act 1990 against a 

refusal to grant planning permission 
• The appeal was brought by Dr Gwilym Edmondson - Jones 
• The site is located at Pipers Gate, Floyds Lane, Wellington Heath, Ledbury, Herefordshire, HR8 

1LR 
• The application dated 26 May 2011, was refused on 1 December 2011 
• The development proposed was Outline planning permission for the erection of a small single 

storey, two bedroom property 
• The main issues are, (1) the effect the proposed dwelling would have on the appearance and 

character of the appeal site and the surrounding area of Wellington Health in the context of the 
Malvern Hills Area of Outstanding Natural Beauty (AONB) where it is situated and (2) the 
suitability and safety of potential access and car parking arrangements. 

 

Decision:   The application was refused under Delegated Powers on 1 December 2011.  
                     The appeal was Dismissed on 23 May 2012. 
 

Case Officer:  Mr N Banning on 01432 383093 
 
 

MEETING: PLANNING COMMITTEE 

DATE: 6 JUNE 2012 

TITLE OF REPORT: APPEALS 
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Application No. S112351/F  
 

• The appeal was received on 1 December 2011 
• The appeal was made under Section 78 of the Town and Country Planning Act 1990 against Non 

determination 
• The appeal was brought by Miss Karen Harris 
• The site is located at Losito Stud, Harris Lodge, Whitchurch, Ross on Wye, Herefordshire, HR9 

6EG 
• The application dated 23rd August 2011, was refused on 1 December 2011 
• The development proposed was Retrospective application for change of use on part of land 

associated with Losito Stud from agricultural to equine use. Restropective application for change 
of use from agricultural barn to stables 

• The main issue is the effect of the proposed changes of use on the character and appearance of 
the surrounding rural area and the natural beauty of the Wye Valley Area of Outstanding Natural 
Beauty (ANOB) 

 

Decision: The appeal is against Non determination. The appeal was Allowed on 18 May 2012. 
 

Case Officer:  Mr M Tansley on 01432 261815 
 

Application No. S111961/F  
 

• The appeal was received on 10 November 2011 
• The appeal was made under Section 78 of the Town and Country Planning Act 1990 against a 

refusal to grant planning permission 
• The appeal was brought by Craig Thorpe Ltd 
• The site is located at Land off Weston Park, Weston under Penyard, Herefordshire, HR9 7FR 
• The application dated 18th July 2011, was refused on 12 September 2011 
• The development proposed was Proposed erection of new dwelling and garage with access and 

parking. 
• The main issues are the effect of the proposed development on the character and appearance of 

the surrounding area and on the living conditions of neighbouring residents in Weston Park  
 

Decision:  The application was refused under delegated powers on 12th September 2011.   The 
appeal was Allowed on 16 May 2012. 
 

Case Officer:  Mr Austin Donaghey on 01432 261947 
 
Application No. S110473/F  
 

• The appeal was received on 10 November 2011 
• The appeal was made under Section 78 of the Town and Country Planning Act 1990 against a 

refusal to grant planning permission 
• The appeal was brought by Craig Thorpe Ltd 
• The site is located at Land off Weston Park, Weston under Penyard, Herefordshire, HR9 7FR 
• The application dated 22nd February 2011, was refused on 10 May 2011 
• The development proposed was Erection of new dwelling and garage with access and parking. 
• The main issues are the effect of the proposed development on the character and appearance of 

the surrounding area and on the living conditions of neighbouring residents in Weston Park 
 

Decision:  The application was refused under delegated powers on 10th May 2011.  The appeal was 
Dismissed on 16 May 2012. 
 

Case Officer:  Mr Austin Donaghey on 01432 261947 
 
If members wish to see the full text of decision letters copies can be provided. 
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MEETING: PLANNING COMMITTEE 

DATE: 6 JUNE 2012 

TITLE OF 
REPORT: 

S120237/FH - EXTENSION TO EXISTING FARMHOUSE AT 
TRECORRAS FARM, LLANGARRON, ROSS ON WYE, 
HEREFORDSHIRE, HR9 6PG 
 
For: Mr & Mrs T Joseph per Mrs Julie Joseph, JCPC Ltd, 
Trecorras Farm, Llangarron, Ross-On-Wye, Herefordshire, HR9 
6PG 
 

WEBSITE 
LINK: 

http://www.herefordshire.gov.uk/housing/planning/58286.aspx?ID=120237&NoSearch=True 
 

 
Date Received: 24 January 2012 Ward: Llangarron Grid Ref: 351875,220435 
Expiry Date: 30 March 2012  
Local Members: Councillor Cllr JA Hyde  
 
1. Site Description and Proposal 
 
1.1 The application site comprises a single storey barn, which was converted to residential use by 

permission granted in 2004 (DCSE2004/0699/F refers). The converted building extends to 
approximately 130 sq. metres of habitable living accommodation and includes 3 bedrooms, 
kitchen/diner and sitting room. It sits within a relatively large garden curtilage and it located 
immediately to the east of a public footpath (LG14). 

 
1.2 The barn represents the only accommodation available to Trecorras Farm. The land at 

Trecorras Farm runs to 113 hectares (280 acres) and other land is farmed at Raglan 
(Monmouthshire) that extends to 61 hectares (150 acres). The enterprise comprises a mixed 
arable and beef farm and is served by an established group of largely modern portal framed 
buildings that are located on slightly elevated land approximately 50 metres to south and east. 

 
1.3 Access to this elevated site is via a private drive that serves Trecorras Cottage which lies 

beyond the application site and the complex of properties at Tredunnock located close to the 
junction with the U71213 that runs between the hamlet of Llangarron and Llancloudy. 

 
1.4 Planning permission is sought for a 2 storey extension to this single storey converted building 

to provide an additional 130 sq. metres of living accommodation. The extended element would 
form an L-shaped dwelling and would be extended off the existing northern elevation of the 
barn. The extension would accommodate a new dining room, kitchen and utility/shower room 
on the ground floor with 2 double bedrooms and bathroom on the first floor. The 
accommodation within the existing barn would remain largely unchanged and would provide 2 
further ensuite bedrooms, sitting room, family/dining room and a small office. 

1.5 The proposed extension in its revised form would be set down into the existing ground levels 
and would have an eaves and ridge height of metres and 4 metres and 6.6 metres respectively 
above existing ground level compared to the 2.5 metre eaves height and 5.1 metre ridge 
height of the converted barn. The design approach seeks to continue the converted barn 
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Further information on the subject of this report is available from Mr S Withers on 01432 260612 
PF2 
 

theme using a combination of local stone, stained weatherboarding and tiles to match the 
existing building. 

 
1.6 The revised proposal has also omitted a detached building that originally was proposed for 

garaging, more office accommodation, workshop and storage within an extended garden 
curtilage. 

 
1.7 The application is accompanied by a Planning, Design and Access Statement, Agricultural 

Appraisal and confidential accounts and projections relating to the farming enterprise. 
  
2. Policies  
 
2.1 National Planning Policy Framework (NPPF) 
 

Paragraphs 28 (Supporting a prosperous rural economy), 55 (Delivering a wide choice of high 
quality homes) and 56-68 (Requiring good design) are considered to be of particular relevance 
to this application. 

 
2.2 Herefordshire Unitary Development Plan (HUDP) 
 
  
 
 
 
 
 
 
 
 
 
 
  
 
2.3 Supplementary Planning Documents 
 
 Re-Use and Adaptation of Rural Buildings 2004 
 
3. Planning History 
 
3.1  DCSE2004/0699/F Conversion of building to dwelling Approved 21.4.2004 
 
4.  Consultation Summary 
 
  Statutory Consultees 
 
4.1  Open Spaces Society – no comments received 
 
4.2  Ramblers Association – no comments received  
 
  Internal Council Advice 
 
4.3 Traffic Manager raises no objections but recommends a condition requiring details of parking 

arrangements 
 
4.4  Public Rights of Way Manager – no comments received 
 

S1 - Sustainable development 
S2 - Development requirements 
S7 - Natural and historic heritage 
DR1 - Design 
H7 - Housing in the open countryside outside settlements 
H8 - Agricultural and  forestry dwellings and dwelling associated with rural   

businesses 
H18 - Alterations and extensions 
NC1 - Biodiversity and development 
LA2 - Landscape character 
HBA12 - Re-use of rural buildings 
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4.5  County Land Agent  
  

1. The accounts show that the farming enterprise is profitable and show an operating profit 
after depreciation of £63,299 for 2010/11 and £26,589 for 2009/10, the increase being due to 
the farm coming into full production in 2010/11. The profit means that a larger farmhouse is 
financially sustainable and likely to remain, however the standard area for farmhouse is 
150sq.m. in total, although in specific circumstances up to 200sq.m. has been approved.  
 
2. The reference to a utility room or wash room being essential for Health & Safety reasons is 
reasonable; however, if a person who has been spraying is coming into the utility room it 
should be remembered that the utility room often contains vegetables, a washing machine, 
etc. all of which can be contaminated by spray droplets on that person, therefore there needs 
to be a separate area for removing of overalls and in consequence the wash room is often 
better sited adjacent to the office - in this case, where there already is a wash room and a 
shower could easily be added.  
 
3. Concerning the necessity of having someone needing to live on site for the welfare of the 
approx. 120 fattening cattle, in other cases it has been accepted that fattening cattle do not 
need attention 24 hours a day and, providing they can be easily visited twice a day, that is 
adequate, therefore the stockman/farmer needs to live within 15 minutes of those buildings. 
However, in this case, it is irrelevant - the applicant already having a residence on site.  

 
Concerning handling the cattle, it is advisable to have two persons with the cattle when they 
are being handled in case of accidents, but because this is occasional it does not give rise to 
the need for an extra person to live on site. The point is made in para. 13 that the labour 
requirement is 1.55 labour units, which does not give rise to the need for two full-time persons 
living on site.  

 
Summary - 
In my opinion, the farm can and should be able to sustain financially a substantial farmhouse; 
however, the need for a second person to live permanently on site is not made.  

 
5. Representations 
 
5.1  Llangarron Parish council have no objection to the planning application. 
 
5.2 GW Wallis of Treworgan Farm, Llangrove, Ross-on-Wye, Herefordshire supports the 

application commenting that the applicants have made significant improvements to the 
farmyard and the operation as a whole. The existing facilities are woefully short of those 
required for a farm of this size. The proposed design will significantly improve the character 
and appearance of the existing dwelling and the area as a whole. 

 
5.3 The consultation responses can be viewed on the Council’s website by using the following 

link:- 
 www.herefordshire.gov.uk/housing/planning/searchplanningapplications.aspx 
 

Internet access is available at the Council’s Customer Service Centres:- 
 www.herefordshire.gov.uk/community_and_living/consumer_advice/41840.asp 
 
6. Officer’s Appraisal 
 
6.1 The key consideration in the determination of this application is the impact of the proposed 

extension upon the character and appearance of the converted building and to what extent 
other material considerations are relevant. 
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6.2 The NPPF is supportive of proposals that promote sustainable development, which 
encompasses support for a prosperous rural economy and good quality design. The applicant 
has submitted a detailed Design and Access Statement that seeks to demonstrate that the 
broad aspirations of this recently published document are satisfied by the proposed extension. 
Furthermore it is submitted that the proposal is in accordance with the detailed policies of the 
HUDP, specifically Policies DR1, H18 and HBA12. 

  
6.3 It is considered that in this case the saved policies of the HUDP should be given significant 

weight since they remain consistent, and are certainly not in conflict, with the guidance set out 
in the NPPF. Accordingly, the starting point for the consideration of this application in my view 
is Policy HBA12 and the adopted Supplementary Planning Document (Re-Use and Adaptation 
of Rural Buildings). 

 
6.4 Policy HBA12 is criteria based and amongst other requirements requires the subject building 

to be “capable of accommodating the proposed new use without the need for substantial 
alteration or extension…” This principle is underpinned by the SPD, which at para 4.13 states 
that proposals for the re-use of buildings should as a matter of principle be considered finite in 
order to preserve the intrinsic character of the building which justified its conversion in the first 
instance. Accordingly, as a matter of principle, the proposed extension would be contrary to 
Policy HBA12 and the aim of the SPD to recognise buildings that are worthy of retention and 
re-use and to ensure that there intrinsic character and appearance are safeguarded from 
unwarranted extensions and additions. 

 
6.5 It is acknowledged that this is a principle that should be applied at the time of granting 

permission for the conversion and it is normal in these circumstances, to restrict further 
permitted development rights to maintain this level of control. Condition 6 of 
DCSE2004/0699/F applies this restriction in recognition of the need to protect the barn from 
extensions and additions that might harm its character and setting. 

 
6.6 Since the building is now in residential use, it is also relevant to consider it in the light of 

Policies DR1 and H18. Policy DR1 sets out a range of criteria that encourages good design 
and in particular requires all development to “reinforce the distinctive character and 
appearance of the locality in terms of layout, density, means of access and enclosure, scale, 
mass, height, design and materials”. Policy H18, which is arguably more relevant in this case 
requires proposals for extensions to dwellings to ensure that the original dwelling remains the 
dominant feature and that the proposal is “in keeping with the character of the existing 
dwelling…in terms of its scale, mass, siting, detailed design and materials”. 

 
6.7 On these particular points, it is not considered that the addition of a 2 storey extension, that 

essentially doubles the habitable accommodation and increases the relative eaves and ridge 
height by 1.5 metres, to a simple and modestly proportioned, single storey building would 
preserve the original dwelling as the dominant feature or be in keeping with the character, 
scale and detailed design of the existing dwelling. I therefore consider that the proposed 
extension does not accord with Policies DR1 and H18. 

 
6.8 In addition to the policy considerations, it is necessary to have proper regard to other material 

considerations. In this case, the existing dwelling provides the only accommodation for what is 
undoubtedly a large farming enterprise that has good financial prospects. It is clear that the 
enterprise has demonstrated that there is a functional need for one full-time worker to be 
present at all times and would sustain a larger dwelling than the one that exists. I have 
attached weight to the additional evidence that has been submitted by the applicant to 
substantiate the positive prospects for the business that is being built up, however I do not 
consider that this outweighs the adopted and well established policies that seek to safeguard 
the character and appearance of dwellings, which in this case is of greater relevance since the 
dwelling has been converted and as such has an additional level of policy protection. 
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6.9 It follows that in view of the scale, height and detailed design of the proposed extension, the 
proposal is contrary to Policies DR1, H18 and HBA12 and is therefore recommended for 
refusal.  

 
RECOMMENDATION 
 
That planning permission be refused for the following reasons: 
 
1. The proposed extension by reason of its scale, height and detailed design, would 

represent an unwarranted extension to this modest single storey converted building that 
would not be in keeping with its character and appearance contrary to Policies DR1, H18 
and HBA12 of the Herefordshire Unitary Development Plan, the adopted Supplementary 
Planning Document: Re-Use and Adaptation of Rural Buildings and the National 
Planning Policy Framework. 
 

 
Decision:  ..............................................................................................................................................  
 
Notes:  ..................................................................................................................................................  
 
 ..............................................................................................................................................................  
 
 
Background Papers 
 
Internal departmental consultation replies. 
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This copy has been produced specifically for Planning purposes. No further copies may be made. 
  
APPLICATION NO:  S/120237/FH   
 
SITE ADDRESS :  TRECORRAS FARM, LLANGARRON, ROSS ON WYE, HEREFORDSHIRE, HR9 6PG 
 
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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MEETING: PLANNING COMMITTEE 

DATE: 6 JUNE 2012 

TITLE OF 
REPORT: 

S113491/F- ERECTION OF 3 BEDROOM HOUSE AT 1 
BIRTLETONS, UPTON BISHOP, HEREFORDSHIRE, HR9 7UF 
 
For: Mr Rawlins per Mr David Williams, Greenbank Cottage, 
The Stenders, Mitcheldene, Gloucestershire, GL17 0JE 
 

WEBSITE 
LINK: 

http://www.herefordshire.gov.uk/housing/planning/58286.aspx?ID=113491&NoSearch=
True 
 

 
Date Received: 12 December 2011 Ward: Old Gore Grid Ref: 364577,227062 
Expiry Date: 1 May 2012  
Local Members: Councillor Cllr BA Durkin 
 
 
1. Site Description and Proposal 
 
1.1 Birtletons is a large semi-detached house on the southwest side of the unclassified 70002, 

some 70metres southeast of its junction with the C1286.  Boundaries of the site are defined by 
hedges.  There is a parking area and two garages on the north side of the site.  To the west of 
the site is a track that is crossed by public footpath UB27.  The Steppes and Crews Court are 
to the north and Pound Cottage is on the opposite side of the 70002. 

 
1.2 The site is located in the small hamlet of Upton Crews.   

1.3 This is a full application that proposes a 3 bedroom dwelling in the garden on the north side of 
1 Birtletons.  Access is proposed off the 70002 which will require the removal of a small 
section of hedge.  A septic tank drainage system is proposed in the southwest corner of the 
site. 

2. Policies  
 
2.1 National Planning Policy Framework (NPPF) 
 
2.2 The NPPF sets the achievement of sustainable development at its core.  Paragraph 14 states 

“…a presumption in favour of sustainable development…should be seen as a golden thread 
running through….decision-taking.”  Paragraph 9 confirms that the planning system should 
play an active role in guiding development to sustainable solutions and that pursuing 
sustainable development should involve ‘seeking positive improvements in the quality of the 
built, natural and historic environment.’  This includes, inter alia, replacing poor design with 
better design and improving the conditions in which people live, work, travel and take leisure. 
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2.3  Herefordshire Unitary Development Plan 
 
  
 
 
 
 
 
 
 
 
 
  
 
2.4 Herefordshire Strategic Housing Land Availability Assessment Second Review (March 2012) 
 
3. Planning History 
 
3.1 There is no planning history. 
 
4. Consultation Summary 
 
 Statutory Consultees 
 

4.1   None required.  
 

Internal Council Advice 
 

4.2  Traffic Manager has no objection subject to conditions.   
 
4.3  Public Rights of Way Officer will not affect a public right of way. 
 
5. Representations 
 
5.1 Upton Bishop Parish Council has no objection in principle.  The only concern raised was the 

disruption building in that area may cause (short term only). 

5.2  In support of the application it is said: 

• The proposal is designed so that it can be sited comfortably on the site and provide 
adequate rear garden for leisure and domestic purposes. 

• The site is located within an established residential neighbourhood. 

• The location of the site is close to established community, retail and open space facilities 
including public transport to and from Ross-on-Wye and Hereford make this an ideal 
location for this property. 

• The appearance of the dwelling is designed to hold its own with the existing building. 

• 1 Birtletons has lodged a subsidence insurance claim that damage is due to clay shrinkage 
exacerbated by vegetation.  This means that an Ash and 2 Oaks which form part of the 
boundary will be removed. 

S1 - Sustainable development 
S2 - Development requirements 
S3 - Housing 
DR1 - Design 
DR5 - Planning obligations 
H7 - Housing in the countryside outside settlements 
H9 - Affordable housing 
H10 - Rural exception housing 
H13 - Sustainable residential design 
HBA9 - Protection of open area and green spaces 
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• Due to the high cost of dwellings within rural areas and the lack of affordable housing to 
purchase, this is the only way for me to remain in the village to be on hand to look after my 
mother in her own home in years to come. 

5.3  An objection has been received from:  M and R Tamplin, The Steppes, Upton Bishop.  In 
summary it said: 

• The property would be on raised land overlooking the lower portion of our garden. 

• Existing properties are angled to the road and surrounded by mature trees and hedging 
that gives privacy. 

• Because of the exposed position of the proposed site and height of the overlooking 
windows it would be difficult for such a boundary to be created. 

• Its existence would be intrusive to properties in Upton Crews, thereby detrimental to the 
visual amenity of the area. 

• We are concerned the development may damage or cause loss of several mature trees.  
These are adjacent to the road and form part of the intrinsic beauty of the area. 

• Most properties in Upton Crews have large gardens and we feel it would set a dangerous 
precedent to allow development in the garden of 1 Birtletons. 

• We would also query whether this would constitute infill (policy H6) as it is at the end of a 
row of houses.  What is it filling in? 

• There is no evidence of ‘a lot of public interest in support of this application from the local 
community’.   No neighbours have written in support and in fact we understand that at least 
4 of the immediate neighbours are not in favour and will be sending a letter to this effect.   
The parish council’s report indicates a most cursory look at the proposal with no proper 
consideration of the issues. 

• We are extremely suspicious of the separate claim that 1 Birtletons is suffering from 
subsidence, hence the need to remove the mature trees at the front of the property (which 
would presumably end the main objection of transport planning for the new build).  We 
understand from speaking to the other residents of the Birtletons that their properties are 
unaffected by subsidence despite there being mature trees at the front of their properties 
also.  Also, if there is subsidence on the site, surely replacing the trees with a building site 
is far from ideal.  We understand that removing mature trees can then create other 
problems. 

5.4 The consultation responses can be viewed on the Council’s website by using the following 
link:- 

 www.herefordshire.gov.uk/housing/planning/searchplanningapplications.aspx 
 

Internet access is available at the Council’s Customer Service Centres:- 
 www.herefordshire.gov.uk/community_and_living/consumer_advice/41840.asp 
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6. Officer’s Appraisal 
 
6.1 The application site is located in the hamlet of Upton Crews which is not classified as a main 

village under policy H4 or a smaller settlement classified under policy H6.  As such the 
proposal site is considered to fall within open countryside.  Residential development is 
considered under policy H7 of Herefordshire Unitary Development Plan.  Policy H7 states that 
residential development will only be permitted in the open countryside if it meets strict criteria. 
This proposal does not comply with any of the specified criteria and therefore in principle is 
contrary to policy H7 of Herefordshire Unitary Development Plan.  In view of the isolated 
nature of the location, and the lack of local services and facilities, it follows that the site is not 
regarded as being a sustainable one in terms of additional residential development.  It would 
therefore fail to comply with policy S1 and the guidance set out in the National Planning Policy 
Framework. 

 
6.2 Furthermore, the site is not considered to be located in an established residential 

neighbourhood; a district or community within a town or city.  The site is not considered close 
to shopping facilities which are located in Ross-on-Wye.  The nearest shop is located at 
Gorsley which is some 2.3km to the southeast.  Insofar as sustainable transport links are 
concerned, the nearest bus stops to the site are at Hill Top and at Upton Bishop.  The route to 
these stops is along unlit lanes with no pavement either side.  As such the site is not located in 
a sustainable location and will be reliant on the use of private transport.   

6.3 In addition to the unacceptability of the principle of residential development outlined above the 
applicant has raised the matter of affordable housing.  The Housing Officer has been 
consulted who comments “there is a Housing Need identified for Upton Bishop, the need is 13.  
I am currently working with a Housing Association to build up a scheme in the area but I’ll only 
be meeting a need of possibly 11.  I’ve checked on Home Point and the applicant isn’t 
registered, so as far as I can see with the limited information the family has not presented 
themselves as in Housing Need.  I would not support the application until they became 
registered with Home Point and I could clearly see that they are unable to purchase within 
Upton Bishop.”   

6.4 As submitted the application does meet an identified need or properly evidenced housing need 
or represent subsidised housing scheme provided by a registered social landlord or local 
authority allocating on the basis of need for first time buyers, single people, older people and 
other low income households who cannot afford to rent or buy houses generally available on 
the market.  The proposal therefore conflicts with policy H9. 

6.5  In conclusion, notwithstanding the recently identified shortfall in relation to the delivery of a 5 
year housing supply, it is considered that the proposal represents an unacceptable and 
unsustainable form of development in this countryside location.  Notwithstanding the 
objections concerning the scale and form of the proposal and potential of overlooking that may 
arise, the design of the proposed dwelling is considered to be in keeping with 1 Birtletons.  
Insofar as the potential of overlooking of lower garden of The Steppes is concerned, there is a 
separation distance of some 30metres between the proposal and the garden.  This is 
considered an adequate distance to avoid direct overlooking that may arise leading to the loss 
of residential amenity.   Nevertheless the proposal conflicts with policies S1, H7, H9 and H10 
of the Herefordshire Unitary Development Plan and the guidance contained within the National 
Planning Policy Framework.  The application is therefore recommended for refusal.  
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RECOMMENDATION 
 
That planning permission be refused for the following reasons: 
 
1. The application site is located in the open countryside in a location that is not 

considered accessible by a choice of modes of transport, nor well related to local 
services or amenities.  Accordingly, the proposal, in the absence of any overriding 
exceptional circumstances represents an unsustainable form of development that 
would be contrary to policies S1, H7, H9 and H10 of the Herefordshire Unitary 
Development Plan and the National Planning Policy Framework. 
 

 
Decision:  ..............................................................................................................................................  
 
Notes:  ..................................................................................................................................................  
 
 ..............................................................................................................................................................  
 
 
Background Papers 
 
Internal departmental consultation replies. 
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This copy has been produced specifically for Planning purposes. No further copies may be made. 
  
APPLICATION NO:  S/113491/F   
 
SITE ADDRESS :  1 BIRTLETONS, UPTON BISHOP, HEREFORDSHIRE, HR9 7UF 
 
Based upon the Ordnance Survey mapping with the permission of the controller of Her Majesty’s Stationery Office, © Crown Copyright.   Unauthorised 
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